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SUBJECT PROPERTY: 1 Skyspot Lane, Presque Isle, ME 04769

Dear Client:

In accordance with your request, I have personally analyzed the above referenced property for the purpose of
formulating the market value in the real estate as of the date of inspection, under the Hypothetical Condition that it
could be converted to its Highest & Best Use as a 15 unit apartment complex, with each unit having two bedrooms.

The University of Maine System and UMPI are the intended users of the appraisal. This letter is accompanied by
a complete appraisal report, found on the following pages.

Based on the assumptions and analyses that follow, I conclude the following:

ADDRESS VALUE INTEREST EFFECTIVE DATE OF VALUE AS IS MARKET VALUE
Skyspot Lane As Is Leased Fee 8-11-2023 $1,100,000*

*The subject property was acquired by the University of Maine System (UMS) from the United States of
America (acting through the Secretary of Education) via a Quit Claim Deed on 9-9-1999, that is subject to
several conditions subsequent. The main conditions subsequent are: 1) that the Property will be used solely and
continuously for educational purposes for 30 years from the date of the deed; 2) During the 30 year period,
UMS will not sell, resell, lease, rent, mortgage, encumber, or otherwise transfer any interest in any part of the
Property except as the United States of America may authorize in advance in writing. P. 10 of the Quitclaim
Deed indicates that in the event any of the conditions subsequent are breached, the property may revert back to
the United States of America.

Page 15 of the Quitclaim Deed (see copy in Addendum) indicates that UMS may seek abrogation of the
conditions subsequent by: 1) obtaining advanced written consent from the United States of America; 2) Paying
to the United States of America an amount in accordance with the following formula:

Fair Market Value (as of effective date of abrogation) * 100 / 360 * number of months of the
remaining period of the restrictions to be abrogated.

The above concluded As Is Market value (as defined below) of $1,100,000 is as of 8/11/2023, under the
Hypothetical Condition that the Alternative Education building could be converted into 7 additional two
bedroom apartment units. The effective date of abrogation was not known on the date of inspection. This
Market Value estimate does NOT take into account any amount that might be calculated by the preceding
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formula (the abrogated amount). Therefore, assuming UMS sells the property at the concluded As Is market
value estimate of $1,100,000, the net amount that UMS would realize would be the As Is Market Value less the
abrogated amount.

I personally inspected the property and comparable sales and performed the required investigations and analysis.
The concluded market value estimates of the real estate were developed for the purpose of assisting the client in
analyzing the property for possible sale purposes.

Importantly, the concluded value estimates exclude any value for any equipment, furniture or personal property
other than the apartment appliances. I urge the Client to carefully consider all of the assumptions, Hypothetical
Conditions and/or Extraordinary Assumptions that were made to arrive at my value conclusions, as they are an
essential part of this appraisal and their use might have significantly affected the assignment results. The
Extraordinary Assumptions and/or Hypothetical Conditions are explained below.

My concluded value opinions are based on current market conditions and the well-informed actions of property
owners and market participants who are not under any duress. It is based on the information that was gathered as
defined in the scope of work below, including information provided by the property owner. Any financial data that
was provided by the owner was not audited and was assumed to be accurate and complete. Management skill,
changes in supply and demand, property maintenance, and depreciation can significantly impact the property in the
future, and this appraisal cannot predict future performance caused by abnormal management practices, changing
neighborhood and economic conditions, or rapidly changing market dynamics.

The appraisal is intended to conform with FIRREA Title XI, USPAP, the Interagency Appraisal and Evaluation
Guidelines, and the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute, effective January 1, 2023.

This appraisal fulfills the scope of work and client requirements agreed upon by UMS & UMPI and MS Valuation
Group, Inc. At the client’s request, this report was developed in an Appraisal Report format as described in the
Uniform Standards of Professional Appraisal Practice (USPAP) Standards Rule 2-2(a). This format provides a
description of the subject property, scope of work, valuation process, market data, and valuation methods in a
summary, versus detailed fashion.

I hereby grant the Client permission to copy the appraisal and to distribute it to its employees, any participating
lenders, the borrower, or other parties involved in the transaction for which the appraisal was prepared.

I would like to express my appreciation for allowing us to be of service to you. Please call me anytime if you have
any comments or questions about the appraisal.

Sincerely,

/%;Mﬁ_j L? ng ;.7

Michael J. Soucy, CFA, CPA, MBA
Certified General Appraiser-CG379 (Maine)
Enclosures
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CLIENTS
INTENDED USER(S)

INTENDED USE

PROPERTY IDENTIFICATION

Type

Owner

Street Address

City, State, Zip Code
County

Map/Lot

Deed Reference

Total Real Estate Taxes

SITE

Number of parcels

Total Acreage
Usable
Unusable
Excess
Surplus

Configuration

Topography

Access

Visibility/Exposure

Site Improvements

Zoning District (s)
Flood Zone Map & Date

Flood Zone Description

SUMMARY OF IMPORTANT FACTS & CONCLUSIONS

University of Maine System & UMPI.
University of Maine System & UMPI.

To assist the client in analyzing the property for possible sale
purposes.

Two masonry buildings on 6.44 acres of land. One of the buildings
houses 8 two bedroom apartments, whereas the other is currently
being utilized as an Alternative Education Center, with an attached
3 car garage.

University of Maine System, via a Quit Claim Deed with several
conditions subsequent.

1 Skyspot Lane

Presque Isle, ME 04769

Aroostook

Map 53, Lot 177-1

Book 3318, Page 1

Property is Tax Exempt. The City of Presque Isle has no assessed

values for the property.

1

6.44 acres, per deed and property tax map.
6.44 acres

0.00

0.00

0.00

Irregular

Level

Skyway Street; Northern Road.

Good from both directions

Paved parking (+-45,611 sf), extensive lawn areas, fenced in tennis
courts with lights.

“Residential Office” zoning district.
Map 2300320007B / 10-15-1980

Zone X — No portion of the property’s building improvements are
located in a mapped flood or velocity hazard district.



BUILDING IMPROVEMENTS
Gross Building Area (GBA)
Basement
Outbuildings/Decks/Porches (GBA)
Number of Stories

Building Class/Type of Framing
Sprinkler System

Year Built

Year Remodeled

Overall Quality

Overall Condition

HIGHEST & BEST USE

As Vacant

As Improved

EXPOSURE & MARKETING TIME

Exposure Time
Marketing Period

Value Requested
Interest Appraised
Effective Date of Value

AS IS VALUE ESTIMATES

INCOME APPROACH
Capitalization Rate

SALES COMPARISON APPROACH

+-13,953 sf (from sketches provided by owner-see below)
No basement; concrete slab only.

Three car garage-13,953 sf; O.covered porch-644 sf.

One story.

Class C - Masonry.

Full wet sprinkler system.

+-1988, per owner.

Remodeled over time.

Above Average

Above Average

Multi-family residential.

Conversion of the Alternative Education building to Multi-family
residential units (7 two bedroom units), to create a total of 15 two
bedroom units in the complex.

3-6 months
3-6 months

VALUATION CONCLUSIONS

As-Is Market Value
Leased Fee
As Is — August 11, 2023

$1,100,000
7.75%

$1,100,000

RECONCILED AS IS MARKET VALUE CONCLUSION

$1,100,000



DEFINITIONS
MARKET VALUE'
The most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is
not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

(1) Buyer and seller are typically motivated;
(2) Both parties are well informed or well advised, and acting in what they consider their own best interests,
(3) A reasonable time is allowed for exposure in the open market;

(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto;
and

(5) The price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.

EXPOSURE TIME®

The estimated length of time the property interest being appraised would have been offered on the market prior to
the hypothetical consummation of a sale at market value on the effective date of the appraisal; a retrospective
opinion based upon an analysis of past events assuming a competitive and open market.

Note that the overall concept of reasonable exposure encompasses not only adequate, sufficient, and reasonable
time but also adequate, sufficient and reasonable effort.

Exposure time is always presumed to occur prior to the effective date of the appraisal, and is substantiated by
supply/demand conditions as of the effective date of the appraisal; the use of current cost information; the analysis
of historical sales information (sold after exposure and after completion of negotiations between the seller and
buyer); and the analysis of future income expectancy projected from the effective date of the appraisal.

EXTRAORDINARY ASSUMPTION®
An assignment specific assumption as of the effective date regarding uncertain information used in an analysis,
which, if found to be false, could alter the appraiser’s opinions or conclusions.

Uncertain information might include physical, legal, or economic characteristics of the subject property; or
conditions external to the property, such as market conditions or trends; or the integrity of data used in an analysis.

HYPOTHETICAL CONDITION?
A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist
on the effective date of the assignment results, but is used for the purpose of analysis.

Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of the

subject property; or about conditions external to the property, such as market conditions or trends; or about the
integrity of data used in an analysis.

1 Comptroller of the Currency (OCC), Title 12 of the Code of Federal Regulation, Part 34, Subpart C-Appraisals, 34.42(g);
Office of Thrift Supervision (OTS), 12 CFR 564.2(g).

22023 USPAP.



PURPOSE, INTENDED USE, SCOPE, OWNERSHIP HISTORY, EXTRAORDINARY ASSUMPTIONS

PURPOSE
The purpose of this assignment is to arrive at a supportable opinion of the Market Value As-Is of the Leased Fee
interest of the subject property as of the inspection date.

CLIENT
The clients for this assignment are the University of Maine System and UMPI.

INTENDED USER(S)

The Intended Users are the University of Maine System and UMPI. I expressly prohibit the use of this report by
Third parties or any other unintended user. Final values and conclusions are based on all of the analyses within the
appraisal report. Reliance on portions of the report independent of other sections may result in the reader being
misled with respect to intermediate or final value conclusions. Values and conclusions for various components of
the property are not to be used independently for any purpose and are invalid if so used.

INTENDED USE
The Intended Use is to assist the clients, the University of Maine System and UMPI, in analyzing the property for
possible sale purposes.

SCOPE
The following describes the scope of work for this assignment:

e [ requested from the owner copies of any building plans, floor layouts, and survey. Some building plans
and floor layouts were provided.

e [, Michael J. Soucy, personally observed all exterior walls of the subject property as well as what could be
seen of the roof cover from the ground. I was not afforded access to the roof and therefore did not have the
opportunity to observe the condition of most of the roof cover up close. I appraised a sampling of the
apartment units in the dorm building, and also inspected all of the rooms in the Alternative Education
building.

e [Itoured the boundaries of the subject site, noting the topography, drainage, access, visibility, curb cuts, site
distances, landscaping, and number of on-site parking spaces.

e [ toured the subject’s neighborhood, noting the predominant uses, quality and condition of the properties,
type and ease of access to the subject property, and whether there are any existing or potential nuisances or
adverse influences that have/will have a material effect on the value of the subject property.

e [ personally took all of the building, site, neighborhood, and comparable building photos that are included
in this report.

o [ gathered the subject property’s current rentals for the 8 existing two bedroom apartments. This
information, in addition to local operating expense data on apartment buildings that I have recently
appraised and current information from the leading investor and commercial real estate industry surveys,
were utilized to project the future performance of the subject property.

e [ gathered and analyzed the regional and local economic and demographic data including population, retail
sales, employment, household income, and real estate trends.

e [ gathered, confirmed and analyzed the economic, legal, and physical features of the subject property, and
considered how they impact their functionality and competitiveness. The data gathering process included
obtaining any city tax assessor and code enforcement records to obtain the available public assessment and
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code enforcement records on the properties and to discuss current and planned economic activity in the
market area.

I performed a Supply/Demand analysis for the sub-market of the subject property. Given the physical and
location characteristics of the subject property and the current economic conditions, I present conclusions
with respect to the competitiveness of the subject property.

Based on the property type, intended use and intended user(s), subject characteristics, neighborhood, and
the conditions for the assignment, I selected and developed the appropriate and applicable approaches to
produce credible and well supported value estimates for the subject property. For this assignment, the
Sales Comparison and Income Approaches were utilized and reconciled to arrive at final conclusions of
value. The Cost Approach was inappropriate due to the actual and effective ages of the property and the
fact that investors rarely use this approach in this market to formulate an offer price for properties of this
type and age.

I personally gathered the Sales Comparables data that is used below in the Sales Comparison Approach and
personally visited and photographed each of the comparable sales. A comprehensive search was undertaken
throughout Aroostook County to discover sales of comparable apartment buildings, with as similar quality
and condition and acreage as the subject property. Sales with 5 units or more (which are considered to be
commercial properties) were used to value the property. In addition, knowledgeable local commercial
brokers were interviewed in the identification of suitable sales, to discuss local and industry market trends,
and to discuss local vacancy and appreciation or depreciation rates. Several commercial real estate
databases and the Maine Multiple Listing Service, as well as public records were reviewed for the past four
years to isolate those sales that are the most predictive of the market value of the subject property. Those
property sales that are most similar to the subject property that have conveyed recently are analyzed below
in the Sales Comparison Approach. All of the sales were confirmed with the listing or selling realtors that
were involved in the transactions, and with property tax records and the Registry of Deeds.

I personally gathered the two bedroom apartment comparables rental data and income and expense data
from similar apartment properties for use in the Income Approach. Under the Highest & Best Conclusion
that the Alternative Education building should be converted to residential apartment housing, a value
estimate was determined assuming the property has 15 two bedroom units. The property is ideally located
for an apartment complex use, and the conversion of the Alternative Education building to seven two
bedroom apartments could be done quickly and relatively inexpensively.

As agreed to with the client and as described in USPAP Standard 2, an Appraisal Report format was
utilized to convey the results of this assignment.

INFORMATION SOURCES

Legal Description Most recent property deed provided by UMPI (see Addendum).

Parcel Size Deed & property tax map.

Building Size Floor plans provided by UMPI.

Zoning Interview of Code Enforcement Office, Zoning Map & Land Use Ordinance.

Taxes Tax Assessor.

Flood Status FEMA Flood Maps.

Wetlands U.S. Fish & Wildlife Service Wetlands Maps.

Soils USDA Web Soils Survey.

Industry Data Review of published commercial real estate surveys and trends, including the Realty Rates
Investor Survey, the NAR Commercial Real Estate Market Trends & Outlook, and CBRE
commercial market data.

Comparables My firm's appraisal files, and commercial databases of comparable sales. Local commercial

appraisers, commercial brokers & tax assessors.
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HISTORY OF PROPERTY

CURRENT HISTORY
The subject property is not currently under contract for sale, or being marketed for sale.

PRIOR SALE
The subject property conveyed to the current owner by Quit Claim deed on 9-9-1999. The conveyance is subject to
several conditions subsequent, which expire after 30 years from the deed date (see copy of deed in Addendum).

KNOWN EASEMENTS, RESTRICTIONS, ENCUMBRANCES, COVENANTS, ETC.
The current deed mentions several beneficial access and utility easements.

A title search was not performed for this assignment nor made available for review. The client is advised to seek
legal assistance if any questions arise with respect to easements, encroachments, restrictions, covenants, or other
encumbrances.

Please see a copy of the subject deed in the Addendum.

CODE VIOLATIONS/PERMITTING
A check with the Presque Isle Code Enforcement Office revealed that there are no outstanding code violations at
the property.

EXTRAORDINARY ASSUMPTIONS OR HYPOTHETICAL CONDITIONS
As noted, the Quit Claim title to the property is subject to the completion of several conditions subsequent.

An Extraordinary Assumption was made that there are no other easements, restrictions, encumbrances,
covenants, etc. that have a material effect on the subject property’s value.

It was not possible to inspect all of the units. An Extraordinary Assumption was made that the apartment units
that were not inspected are similar in quality and condition as the units that were inspected.

An Extraordinary Assumption was made that the roof, mechanical, electrical, plumbing, heating, or other
systems and appliances are working properly at the subject buildings. I observed some minor interior and exterior
deferred maintenance at the property (see photos below).

The client is encouraged to hire a qualified building inspector if a more detailed analysis is required of the
condition of the buildings.

No survey was made available for the subject property. The property’s acreage and boundaries were determined
from the deed description and the information in the public records. An Extraordinary Assumption was made
that the acreage indicated in the deed and public tax maps is reliable.

At the request of the client, a Hypothetical Condition was made in this assignment that the use of the property is
not restricted to educational purposes, as indicated by one of the conditions subsequent listed in the deed. For the
purpose of analysis, the property was valued to its Highest & Best Use as a multi-family development.

A USPAP requirement with respect to the use of Extraordinary Assumptions and Hypothetical Conditions is to
state that their use might have affected the assignment results.

EXPOSURE TIME/MARKETING TIME
The Marketing and Exposure times for the subject property are estimated to be 3-6 months, assuming diligent,
professional marketing efforts and a market price.
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PERSONAL PROPERTY INCLUDED IN VALUE ESTIMATES

As noted, no personal property of any kind except for the apartment and coin-op appliances are included in the
concluded market value estimates. Each of the eight existing apartment units are equipped with an electric
stove/oven, refrigerator and exhaust fan. There are three existing commercial washers and dryers on-site (although
the tenants are currently not charged anything to use the machines). The average age of the existing appliances is
about 15 years. I estimate the depreciated value of the existing appliances and laundry equipment to be about
$7,000. The value of the same type of appliances for the prospective 7 new apartment units that were assumed in
the Income Approach under the property’s Highest & Best Use was estimated at $14,000.

Note that I am not a qualified personal property appraiser, and the client is encouraged to engage the services of

someone that is qualified if a more accurate value of the personal property would be material to the decision-
making process.
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is for no purpose other than property valuation and the appraiser is neither qualified nor attempting
to go beyond that narrow scope. The reader should be aware that there are also inherent limitations to the accuracy
of the information and analysis contained in this appraisal. Before making any decision based on the information
and analysis contained in the report, it is critically important to read this entire section to understand these
limitations.

FINANCIAL INFORMATION

The historical or projected income and expense data that was provided to me by the owner (if any) is the
representation of the owner and has not been audited or independently verified. While I may have requested
copies of relevant tax schedules to corroborate the information given, I do not attest to the accuracy or
comprehensiveness of the numbers provided. While I frequently make an attempt to assess the reasonableness of
the data by comparing it to benchmark estimates for similar properties I may have recently appraised, it is critical
for the reader to understand that I made no attempt to detect possible omissions or deliberate fraud in reviewing
and relying upon the income and expense data presented to me.

APPRAISAL IS NOT A SURVEY

It is assumed that the utilization of the land and improvements is within the boundaries of the property lines of the
property described and that there is no encroachment or trespass unless noted within the report.

No survey of the property has been made by the appraiser and no responsibility is assumed in connection with such
matters. Any maps, plats, or drawings reproduced and included in this report are intended only for the purpose of
showing spatial relationships. The reliability of the information contained on any such map or drawing is assumed
by the appraiser and cannot be guaranteed to be correct. A surveyor should be consulted if there is any concern on
boundaries, setbacks, encroachments, or other survey matters.

APPRAISAL IS NOT A LEGAL OPINION

No responsibility is assumed for matters of a legal nature that affect title to the property nor is an opinion of title
rendered. I am not an attorney and have no skill or knowledge in performing title searches. The title is assumed to
be good and marketable. The value estimate is given without regard to any questions of title, boundaries,
encumbrances, or encroachments. The easements that we describe in the report (if any) are based upon an
interview with the current owner and what has been recorded in the subject deed. I did not search in the registry
for easements on the subject property that are not recorded in the subject deed, and as an appraiser, I am not
expected to perform work that is normally performed by skilled attorneys. I am not usually provided an abstract of
the property being appraised and, in any event, I neither made a detailed examination of it nor do I give any legal
opinion concerning it.

It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and
laws unless noncompliance is stated, defined, and considered in the appraisal report. A comprehensive
examination of laws and regulations affecting the subject property was not performed for this appraisal.

It is assumed that all applicable zoning and use regulations and restrictions have been complied with unless a non-
conformity has been stated, defined and considered in the appraisal report. Information and analysis shown in this
report concerning these items is based only on a rudimentary investigation. Any significant questions should be
addressed to local zoning or land use officials and/or an attorney.

It is assumed that all required licenses, consents, or other legislative or administrative authority from any local,

state, or national government or private entity or organization have been or can be obtained or renewed for any use
on which the value estimate contained in this report is based. Appropriate government officials and/or an attorney
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should be consulted if an interested party has any questions or concerns on these items since I have not made a
comprehensive examination of laws and regulations affecting the subject property.

APPRAISAL IS NOT AN ENGINEERING OR PROPERTY INSPECTION REPORT

This appraisal should not be considered a report on any physical items that are a part of this property. Although
the appraisal may contain information about the physical items being appraised (including their adequacy and/or
condition), it should be clearly understood that this information is only to be used as a general guide for property
valuation and not as a complete or detailed physical report. The appraiser is not a construction, engineering,
environmental, or legal expert, and any statement given on these matters in this report should be considered
preliminary in nature.

If any building improvements exist on the property, the observed condition of the foundation, roof, exterior walls,
interior walls, floors, heating system, plumbing, insulation, electrical service, and all mechanical and construction,
is based on a casual inspection only and no detailed inspection was made. For instance, I am not an expert on
heating systems and no attempt was made to inspect the interior of the furnace. The structures were not checked
for building code violations and it is assumed that all buildings meet applicable building codes unless so stated in
the report.

Some items such as conditions behind walls, above ceilings, behind locked doors or under the ground are not
exposed to casual view and, therefore, were not inspected. The existence of insulation, if any is mentioned, was
found by conversation with others and/or circumstantial evidence, unless otherwise indicated. Since it is not
exposed to view, the accuracy of any statements about insulation cannot be guaranteed.

It is assumed that there are no hidden or concealed conditions of the property, sub-soil, or structures that would
render it more or less valuable. No responsibility is assumed for such conditions, or for the engineering that may
be required to discover such factors. Since no engineering or percolation tests were made, no liability is assumed
for soil conditions. Sub-surface rights (mineral and oil) were not considered in making this appraisal.

Wells and septic systems, if any, are assumed to be in good working condition and of sufficient size and capacity
for the stated highest and best use.

I am not an environmental expert and do not have the expertise necessary to determine the existence of
environmental hazards such as the presence of urea-formaldehyde foam insulation, toxic waste, asbestos or
hazardous building materials, or any other environmental hazards on the subject or surrounding properties. If I
know of any problems of this nature that I believe would create a significant problem, they are disclosed in this
report. Nondisclosure should not be taken as an indication that such a problem does not exist, however. An expert
in the field should be consulted if any interested party has questions on environmental factors.

No chemical or scientific tests were performed by the appraiser on the subject property and it is assumed that the
air, water, ground, and general environment associated with the property present no physical or health hazard of
any kind unless otherwise noted in the report. It is further assumed that the lot does not contain any type of
dumpsite and that there are no underground tanks (or any underground source) leaking toxic or hazardous
chemicals into the groundwater or the environment unless otherwise noted in the report.

The age of any improvements to the subject property mentioned in this report should be considered a rough
estimate. [ am not sufficiently skilled in the construction trades to be able to reliably estimate the age of
improvements by observation. I, therefore, rely on circumstantial evidence which may come into my possession
(such as dates on architectural plans) or conversations with those who might be somewhat familiar with the history
of the property such as property owners, on-site personnel, or others. Parties interested in knowing the exact age
of improvements on the land should contact me to ascertain the source of our data and then make a decision as to
whether they wish to pursue additional investigation.
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Because no detailed inspection was made and because such knowledge goes beyond the scope of this appraisal,
any observed condition or other comments given in this appraisal report should not be taken as a guarantee that a
problem does not exist. Specifically, no guarantee is made as to the adequacy or condition of the foundation, roof,
exterior walls, interior walls, floors, heating system, air conditioning system, plumbing, electrical service,
insulation, or any other detailed construction matters. If any interested party is concerned about the existence,
condition, or adequacy of any particular item, we would strongly suggest that a construction expert be hired for a
detailed investigation.

I have not performed a detailed analysis of whether the property is compliant with the Americans with Disabilities
Act (ADA), which became effective in 1992. An in-depth compliance analysis is beyond the scope of this
appraisal. It is possible that a detailed study by an ADA expert would conclude that the property is deficient with
respect to certain provisions of the Act, which could have an adverse effect on the property’s value. Unless
specific items of noncompliance were evident during the inspection, I did not consider any possible compliance
deficiencies when determining the market value estimates concluded.

APPRAISAL IS MADE UNDER CONDITIONS OF UNCERTAINTY WITH LIMITED DATA

As can be seen from limitations presented above, this appraisal has been performed with a limited amount of data.
Data limitations result from a lack of certain areas of expertise by the appraiser (that go beyond the scope of the
ordinary knowledge of an appraiser), the inability of the appraiser to view certain portions of the property, the
inherent limitations of relying upon information provided by others, etc.

There is also an economic constraint, however. The appraisal budget (and the fee for this appraisal) did not
contain unlimited funds for investigation. I have spent my time and effort in the investigative stage of this
appraisal in those areas where I think it will do the most good but, inevitably, there is a significant possibility that I
do not possess all information relevant to the subject property.

Before relying on any statement made in this appraisal report, interested parties should contact me for the exact
extent of our data collection on any point that they believe to be important to their decision making. This will
enable such interested parties to determine whether they think the extent of my data gathering process was
adequate for their needs or whether they would like to pursue additional data gathering for a higher level of
certainty.

Information (including projections of income and expenses) provided by local sources, such as government
agencies, financial institutions, accountants, attorneys, and others is assumed to be true, correct, and reliable. No
responsibility for the accuracy of such information is assumed by the appraiser.

The comparable sales data relied upon in the appraisal are believed to be from reliable sources. Though all the
comparables were examined, it was not possible to inspect them all in detail. The value conclusions are subject to
the accuracy of said data.

Engineering analysis of the subject property was neither provided for use nor made as a part of this appraisal
contract. Any representation as to the suitability of the property for uses suggested in this analysis is, therefore,
based only on a rudimentary investigation by the appraiser and the value conclusions are subject to said
limitations.

All values shown in the appraisal report are projections based on our analysis as of the date of the appraisal. These
values may not be valid in other time periods or as conditions change. I take no responsibility for events,
conditions, or circumstances affecting the property’s market value that take place subsequent to either the date of
value contained in this report or the date of our field inspection, whichever occurs first.

Since projected mathematical models and other projections are based on estimates and assumptions that are
inherently subject to uncertainty and variation depending upon evolving events, I do not represent them as results
that will actually be achieved. I make no assertion as to the eventual profits or net cash flows (if applicable) that
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the property will produce, or whether the property will be able to produce enough revenue to enable the owner to
service the debt, if any, assumed to finance the property. The profitability of most income producing real estate in
large part depends on the skill, quality and attention of the property’s owners and/or manager(s) and the strategies
they elect to employ, and the value estimates assume experienced, attentive, aggressive management of the

property.

This appraisal is an estimate of value based on an analysis of information known to me at the time the appraisal
was made. I do not assume any responsibility for incorrect analysis because of incorrect or incomplete
information. If new information of significance comes to light, the value given in this report is subject to change
without notice.

Opinions and estimates expressed herein represent my best judgment but should not be construed as advice or
recommendation to act. Any actions taken by you, the client, or any others should be based on your own judgment
and the decision process should consider many factors other than just the value estimate and information given in
this report.

APPRAISAL REPORT LIMITATIONS

Appraisal reports are technical documents addressed to the specific technical needs of clients. Casual readers
should understand that this report does not contain all of the information we have concerning the subject property
or the real estate market. While no factors I believe to be significant but unknown to the client have been
knowingly withheld, it is always possible that I have information of significance which may be important to others
but which, with my limited acquaintance of the property and my limited expertise, does not seem to be important
to me.

Appraisal reports made for lenders are technical documents specifically made to lender requirements. Casual
readers are cautioned about their limitations and cautioned against possible misinterpretation of the information
contained in these reports.

The appraiser should be contacted with any questions before this report is relied on for decision making.

This appraisal was prepared at the request of and for the exclusive use of the client to whom the appraisal is
addressed. No third party shall have any right to use or rely upon this appraisal for any purpose.

There are no requirements, by reason of this appraisal, to give testimony or appear in court or any pretrial
conference or appearance required by subpoena with reference to the property in question, unless sufficient notice
is given to allow adequate preparation and additional fees are paid by the client at my regular rates for such
appearance and the preparation necessitated thereby.

This report is made for the information and/or guidance of the client and possession of this report, or a copy
thereof, does not carry with it a right of publication. 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 of the appraiser. Nor shall the appraiser, firm, or professional organization of

which the appraiser is a member be identified without written consent of the appraiser.

It is suggested that those who possess this appraisal report should not give copies to others. Certainly legal advice
should be obtained on potential liability issues before this is done. Anyone who gives out an incomplete or altered
copy of the appraisal report (including all attachments) does so at their own risk and assumes complete liability for
any harm caused by giving out an incomplete or altered copy. Neither the appraiser nor this company assumes any
liability for harm caused by reliance upon an incomplete or altered copy of the appraisal report given out by others.
Anyone with a question on whether their copy of an appraisal report is incomplete or altered should contact my
office.
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Values and conclusions for various components of the subject parcel as contained within this report are valid only
when making a summation; they are not to be used independently for any purpose and must be considered invalid
if so used. The allocation of the total value in this report between land and improvements (if applicable) applies
only under the reported highest and best use of the property. The separate valuations for land and building (if
applicable) must not be used in conjunction with any other appraisal and are invalid if so used.
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LOCATION MAPS
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SUBJECT PHOTOS - Building #1 - Faculty Apartments — 8 two bedroom units

West and North walls

North wall
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East wall

INTERIOR PHOTOS

Central hallway connecting the units
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Opposite View of Hallway

Entrance to Unit #1 (Good quality solid core wood door, keypad lock, steel casings)
i
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Typical bedroom
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Typical Kitchen

Opposite View
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Typical Refrigerator

Bedroom #2
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Opposite View

Typical window
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Typical full bathroom — tiled floor and walls
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Unit #6

Bedroom #1
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~ Opposite View

Kitchen
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Laundry room. Three commercial washers & dryers. Coin slots have been removed (tenants can use the
appliances free of charge).
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Boiler Room

Hot water heater (67 gallon) heated by boiler
% —5 T '

-
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Sprinkler system
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North wall of covered open porch connector between the apartment building and the Alternative Education
Building
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Close-up of North Wall of connector

Interior of Connector, facing West to faculty apartment building. Finished and lighted ceiling, concrete slab.
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Alternative Education Center building

Main entrance
=
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East wall

South wall
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North wall

North and East walls
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Exterior Deferred Maintenance Photos

Minor damage to fascia/soffit; pressure washing of brick veneer required.

Photos of remaining asphalt shingles on apartment building that require replacement
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Foyer of Alternative Education Building
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Teaching Kitchen (4 stoves with exhaust hoods)

44



45



Air Exchanger room
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Circuit panels

Men’s bathroom
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Former Multi-purpose room, now used as a classroom
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Adjacent serving line and Kitchen
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Attached 3-Car Garage
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North and East walls
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Overhead doors

Overhead door lift
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Ceiling suspended heater
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Boiler room
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VIEWS OF SITE & SITE IMPROVEMENTS

Fenced and lighted tennis courts. Fence height = 10°6”. Facing North.

~T

Facing Southeast
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Southeast section of parcel (large lawn area), facing East.

Northeast portion of parcel - large lawn area
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Large lawn area on the Western section of the parcel

Entrance to subject property off Skyway Street onto Skyspot Lane, facing North to Skyway St.
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Signage at entrance
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quality Landscaping

T |

Signage in front of the Alternative Education Building
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Parking adjacent to South wall of Alternative Education building
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STREET SCENES

Facing East on Skyway Street

Facing West on Skyway Street
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Entrance from Northern Road to Skyspot lane, facing South

NEIGHBORHOOD VIEWS

Presque Isle Middle School - Track and soccer field directly across Skyway St. from subject property
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View of Good Track and soccer field

Presque Isle Middle school — northwest of the subject property
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Southwest of property — multi-family residential development
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SITE DATA & ANALYSIS
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Topographical Map
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Wetlands Map

No mapped wetlands

U.5. Fish and Wildlife Service

National Wetlands Invento Wetlands
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FLOOD MAP
No mapped flood zones or velocity hazard districts
Frepared for: M5 Valuations Group. Inc
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Total Acreage:

Parcel Shape & Dimensions:
Location Description:
Corner Lot?

Primary Access:

# of Curb Cuts:

Paved Road:

Publicly Maintained:
Secondary Access:

Road Frontage-Primary Access:
# of Lanes:

Directional Flows:

Site Distance—Primary Access:

Overall Visibility:
Speed Limit- Primary Access:

Distance/Time to nearest Arterial:

Water Frontage (feet):
Topography:
Vegetative Cover:
Wetlands or Water Courses:
Drainage:

Flood Zone Status:
Views

Electricity:

Natural Gas / Propane
Sewage Disposal:
Water Source:

Adequacy of Utilities:

Paved Areas:

Landscaping:

Signage:

Site Characteristics

6.44 acres (from deed).
Irregular

Multi-family & educational uses.
No

Skyway Street

1

Paved

Publicly maintained
Northern Road

+/- 678’ on Skyway Street.
2 lanes on each street.

East to west on both streets.

East & West — Over 1000’ in both directions.

Good from Skyway St.
30-35 mph

Within one mile from Route 1.

None

Level

Large lawn areas. Some softwood in the northwest section of the parcel.
None mapped. See above Wetlands Map.

Adequate

Not located in a flood zone. See above Flood Map.

View of school to the north and of multi-family residential properties.
Overhead electric at the street; underground to buildings.

Propane is available.

Public

Public

Adequate

Paved parking areas and access road. Paved area totals +-45,611 sf. Average
condition overall.

Professional landscaped. Large lawn areas totaling over 118,000 sf.

Two free-standing signs (see above photos).
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Other Site Improvements:

Approx. Surplus Land Acreage:
Significant Natural Resources:
Nuisances, Environmental issues:

Conformity of Site:

Overall Site Utility and Adequacy:

60 X 120’ fenced-in paved tennis courts, with lighting. Chain-link fence is
10.5” high. +-30’ tall light posts, each with two high pressure 500 watts
sodium lights.

4.22 acres. Excellent potential for additional apartment units.

None

None

Conforms well with similar sites in the market area.

Good for current use and density. Ample excess acreage, close proximity to
a middle school and Northern Maine Community College and UMPI, and the

multi-residential nature of the immediate neighborhood and low vacancy
rates argues strongly for a multi-residential use.
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BUILDING IMPROVEMENTS

Building Sketches/Floor Layouts (provided by client)
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Design Type:
Number of Stories:
Eave Heights:
Wall Framing:
Roof Framing:
Wall Covering:
Wall Insulation:

Roof Covering

Ceiling Insulation:
Exterior Passage Doors:
Overhead Doors:
Windows:

Porches:

Decks:
Exterior Stairs:
Items of Special Value:

Required Repairs:

Overall Quality:

Overall Condition:

Building Exterior (both buildings)

Gable roofs. Two buildings connected by a covered porch.
1 story.

Apartment building eave height is 8°9”. Alternative Education Building eave height
is 9°4”.

Masonry.
Steel trusses.

Good quality, attractive brick veneer, which is in good condition.

Client indicated R19 rolled fiberglass insulation.

Combination of metal roof cover and architectural shingles. The Alternative
Education building roof covering was replaced in the 2004 with good quality metal
standing seam roof covering. 90% of the apartment building roof covering was
replaced with corrugated metal roof covering in 2022, at a cost of about $66,000.
There are currently no plans to replace the remaining amount of asphalt roof
covering.

Blown in double ceiling — minimum R40. No opportunity to inspect.

Steel frame entrance doors with plate glass in steel casings — good quality.

Three powered overhead doors for the garage.

Vinyl casement windows.

Covered open porch with a slab and lights in a finished ceiling between the
Alternative Education Building and the faculty apartment building.

None.

None.

None.

See above photos — some of the brick veneer requires pressure washing to remove
mold in several areas. The remaining apartment building roof shingles will soon
require replacement.

Good

Above Average.
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INTERIOR DESCRIPTION

Building Interior (Apartment Building)

8 apartments, each with two bedrooms and a full bath (see above floor layout).

Wet sprinkler system.

Typical Apartment Finishes

Apartment Units #1 and #3

Good quality, solid core wood interior and steel exterior doors.
Average age of appliances +-15 years.

First Bedroom

Wall to wall carpeting

Oil fired Hot water baseboard heat

Painted drywall walls and ceiling

Double pane vinyl horizontal sliding windows with screens
Sprinkled

Ceiling fan

Furnished

2" Bedroom

Same finishes as bedroom #1
12°6” x 15°3”

Kitchen

VCT flooring

Electric coil stove
Exhaust fan

Ample wood cabinetry
Fridge

Bathroom

Tub and shower — tiled.
Tiled floor
Hand wash sinks are outside of the toilet/shower room.

Laundry Room - 31’ x 23°5”

Ceiling height is 8°5”

Tile floor, HWBB

3 commercial washers and dryers
Painted drywall walls and ceiling
Heavy solid core wood interior doors

Boiler Room

600 amps for apartment building; 3 Phase electricity.

2 water pumps; no problem with water pressure even if many tenants are using water simultaneously.

Fuel oil fired Buderus boiler with Riello burner ($28K in 2015).
Large hot water tank
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Building Interior (Alternative Education Building)

e Builtin 1989
e Former recreational building for military officers, with a Mess hall and garage to fix cars.

Teaching Kitchen
e VCT Floor covering
4 smooth top stoves/ovens with stainless steel exhaust hoods (new 2 years ago)
Good oak cabinetry
2 stainless steel double sinks
Encased strip fluorescent lighting
No central cooling

Men’s room

Tiled floor and walls

Painted drywall ceiling

1 handicap toilet

1 regular toilet

1 urinal

3 showers

Average+ quality and average+ condition

Former Multi Purpose Room (now a classroom)
8’ eave height, 14’7 peak height

Hot water baseboard heat

Painted drywall walls and ceiling

Encased strip fluorescent lighting

VCT flooring

Good condition

Adjacent serving line and Kitchen
e Tile floor
Good wood cabinetry
Painted drywall walls and ceiling
Strip encased fluorescent lighting

Boiler Room

Smith boiler/Carlin Burner (2017).

2500 gallon in ground #2 fuel oil tank — Double wall fiberglass with monitoring wells. Circa 1988.
3 phase electric

Separate room for Air handler/air exchanger; fresh air intake equipment.

Attached 3 car garage
e 3 powered insulated doors (10 height x 9* wide)
Measures 43°0” x 24’10 (interior dimensions)
10’ eave height, 17’ peak height.
Concrete slab
Floor drain — oil/water separator
Two ceiling suspended Modine heaters (hot water from boiler)
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2 Offices

e VCT flooring

Painted cinderblock walls

Steel doors

Suspended with recessed lighting
Both offices measure 9° x 17°8” total

Y2 Bathroom
e VCT flooring; 4’ tile walls
e Minor ceiling damage.
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ECONOMIC & DEMOGRAPHIC INFORMATION
STATE OF MAINE

The Maine Consensus Economic Forecasting Commission (CEFC) last convened on October 23, 2023, to
review and revise its forecast through 2027. This meeting builds on the Commission’s forecast update of April 1,
2023, incorporating the most recent updates available for all relevant baseline data. This includes revised actual
values, including revisions to personal income through 2022 from the U.S. Bureau of Economic Analysis
(BEA). This report provides a summary of the Commission’s findings. Prior to its fall forecasting meeting the
CEFC held an information gathering session, a summary of which is available online.

The CEFC noted ongoing heightened uncertainty in economic conditions in the near-term, especially regarding
geo-political upheaval, but does not anticipate a recession in its forecast. However, the Commission recognizes
that access to housing may hamper growth in the coming years. High inflation and interest rates have continued
into 2023, and the CEFC noted that the Federal Reserve is expected to continue pursuing policies that will
constrain inflation, but inflation risks are likely to take several years to fully ease. Inflation and interest rates,
demographic changes, access to housing, and a tight labor market were among the key risks to continued
economic growth that the CEFC considered as it revised its forecasts.

The Commission left its nonfarm employment forecast unchanged for all years, with the expectation that higher
demand for labor will continue to draw enough workers into Maine in the coming years to offset retirements from
the Baby Boom generation.

Total personal income growth in 2022 was 3.9%, revised up from the BEA’s preliminary estimate of 2.6%.
The Commission revised its forecast for total personal income growth in 2023 up from 5.2% to 5.9% but
downward for calendar years 2024 through 2027. The Commission revised those years down to 4.5%, 4.3%,
4.4%, and 4.4% from 4.9%, 4.5%, 4.6%, and 4.7%, respectively.

Wage and salary income, the largest component of personal income, increased by 8.5% in 2022, just under the
preliminary estimate of 8.6%. The Commission revised its forecast for 2023 up to 7.5% from 6.0% based on
data from the Maine Department of Labor and Maine Revenue Services for the first half of 2023. The rest of
the forecast remained unchanged.

Supplements to wages and salaries increased by 4.4% in 2022, lower than the previously estimated increase of
5.5%. The Commission revised its forecast down to 3.5% for 2023, 2024, and 2025 (from5.5%, 5.0%, and 4.0%,
respectively) and left the remaining years unchanged.

Growth in non-farm proprietor’s income was 6.2% in 2022, higher than the preliminary estimate of 3.8%.The
Commission revised its forecast upwards for 2023, 2024, and 2025, going from 2.0% to 3.8% in 2023, 2.5% to
3.0% in 2024, and 2.8% to 3.0% in 2025. The rest of the forecast remained unchanged.

Dividends, interest, and rent (DIR) increased 7.6% in 2022, higher than the 5.0% preliminary estimate.The
Commission revised its forecast up for 2023 from 5.0% to 6.5%, leaving the rest of the forecast unchanged.

Personal current transfer receipts decreased by 5.8% in 2022, up from a preliminary estimate of -9.2%.

Downward revisions were made for all forecast years (2023-2027), going from 5.0%, 5.0%, 6.0%, 6.0%,
and 6.0% to 3.5%, 3.5%, 5.0%, 5.0%, and 5.0%, respectively.
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The Commission revised its forecast for inflation using the Consumer Price Index (CPI) down in all
years, going from 5.8% to 4.1% in 2023, 4.0% to 3.2% in 2024, 3.5% to 2.7% in 2025, 3.5 to 2.7% in
2026, and 2.7% from 3.0% in 2027. These revisions were made based on the year-to-date CPI data and
to better align with the Moody’s Analytics and S&P forecasts for these years.

Corporate profits increased 8.4% in 2022, up from the preliminary estimate of 6.6%. The Commission
revised its forecast for 2024- 2027 to better align with the S&P and Moody’s Analytics forecasts for
these years. These revisions include going from 5.0% to -1.0% in 2024, 5.0% to 0.5% in 2025, 5.0% to
3.0% in 2026, and 5.0% to 3.0% in 2027. The forecast for 2023 was unchanged.

The following table provides the forecast’s major indicators along with a comparison to the previous
forecast.

Calendar Years | 2022 2023 2024 2025 2026 2027
Wage & Salary Employment (Annual Percentage Change)
CEFC Forecast 04/2023 24 12 08 04 02 0.1
CEFC Forecast 11/2023 24 12 08 04 02 0.1
Personal Income (Annual Percentage Change)
CEFC Forecast 04/2023 26 52 49 45 46 4.7
CEFC Forecast 11/2023 39 59 45 43 44 44
Wage and Salary Income (Annual Percentage Change)
CEFC Forecast 04/2023 86 6.0 50 40 43 43
CEFC Forecast 11/2023 85 75 50 4.0 43 43
CPI (Annual Percentage Change)
CEFC Forecast 04/2023 80 58 40 35 35 30
CEFC Forecast 11/2023 80 41 32 27 27 27

In deliberations leading to consensus, the CEFC considered information presented by the Maine
Department of Labor, Maine Revenue Services, and by the Office of the State Economist in the
Department of Administrative and Financial Services.

Consensus Forecast

The Commission left its non-farm employment forecast unchanged for all years. The Commission’s
assumption is that demographic changes will be offset by continued increases in employment of older
workers and increased migration to the state. The forecast anticipates that employment will continue to
grow through 2027 to 656,100 with slower increases as 2027 approaches.

This forecast reflects revised personal income data for 2022 released by the U.S. Bureau of Economic
Activity on September 29. Total personal income growth in 2022 was 3.9%, up from the preliminary
estimate of 2.6%. The Commission revised its forecast for total personal income growth in 2023 up from
5.2% to 5.9%. The forecasts for total personal income for years 2024 through 2027 were revised
downward to 4.5% from 4.9% in 2024, 4.5% to 4.3% in 2025, 4.6% to 4.4% in 2026, and 4.7% to 4.4%
in 2027. These revisions largely reflect upward revisions to wage and salary income in 2023 and

downward revisions to personal current transfer receipts in all years. Details of these categories are
provided below.
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Wage and salary income, the largest component of personal income, increased by 8.5% in 2022, just
under the preliminary estimate of 8.6%. The Commission revised its forecast for 2023 up to 7.5% from
6.0% based on data from the Maine Department of Labor and Maine Revenue Services for the first half
0f 2023. The rest of the forecast remained unchanged.

Supplements to wages and salaries increased by 4.4% in 2022, lower than the previously estimated
increase of 5.5%. The Commission revised its forecast down to 3.5% for 2023, 2024, and 2025 (from
5.5%, 5.0% and 4.0%, respectively) and left the remaining years unchanged.

Growth in non-farm proprietor’s income was 6.2% in 2022, higher than the preliminary estimate of 3.8%.
The Commission revised its forecast upwards for 2023, 2024, and 2025, going from 2.0% to 3.8% in
2023, 2.5% to 3.0% in 2024, and 2.8% to 3.0% in 2025. The rest of the forecast remained unchanged.

Dividends, interest, and rent (DIR) increased 7.6% in 2022, higher than the 5.0% preliminary estimate.
The Commission revised its forecast up for 2023 from 5.0% to 6.5%. The Commission left the rest of
the forecast unchanged.

Personal current transfer receipts decreased by 5.8% in 2022, up from a preliminary estimate of -9.2%.
Downward revisions were made for all forecast years (2023-2027), from 5.0%, 5.0%, 6.0%, 6.0%, and
6.0% to 3.5%, 3.5%, 5.0%, 5.0%, and 5.0%, respectively.

The Commission revised their forecast for inflation using the Consumer Price Index (CPI) down in all
years, going from 5.8% to 4.1% in 2023, 4.0% to 3.2% in 2024, 3.5% to 2.7% in 2025, 3.5 to 2.7% in
2026, and 2.7% from 3.0% in 2027. These revisions were made based on the year-to-date CPI data and
to better align with the Moody’s Analytics and S&P forecasts for these years.

Corporate profits increased 8.4% in 2022, up from the preliminary estimate of 6.6%. The Commission
revised its forecast for 2024- 2027 to better align with the S&P and Moody’s Analytics forecasts for
these years. These revisions include going from 5.0% to -1.0% in 2024, 5.0% to 0.5% in 2025, 5.0% to
3.0% in 2026, and 5.0% to 3.0% in 2027. The forecast for 2023 was unchanged.

The following page provides the full forecast.
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Maine Consensus Economic Forecasting Commission

November 2023 Forecast History Forecast
2022 2023 2024 2025 2026 2027
CPI-U* (Annual Change) 8.0% 4.1% 3.2% 2.7% 2.7% 2.7%
CPI for Energy Prices** (Annual Change) 24.9% -4.0% 1.8% -2.3% -0.2% 1.4%]
Avg. Price of New Vehicles** (Annual Change) 9.5% 1.8% -5.5% -4.0% 3.7% 7.2%
New Vehicle Registrations** (Annual Change) -11.8% 5.1% 1.6% 4.1% 0.2% -1.4%
Personal Savings Rate** 3.3% 4.4% 4.9% 5.9% 6.2% 6.3%
Maine Unemployment Rate** 2.9% 2.6% 2.8% 3.4% 3.6% 3.6%
3-Month Treasury Bill Rate** 2.0% 5.1% 5.2% 3.7% 2.6% 2.4%
10-Year Treasury Note Yield** 3.0% 4.0% 4.1% 3.5% 3.3% 3.2%
Before-Tax Corporate Profits* (Annual Change) 8.4% 2.0% -1.0% 0.5% 3.0% 3.0%
Maine Wage & Salary Employment* (thousands) 638.7] 646.4 651.5 654.1 655.4 656.1
Natural Resources 21 2.2 23 24 24 2.4
Construction 32.6 33.1 33.4 33.7 33.7 33.9
Manufacturing 54.5 54.4 54.5 54.6 54.5 54.4
Trade/Trans./Public Utils. 119.2 119.7 119.7 120.2 120.4 120.9
Information 7.9 7.9 7.9 8.0 8.0 79
Financial Activities 33.9 34.0 34.1 34.2 34.2 347
Prof. & Business Services 75.8 77.4 78.6 79.3 80.0 80.9
Education & Health Services 125.8 129.1 131.6 132.5 132.9 132.8
Leisure & Hospitality Services 65.5 66.3 66.7 67.0 67.1 67.0
Other Services 22.0) 22.0 21.9 21.8 21.8 21.8
Government 99.4 100.4 100.8 100.6 100.5 100.9
Maine Wage & Salary Employment* (Annual Change) 2.4% 1.2% 0.8% 0.4% 0.2% 0.1%
Natural Resources 0.0% 5.4% 4.2% 3.1% 0.4% -0.9%
Construction 1.9% 1.4% 0.9% 0.9% 0.2% 0.1%
Manufacturing 1.1% -0.3% 0.3% 0.2% -0.3% -0.1%
Trade/Trans./Public Utils. 1.9% 0.4% 0.0% 0.4% 0.2% 0.2%,
Information 5.3% -0.3% 0.8% 0.6% -0.1% -0.5%
Financial Activities 2.4% 0.4% 0.3% 0.1% 0.1% 0.1%
Prof. & Business Services 4.6%)| 2.1% 1.6% 0.8% 0.9% 0.7%
Education & Health Services 0.1% 2.6% 1.9% 0.7% 0.3% -0.1%)
Leisure & Hospitality Services 7.6% 1.2% 0.6% 0.4% 0.2% -0.1%
Other Services 4.3% -0.1% -0.3% -0.3% -0.1% -0.1%
Government 1.7%) 1.0% 0.4% -0.2% -0.1% 0.1%
2022 2023 2024 2025 2026 2027
Personal Income* ($ million) 83,951 88,864 92,854 96,850 101,092 105,573
Wages & Salaries* 38,678 41,579 43,658 45,404 47,358 49,393
Supplements to Wages & Salaries* 8,757 9,063 9,381 9,709 10,049 10,350
Nonfarm Proprietors' Income* 6,529 6,777 6,980 7,190 7,406 7,702
Farm Proprietors' Income** 175 138 163 196 187 175
Dividends, Interest, & Rent* 15,150 16,135 16,942 17,704 18,501 19,333
Dividends 5,531 5,600 5,862 5,754 5,772 5,993
Interest 5,748 6,228 7,052 8,091 8,824 9,322
Rent 3,872 4,308 4,032 3,859 3,904 4,021
Personal Current Transfer Receipts* 19,932 20,629 21,351 22,419 23,540 24,717
Less: Contributions for Social Ins.** 6,590 6,851 7,077 7,278 7,508 7,719
Adjustment for Residence** 1,320 1,394 1,457 1,506 1,559 1,623
Personal Income* (Annual Change) 3.9% 5.9% 4.5% 4.3% 4.4% 4.4%
Wages & Salaries* 8.5% 7.5% 5.0% 4.0% 4.3% 4.3%
Supplements to Wages & Salaries* 4.4%) 3.5% 3.5% 3.5% 3.5% 3.0%
Nonfarm Proprietors' Income* 6.2% 3.8% 3.0% 3.0% 3.0% 4.0%
Farm Proprietors' Income** 21.7% -20.7% 18.0% 20.0% -4.4% -6.8%
Dividends, Interest, & Rent* 7.6%) 6.5% 5.0% 4.5% 4.5% 4.5%
Dividends 7.8% 1.3% 4.7% -1.8% 0.3% 3.8%
Interest 7.9% 8.4% 13.2% 14.7% 9.1% 5.6%
Rent 7.0% 11.3% -6.4% -4.3% 1.1% 3.0%
Personal Current Transfer Receipts* -5.8% 3.5% 3.5% 5.0% 5.0% 5.0%
Less: Contributions for Social Ins.** 8.6% 4.0% 3.3% 2.8% 3.2% 2.8%
Adjustment for Residence** -1.1%) 5.6% 4.5% 3.4% 3.5% 4.0%)|

*CEFC Forecast

**From S&P and Moody's Analytics baselines (October 2023)
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ECONOMIC AND DEMOGRAPHIC OVERVIEW
Presque Isle

Presque Isle is the commercial center and largest city in Aroostook County. The city is home to the University of
Maine at Presque Isle, Northern Maine Community College, Husson University Presque Isle, Northern Maine
Fairgrounds, The Aroostook Centre Mall, and the Presque Isle International Airport.

Presque Isle is the headquarters of the Aroostook Band of Micmac, a federally recognized tribe.

According to the United States Census Bureau, the city has a total area of 77.60 square miles. 75.76 square miles is
land and 1.84 square miles is water. Presque Isle is drained by the Aroostook River and Presque Isle Stream (also
called Prestile Stream).

POPULATION

According to the most recent demographics data available from the United States Census Bureau released in the
American Community Survey in November of 2022, the town had a population of 8,859 people in 2021. The
population decreased by about 8.6% between 2010 to 2021.

EMPLOYMENT

Using the most recent economic analysis from the 2022 Census Bureau, the town’s median earnings per worker is
$41,781 which is the second highest median earnings of all other places in the greater region. This compares to
the United States median of $53,269, and the State of Maine median earnings per worker of $50,312.

The town has a median household income of $47,853 which is the second highest of all places in the greater
region. This compares to the median U.S. household income of $69,021, and the Maine median household income

of $63,182.

18.4% of households receive public assistance, which compares to 13.2% for the state of Maine, and 12.3% for the
U.S.

The town has a 2.7% annual unemployment rate, the second lowest in the region.

15.9% of its residents are below the poverty line, the second highest percentage in the region.

HOUSING

The housing density, as measured by housing units per square land mile (includes single family homes, apartments,
etc.), is 61.1, which is the third lowest in terms of housing density of all the other places in the local area.

The United States housing density is 39.5, and Maine’s housing density is 23.9.

The town has a median home price of $119,600, which is the second highest median home price of all other places
in the region. This compares to a State of Maine median home price of $212,100, and a U.S. median home price of

$244,900.

The town’s change in housing units from 2010 to 2021 was 0.0%, between 2010 and 2021. This compares to the
State of Maine’s change of 2.2% and the U.S. change of 7.4%.

The median year built for Presque Isle housing stock is 1962, which is the third oldest in the region. This compares
to 1975 for Maine, and 1979 for the U.S.
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Type

Neighborhood Boundaries

Present Land Use

Density Proximate to Subject
Growth Rate

Trend in Property Values
Demand / Supply

Estimated Marketing Time
Change in Land Use
Employment Stability
Convenience to Employment

Convenience to Shopping

Convenience to Schools

Adequacy of Public Transportation

Recreational Facilities

Adequacy of Utilities
Property Compatibility

Protection from Detrimental
Conditions

Police and Fire Protection

General Appearance of Properties

Appeal to Market

NEIGHBORHOOD
Mixed institutional and multi-residential uses.

East- Parsons Road; North-State Road; South-Central Drive; West-Presque
Isle airport

Multi-unit developments; mixed mobile home park/duplex development;
middle school, Northern Maine Community College.

75%

Stable

Stable

In balance

3 months to 12 months

No significant changes

Stable

About 1.5 miles to downtown Presque Isle.

Wal-mart, Marden’s, JC Penney, Lowes are all within minutes of the subject
property.

The University of Maine at Presque Isle is within 10 minutes of the subject.
The Presque Isle Middle School and Northern Maine Community College are
immediately proximate to the subject property. The Zippel Elementary
School, Presque Isle High School and Presque Isle Tech Center are located
within a few miles.

Presque Isle has public transportation.

The University of Maine at Presque Isle, outdoor recreational trails and
Mantle Lake Park.

Adequate

Compatible with similar properties.

N/A
City of Presque Isle police and fire protection.
Average

Average
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Nuisances, if any

Positive / Negative Trends
Commercial Vacancy Rate
Growth and Economic Catalysts

Overall Neighborhood Quality
Overall Neighborhood Condition

None
None
5-7%
None significant

Average
Average
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ZONING AND LAND USE

According to the following Zoning Map, all of the subject property is entirely located in the “Residential Office”
(RO) Zoning district.

Purpose of “RO” Zone.

To provide a transition zone in which residential uses and limited office uses are
permitted. This zone recognizes that certain areas of Presque Isle along arterial and
collector streets that have been predominately residential in nature are facing
increased pressures for commercial development. The purpose of this zone is to
provide for a mixture of residential and office uses that will be compatible with the
traditional residential character and building design of the area.
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The following are tables that list the permitted and non-permitted uses within this zoning district, followed by a
table that lists the minimum Dimensional Requirements.

Uses

Accessory Uses

Adult Daycare
Facility

Aged &
Congregate
Housing
AGRICULTURE
Agricultural &
Forestry-

related
Businesses

Agritourism
Activity
Airport
Terminals

Apartments

Assisted Living
Housing

Automotive
Graveyards
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Automotive
Recyclers

Aviation-
related

Business

Bank &

Financial
Institutions

BED &
EREAKFAST
INN

Business &

Professional
Office

Campgrounds

Cemeteries

Commercial
Parking Lot or
Parking Garage

Community
Living
Arrangements

Daycare/Home

Babysitting
Facility

DOG DAYCARE

Dag Kennel

Duplex

Drive-in
Theater

Drive-Through
Establishment

Funeral Home

I EES

-

EOEN

|
E

URZ RBZ
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E*] urz Rrez

N -
GolfCourse [ P | P | |

HOME
OCCUPATION
TYPEA

HOME
OCCUPATION
TYPEE

Homeless
Shelter

Manufacturing | ||

MARIJUANA
BUSINESSES

MINERAL e
EXPLORATION "|"
AND

EXTRACTION [

Mobile Homes | P | ¢ |z8a [

Municipal &

Governmental
Uses

New and Used
Vehicle Dealer
Non-
Commercial
Garage or
Storage
Building




NON-
COMMERCIAL
REEPING OF
LIVESTOCK

Overhead
Electric Utility

Distribution
Facilities
Pre-School

Place of
Assembly

Private
Recreation

Public
Recreation

Public Utility
Facilities

Repair Garage

IIi |
III |




Research &
Development
Facilities

Rooming
House

Sales
Establishment

Service
Establishment

Single-family
dwellings

Ski Slopes

Solar Electric
Generation
Facility




lanz

Transportation
Terminal

Underground
Public Utility
Facilities

Veterinary
Hospital

Warehousing

WIND ENERGY
SYSTEMS
(SWES)
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Front Yard
Side & Bear

Lot Size*

Business Use Fioor

Space Limit® p X BT R 2,000 sq ft

Min Lot Size per [ 20 0 | I [
p— E F____ . I A

additional P ,000 sq ft NF

averngone | S [

P | ecna HEEETTY Ic £ I ena TR

»uecl rroniagt (L TR | Fvn Al

Building Coverage m 15%

Building Height? 35 ft i

! Setback & denzity exemption for rezidential uzes shall be the zame as for those mn the Urban Residential Zone
(WRL)

* In an effort to preserve store fronts of the downtown retail business area, no residenhal umits shall be constructed,
expanded, or added onto the entire first floor and street view of facades.

¥ In no mnstance shall amy structure pierce the imamizary air space surfaces created and accepted by the City in the
Curent Awport Master Flan

4 Development 1= advized to follow the most recent Best Management Practices for Groundwater Protechon
Publication issued by the State of Maime

¥ Shall meet the shoreline setbacks & other zoning standards for the "General Development I District™ by DEP
Chapter 1000 Eules. Standards melhude a reduced sethback of 25 feet from the shoreline for princtpal & accessory
SIrachures.

* Excluded from this demsity & space hmut requirements inclade Hospitals, Nursing Homes, Hospice, and Aged.
Congregate, & Asssted Living Housing

NP = Not Permatted

Zoning Conformity
The subject lot and current uses are legal and conforming in this zoning district.
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HIGHEST AND BEST USE ANALYSIS

The purpose of Highest and Best Use Analysis is to identify the most profitable use of the property from
the available optional uses. The Highest and Best Use conclusion forms the premise in which the subsequent data
gathering and analysis is performed.

Highest and best use may be defined as “the reasonably probable and legal use of vacant land or an
improved property, which is physically possible, appropriately supported, financially feasible, and that results in
the highest value”. The highest and best use of land as though vacant assumes that a parcel of land is vacant or can
be made vacant by demolishing any improvements. Highest and best use of a property as improved pertains to the
use that should be made of an improved property in light of its improvements. For example, should a building be
maintained as it is or should it be renovated, expanded, or partly demolished? Should it be replaced with a different
type or intensity of use?

Highest & Best Use of Land as though Vacant
Physically Possible

The size, shape, terrain, and accessibility of land and the risk of natural disasters such as floods or
earthquakes affect the uses to which land can be put. The utility of a parcel may also depend on its frontage, shape
and depth. Irregularly shaped parcels can cost more to develop and, after development, may have less utility than
regularly shaped parcels of the same size.

When topography or subsoil conditions make development difficult or costly, the land’s utility may be
adversely affected. If the cost of grading or constructing a foundation on the subject site is higher than is typical
for sites in the area competing for the same use, the subject site may be economically unfeasible for the highest and
best use that would otherwise be indicated.

Factors such as transmission lines, adjoining uses that emit noise or odors, and excessive highway traffic
can adversely affect the appeal and demand for residential uses. Adverse factors may also limit the range of the
site’s uses and/or necessitate buffer areas, which will reduce the amount of land useable for development purposes.

The availability of utilities or drainage capacity of the soil can be a major factor in the suitability of a site
for particular commercial uses, which may require public utilities that are reasonably priced.

When a reasonable forecast of a property’s highest and best use indicates a change in the near future from
the property’s existing use to one with higher productivity, the present use is an interim use.

The highest and best use of a parcel could be to hold it for speculation — to remain vacant until
development is justified by market demand. This occurs in oversupplied markets. Speculation is a type of interim
use.

A use that was legal when established and has been maintained according to the jurisdiction’s regulations,
but legally could not be rebuilt on an identical parcel of land is a legal, nonconforming use. When a property is a
legal, nonconforming use that is more intense than current regulations allow, it usually has a nonconforming use
value enhancement and an extended useful life.

The subject property has +-6.44 acres, located on paved 2-way, 2-lane public roads in a multi-family
neighborhood, with public water and sewer available. The parcel is physically large enough to accommodate either

residential or small scale commercial uses.

Legally Permissible
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Legal permissibility considers zoning and other land use restrictions such as historic district codes, building
codes, environment regulations, and private restrictions (including leases).

As previously noted in the Zoning section, the property is impacted by the “RO” district zoning regulations.
This district allows apartments, assisted living, banks, business & professional offices, duplexes, schools, and
many other uses.

Please refer to the above Zoning section for the minimum dimensional requirements and an itemized list of
allowable uses. One Hypothetical Condition in this assignment that was requested by the client was to disregard
the terms and conditions subsequent of the deed since the purpose of abrogation (what is being considered for the
property) is to bring such restrictions to a conclusion.

Financially Feasible

All uses that are expected to produce a positive return after satisfying operating expenses and financial
obligations are regarded as financially feasible.

Surrounding uses which have historically been profitable include primarily school, multi-family and mobile
home park uses.

Due to the type of neighborhood for the subject property, its location next to the Presque Isle Middle
School and NMCC, its location proximate to downtown Presque Isle and UMPI, the ample acreage and ease of
development, easy access, and low vacancy rates, a multi-family development would be feasible on the parcel if it
was vacant.
Maximally Productive

Of the financially feasible uses, the highest and best use is the use that produces the highest residual land
value consistent with the market’s acceptance of risk and with the rate of return warranted by the market for that

use.

The maximally productive use is that use that is physically possible, legally permissible, financially
feasible, which produces the highest net present value.

The maximally productive use of the parcel as if vacant is concluded to be a multi-family development.

Highest & Best Use of the Property as Improved:

Physically Possible

The highest and best use of a property as improved pertains to the use that should be made of an improved
property in light of the existing improvements.

If the existing use will remain financially feasible and is more profitable than modification or
redevelopment, the existing use remains the highest and best use of the property as improved.

An existing improvement should be renovated or retained as long as it continues to contribute to the total
market value of the property, or until the return from a new improvement would more than offset the cost of

demolishing the existing buildings and constructing new ones.

The highest and best use of a property as improved may involve renovation or rehabilitation, expansion,
adaptation or conversion to another use, partial or total demolition, or some combination of those alternatives.
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The first question that must be answered in any analysis of alternative uses is whether the existing
improvements contribute value.

In this assignment, the value of the property as improved plus the cost of demolition are many times greater
than the value of the site as if vacant, and so the building improvements should not be demolished.

This does not mean that the current use is necessarily the highest and best use because conversion or
renovation must be considered.

Currently, the property is improved with an 8 unit apartment building, with the units rented to UMPI
faculty. The second building is being utilized as an Alternative Education center. The second building could
physically be converted relatively inexpensively to apartment units.

Legally Permissible

The current uses are conforming, legal uses, as previously noted. The Alternative Education Center could
be converted to 7 additional two bedroom apartments (excluding the garage space), which would improve the
property’s profitability.

Financially Feasible

This test addresses the market demand for the subject property in its current state. If the existing use
creates a positive return on investment, then it is considered to be financially feasible.

If the value of the property as improved plus the cost of demolition exceeds the value of the land as though
vacant, the appraiser can reasonably conclude that the continuation of the existing use is financially feasible. All
uses that are expected to produce a positive return after satisfying operating expenses and financial obligations are
regarded as financially feasible.

There are four primary ways to determine whether a use or alternative use is financially feasible:

Inferring from market conditions

Calculation of residual land value

Comparison of feasibility rent with market rent
Applying a NPV profitability index

Given the historical profitability of the subject property’s 8 unit apartment building and of similar multi-
unit buildings in this area that I have recently appraised, it is highly probable that seven additional units would
generate an acceptable return on invested capital into the foreseeable future.

Maximally Productive

Given the current strong demand for good quality rental housing (low vacancy rates) in Presque Isle, and
based on the building’s gross building area (excluding the 3-car garage) the maximally productive use of the
property as improved is viewed as converting the Alternative Education Center to house 7 additional two bedroom
apartments. In addition, the items of deferred maintenance mentioned above and shown in the photos should be
addressed to improve the property’s appearance and to extend its economic life.

The most typical buyer for the subject property would be an investor interested in the relatively stable cash
flows from multi-family residential rental real estate.
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OVERVIEW OF APPRAISAL PROCESS

In any determination of value, local market data are sought on such factors as sales and offerings of similar
properties and tracts of vacant land, current prices for construction materials and labor, rentals of similar properties
and their operating expenses, and current rates of return on investments and properties. From these data, values
may be developed for the land and the property as a whole.

Three generally accepted methods may be used in the valuation of the fee simple interest in an improved
property: the Cost Approach, the Sales Comparison Approach, and the Income Capitalization Approach.

The Cost Approach is based on the premise that a property's value can be derived by adding the estimated
value of the land to the current cost of constructing a reproduction or replacement for the site and building
improvements and then subtracting the amount of depreciation (deterioration and obsolescence) in the structure(s)
and site improvements from all causes. The land value is best derived through a sales comparison of similar
vacant parcels. The current costs to construct the improvements are obtained from cost estimating publications
and/or builders and contractors. To these costs are added other indirect costs and an estimate of entrepreneurial
profit. Depreciation is measured through market research and the application of specific valuation procedures.

In the Sales Comparison Approach, similar properties recently sold or offered for sale in the current
market are analyzed and compared with the property being appraised. Adjustments are made to the comparables
for various factors, such as market conditions, financing, conditions of sale, location, size, physical condition,
basements, outbuildings, construction quality or other dissimilarities between the comparable and the subject.
Upward adjustments are made to reflect inferior features. Downward adjustments are made to adjust features
considered superior to the subject. The adjustment process produces a range of value estimates, which are then
correlated into a single value estimate for the subject. The approach's reliability is a function of: (1) the
availability of comparable sales data; (2) the degree of similarity between the comparable sales and the subject; (3)
the extent to which the comparables do not exhibit abnormal financing or selling conditions.

In the Income Approach, the forecasted stabilized stream of net income before debt service can be
capitalized using a reconciled overall capitalization rate to compute a value estimate. The capitalization process
involves an analysis of competitive rent information for similar space within the competitive market area to
determine whether the subject rents are at market. To the projected market rent estimate is added an estimated
amount for miscellaneous income, if applicable.

The operating expenses that are expected for the property are then deducted from the effective gross
income to arrive at the net operating income stream for the subject property. The quality, durability, probability
and volatility of the forecasted income and expenses are considered important assumptions in this analysis.

If the property is likely to experience uneven annual future cash flows due to fluctuations in rents or
expenses, or if the rate of change for the revenue relative to the expenses will be different, then the property's
expected annual net operating income estimates over the investment holding period can be converted to a market
value estimate through the use of Discounted Cash Flow Analysis.

In this assignment, both the Sales Comparison and Income Approaches were applicable and were used to
value the subject property.
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SALES COMPARISON APPROACH

The Sales Comparison Approach was utilized to value the subject property to its Highest & Best Use as a
15 unit apartment complex. The value of the property as a 15 unit complex is first determined, and then the
estimated costs to convert the Alternative Education building were then subtracted to produce an As Is market
value estimate for the property.

The principle of Substitution is the fundamental principle in the Sales Comparison Approach. Substitution
suggests that property values tend to be set by the cost of acquiring an equally desirable substitute property.
Equally desirable properties that have sold or are currently listed are used as comparable sales.

Since no two things are exactly equal, adjustments are then made. The adjustments for the differences, or
elements of comparison, are intended to revise the sale/listing price of a comparable property until it reflects how
much the comparable would have sold for had it been just like the subject. The objective of the adjustments is to
make the comparables equivalent to the subject in market appeal on the effective date of the opinion of value.
After all adjustments are made, the comparable property has theoretically been altered into a duplicate of the
subject property. The concluded per-unit adjusted price is the indicated value for the subject property. The unit of
comparison selected is what is used most often by market participants in the market for that property type.

While listings can be useful, they are primarily an indication of what the subject property is not worth if the
property has been professionally marketed and has not sold after being on the market for many days.

Theoretically, the Sales Comparison Approach is applicable in all circumstances. Compared with the Cost
and Income approaches, the Sales Comparison approach often requires the lowest number of judgments and
decisions to reflect the actions of buyers and sellers in order to develop an opinion of a property’s market value.

The primary limitation of the approach is the occasional lack of data. There may be no comparable sales,
or an insufficient number of sales to develop quantifiable adjustments. For example, it is frequently difficult to find
suitable comparables for special-use or historic properties in many markets.

Analysis

Research and analysis was performed of sales and active listings of apartment buildings with more than 5
units (which are considered to be commercial properties) that are as similar as possible to the subject property. A
thorough search of the FlexMLS (Multiple Listing Service) system, Loopnet, and New England Commercial
Property Exchange was performed for comparable sales and listings for the past 3 years for Presque Isle, Caribou,
and other surrounding communities.

A number of comparable apartment building sales were identified and analyzed (more than are reported
here). The 3 comparables that are summarized in the top half of the following Apartment Comparables
Adjustment Schedule are the very best available. Detailed write-ups and maps of the comparables follow the
Adjustment Schedule.

Adjustment Schedule

The comparables were adjusted to estimate the value of the subject property in the bottom half of the
schedule. A comparative analysis was made of the factors that influence value. The Transactional and Property
adjustment factors include Rights Conveyed, Financing, Conditions of Sale, Expenditures After Sale, Market
Conditions, Location, Age/Condition, Quality of Construction, Porches/Decks/Outbuildings, Basements, and Site
& Site Improvements. The resulting adjusted prices should closely approximate the market value of the subject
property on the date of value.
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A negative percentage adjustment was made to the comparables to adjust any of the aspects that were
considered superior to the subject. A positive percentage adjustment was made to reflect those features deemed
inferior.

The comparable sales are similar to the subject property in many important regards. All of the properties
were at or close to full occupancy on the date of sale. The adjustment of each sale produces an indication of what

the comparables would have sold for if they had exhibited the same significant characteristics as the subject.

Transactional Adjustments

The adjustment for Rights Conveyed seeks to address the value of the different bundle of rights that might
have been conveyed for the comparable vis a vis the subject property. The Rights Conveyed adjustment is most
likely to occur when the subject property or any of the comparables are encumbered by a long-term, below-market
lease, or the subject or comparables are not at stabilized occupancy. The adjustment for a below market lease is
determined by estimating the present value of the loss in net operating income resulting from the difference
between the below-market lease and a lease at market, over the lease term at an appropriate discount rate. The rate
should reflect the risk and the practices of market participants. A below-market lease is less risky than one based
on a market lease, hence the discount rate for the leased fee is less than the discount rate for the fee simple.

Some contracts call for the sale of real property rights but add deed restrictions or other forms of limitations
on the purchaser and/or future users of the property. Such title or use limitations may render the sale unusable for
direct market comparison because the rights are less than fee simple.

All of the comparables were Leased Fee interests. The subject apartment building is also a Leased Fee
interest that is fully rented at or near market rates. The conversion of the interior of the Alternative Education
Building into 7 new two bedroom apartment units could likely be done relatively quickly, and due to the demand
for good apartment units in Presque Isle, the units would likely be filled very quickly with minimal effort (likely
during the construction process). Therefore, no adjustments were required.

The Financing Terms adjustment seeks to account for atypical financing terms, such as favorable seller
financing terms or rates. For example, the purchaser of a comparable property may have assumed an existing
mortgage at a favorable interest rate. Or, a seller may have arranged for a buy-down, paying cash to the lender so
that a mortgage with a below-market interest rate could be offered. In both cases, the buyers probably paid higher
prices for the properties to obtain below-market financing. Sales with non-market financing should be compared
to other sales transacted with market financing to determine whether an adjustment for cash equivalency should be
made. Strict, mathematical calculations of what the adjustment should be may not reflect market behavior. If the
calculations are not recognized by buyers and sellers, the adjustment is not justified.

Because all of the comparables were conventionally financed, no adjustments were required.

The adjustment for Conditions of Sale seeks to consider the effect of any tax considerations
(1031 transactions), listing price versus selling price, lack of adequate marketing exposure, sales between related
business entities or persons, or any assemblage or plottage strategies. The adjustment also seeks to consider any
undue duress, involving parties who are at a disadvantage (i.e., pending divorce or financial problems). The
comparable sales were arms-length transactions, and no adjustments were necessary for any of the comparables.

The adjustment for Expenditures after Sale seeks to account for any required expenses that are
anticipated to be incurred immediately after the sale of the property, such as demolition of existing
improvements & removal costs, costs to cure deferred maintenance, costs to petition for a zoning change,
environmental remediation costs, drainage improvements, etc. The buyer must have been aware at the time of
purchase that the expenditures would be necessary. The relevant figure is not the actual cost that was incurred post-
sale, but the cost that was anticipated by the buyer (since that is the amount that was factored into the purchase
price. No required after-sale expenses were uncovered in my research for the comparables.
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Market Conditions seeks to adjust for appreciation or depreciation in the values of the comparables that
might have transpired since the sale date to the subject appraisal date. Adjustments are made if property values
have appreciated or depreciated since the transaction dates due to inflation or deflation or a change in investors’
perceptions of the market over time. When current sales of similar properties do not exist, other evidence of
shifting market conditions include:

e upward or downward trends in rent and rent terms
the trend in sales prices to listing prices
trend in number of listings
trend in listing prices
number of offers a seller receives; frequency of backup offers
trend in number of foreclosures
number of building permits issued and aggregate value
use of seller financing
trend in number of vacancies
trend in overall capitalization rates

Enough similar paired sales or repeat sales of similar properties could not be found to calculate a credible
appreciation or depreciation rate. However, based on an examination of median sales prices of similar properties
and interviews with knowledgeable local commercial brokers and tax assessors, and rising apartment rental rates in
this market, a 5% appreciation adjustment was required for the first two comparables.

For each comparable, each percentage adjustment for Rights Conveyed, Financing, Conditions of Sale,
Expenditures After Sale, and Market Conditions is first added to the number 1, then multiplied together to produce
an Adjustment Factor. These Adjustment Factors are then multiplied by the respective Unadjusted Sale Prices
per SF of GBA, Unadjusted Sale Prices per Bedroom, and Unadjusted Prices per Unit to compute initial
Adjusted Prices per Square Foot, Adjusted Prices per Bedroom and Adjusted Prices per Unit for the
comparables.

Adjusting for Location and Physical Differences

The second part of the grid uses percentage adjustments that are summed together to account for a host of
other differences.

The Location adjustment seeks to account for differences in quality/ease of access, visibility, proximity to
employment, education, medical, and shopping centers or areas of broad interest, availability of public
transportation & utilities, views or other amenities, supply and demand of similar properties, reputation, and
quality and type of surrounding neighborhood. As noted above, the subject property is located proximate to
downtown Presque Isle, which is the employment and commerce center of Aroostook County. No adjustments
were required for the first two comparables, which are also located in or near downtown Presque Isle. The third
comparable is located in Caribou in a residential neighborhood not far from the city center. Based on differences in
employment/shopping/service opportunities and demographic and market characteristics, an upward adjustment
was required for the third comparable sale.

The Age/Condition adjustment accounts for the differences in the overall condition of the comparables and
the subject and the adjustments are performed by considering the variances in effective age between the
comparables and the subject. The Marshall & Swift Valuation depreciation estimates based on effective age were
heavily weighed in performing the adjustments, assuming economic lives of 50 years for multi-family properties.
The subject property was rated as having an effective age of 15 years. All of the comparables have higher
effective ages, requiring upward adjustments.

The Quality of Construction adjustment is more subjective, but using cost data as a guide, it seeks to
account for differences in quality/durability/appeal of materials used, design, and craftsmanship. The subject
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property exhibits Above Average Quality overall, due to its good brick veneer wall covering, heating systems, and
finishes. All of the comparables were rated as having Average Quality, requiring upward adjustments.

The Value of Porches, Decks, Outbuildings adjustment is to account for the value differences in
outbuildings, sheds, garages, decks, porches, etc. Because these components have significant contributory value
both to the property and to the owner and would have value to typical buyers, and cannot be valued using
capitalized net rent or by using sales comparables, the value of these components was determined primarily by
using depreciated cost. The adjustments recognize that cost and value are not necessarily synonymous, and that the
value added or lost by the presence or absence of an item in a comparable property may not equal the cost of
installing or removing the item. The subject benefits from a 3-car garage (+-1,075 sf), and a 644 sf covered porch,
which connects the subject’s two buildings. Please see the comparable detailed write-up sheets for a description of
each comparable’s decks, porches, etc., if any. Their values were also determined based on their depreciated cost,
using their effective ages.

The Basement adjustment accounts for the differences in value that result from unfinished or finished
basements. Basements are valued by multi-unit building owners as locations for heating/cooling equipment, tenant
storage areas, or for additional units. Because basements add significant contributory value to the property and
would have value to typical buyers, and cannot be valued using capitalized net rent (if they are not rented) or by
using sales comparables, the value of these components was determined primarily by using depreciated cost. The
subject property has no basements (concrete slabs only). The first two comparables have unfinished basements,
requiring downward adjustments.

The Site & Site Improvements adjustments account for the fact that additional land area allows an owner
to expand a building or to expand parking, to add additional structures for storage or other purposes, or to provide
buffer areas or more landscaping. The subject and comparables’ estimated land values were determined from an
analysis of vacant land sales in the respective neighborhoods, and consider factors such as acreage, frontage,
configuration, topography, vegetative cover, wetlands, and overall development potential. The adjustments also
consider the value of the site improvements (any paving, landscaping). Please see bottom of the comparables’
detail write-up sheets for a description of each comparable’s site improvements. The subject benefits from a total
of 6.44 acres (about 4.22 surplus acres), with +-45,611 sf of paving, extensive lawn areas, good landscaping, and a
60’ X 120’ fenced in and lighted tennis court area.

The Final Adjusted Prices of the comparables were determined by applying the sum of the percentage
adjustments to the Adjusted Prices per Square Foot, Adjusted Prices per Bedroom and Adjusted Prices per
Unit, as explained above.

Averages and Medians for each of these metrics were then computed and are presented in the bottom of the
schedule.

Each sale has its relative advantages and disadvantages as a benchmark by which to gauge the value of the
subject property, and the comparables that were used are the best available. Several active listings were also
considered, but those sales that were adjusted were the most reflective of value for the subject property.

Comparables #2 & #3 were given the most weight, due to lowest required Gross Adjustments.

RECONCILIATION AND CONCLUSIONS

All of the preceding analyses and information lead to preliminary value indicators of $105/sf,
$50,000/bedroom, and $79,600/unit. These produce preliminary value indications of $1,465,065 using price per
square foot of GBA, $1,500,000 using price per bedroom, and $1,194,000 using price/unit.
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From these preliminary values must be subtracted the estimated cost to demolish the existing interior walls
and to construct seven two bedroom units in the Alternative Education building. From the interior layout sketches
provided by the client, about 5,798 sf of space (excluding the boiler room, equipment room and garage space)
would be converted to apartments. The estimated cost of demolition was selected at $4/sf ($23,192) based on
Marshall Valuation Service demolition cost data. The estimated cost per square foot to build out the apartments,
assuming Average quality and retaining the use of the building’s current heating and air exchange system was
selected at $48.42/sf ($280,739). This cost assumes no salvage value for any existing appliances or materials or
equipment or lighting.

Performing the subtractions produces value indications of $1,161,135 using price per square foot of
GBA, $1,196,070 using price per bedroom, and $890,070 using price/unit.

Most of the weight was given to the value indication determined using Price per Square Foot, that metric
used most by local market participants. Based on these results, I conclude an As Is market value estimate of

$1,100,000 via the Sales Comparison Approach.
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APARTMENT COMPARABLES ADJUSTMENT SCHEDULE

SUBJECT Comparable #1 Comparable #2 Comparable #3
STREET ADDRESS Skyspot 8, 12 Epworth 42 State St 20 Fort St
cITY Presque Isle Presque Isle Presque Isle Caribou
SALES PRICE n/a $265,000 $400,000 $600,000
SALE DATE n/a 12/17/2021 1/31/2022 12/2/2022
RIGHTS CONVEYED Leased Fee Leased Fee Leased Fee Leased Fee
FINANCING N/A Conventional Conventional Conventional
CONDITIONS OF SALE N/A Arms Length Arms Length Arms Length
EXPENDITURES AFTER SALE N/A $0 $0 $0
ACREAGE 6.44 0.34 0.53 0.79
LOCATION Multi-Family; schools Urban residential Urban residential Urban residential
GROSS BUILDING AREA 13,953 4,417 6,000 10,899
NUMBER OF UNITS 15 7 10 12
NUMBER OF BEDROOMS 30 10 14 23
GBA OF BASEMENT 0 2,146 1,430 0
GBA OF PORCHES, DECKS, OUTBUILDINGS Garage-1075 sf; Porch-644 sf 340 988 2,546
ACTUAL AGE 35 112 140 39
EFFECTIVE AGE 15 25 25 20
OVERALL CONDITION Above Average Average Average overall Average
OVERALL QUALITY Above Average Average Average Average Averages
UNADJ.PRICE/SQ.FT. n/a $60.00 $66.67 $72.96 $66.54
UNADJ.PRICE/UNIT n/a $37,857 $40,000 $53,000 $43,619
UNADJ.PRICE/BEDROOM n/a $26,500 $28,571 $44,167 $33,079
TRANSACTIONAL ADJUSTMENTS
RIGHTS CONVEYED Leased Fee 0.0% 0.0% 0.0%
FINANCING N/A 0.0% 0.0% 0.0%
CONDITIONS OF SALE N/A 0.0% 0.0% 0.0%
EXPENDITURES AFTER SALE N/A 0.0% 0.0% 0.0%
MARKET CONDITIONS Stable 5.0% 5.0% 0.0%
CUMULATIVE % ADJUSTMENTS N/A 5.0% 5.0% 0.0%
ADJUSTED PRICE/SQ.FT. N/A $63.00 $70.00 $72.96
ADJUSTED PRICE/UNIT N/A $39,750 $42,000 $53,000
ADJUSTED PRICE/BEDROOM N/A $27,825 $30,000 $44,167
PROPERTY ADJUSTMENTS
LOCATION Multi-Family; schools 0.0% 0.0% 10.0%
AGE/CONDITION Above Average 10.0% 10.0% 5.0%
QUALITY OF CONSTRUCTION Above Average 10.0% 10.0% 10.0%
GBA OF PORCHES, DECKS, OUTBUILDINGS Garage-1075 sf; Porch-644 sf 6.6% 3.5% 1.4%
GBA OF BASEMENTS 0 -1.7% -3.4% 0.0%
SITE & SITE IMPROVEMENTS Paving; large lawns, tennis courts. 25.7% 24.9% 23.9%
TOTAL PROPERTY ADJUSTMENTS N/A 44.6% 45.0% 50.3%
NET ADJUSTMENTS N/A 49.6% 50.0% 50.3%
GROSS ADJUSTMENTS N/A 65.0% 56.8% 50.3%
FINAL AD.J. PRICE/SQ.FT. N/A $91.08 $101.47 $109.66
FINAL ADJ. PRICE/UNIT N/A $57,474 $60,883 $79,657
FINAL ADJ. PRICE/BEDROOM N/A $40,232 $43,488 $66,381
Average Price/SQ.FT. $1 00.74 Median Price/SQ.FT. $1 01.47
Average Price/UNIT. $66,005 Median Price/UNIT. $60,883
Average Price/BEDROOM $50,034 Median Price/BEDROOM $43,488
SUBJECT QTY. PRELIMINARY VALUE ESTIMATE ~ Demolition & Build-out Costs FINAL VALUE
Reconciled Adj Price/SQ.FT. $ 105.00 13,953 $ 1,465,065 $ (303,930) $1,161,135
Reconciled Adj Price/Bedroom $ 50,000 30 $ 1,500,000 $ (303,930) $1,196,070
Reconciled Adj Price/Unit $ 79,600 15 $ 1,194,000 $ (303,930) $ 890,070
CONCLUDED VALUE ESTIMATE: 1,100,000
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TAX MAP

TAX MAP LOT
STREET ADDRESS
CITY

STATE

GROSS BUILDING AREA (GBA)

# OF UNITS

# OF BEDROOMS

# OF BUILDINGS
SELLING PRICE*

SALE DATE

SALE PRICE/SF

SALE PRICE/UNIT
SALE PRICE/BEDROOM

BOOK/PAGE

RIGHTS CONVEYED
CONDITIONS OF SALE
FINANCING

EXPENDITURES AFTER SALE

BUILDING CLASS
HEATING/COOLING

CONSTRUCTION QUALITY
BUILDING CONDITION
EFFECTIVE AGE

ACTUAL AGE

OUTBUILDINGS/DECKS
BASEMENT

SITE IMPROVEMENTS
KNOWN WETLANDS
EASEMENTS/RESTRICTIONS
UTILITIES

REMARKS

BUILDING COMPARABLE #1

31

81-008; 81-012
8, 12 Epworth
Presque Isle
Maine

4,417

7

10

2

$265,000
12/17/2021
$60.00
$37,857
$26,500

Book 6283, p.343

Leased Fee
Arms Length
Conventional

$0

ZONING
NEIGHBORHOOD

VISIBILITY/VIEWS
INGRESS/EGRESS
ACCESS

STREET SURFACE

ACREAGE

ROAD FRONTAGE

CORNER LOT?
TOPOGRAPHY & DRAINAGE
VEGETATIVE COVER
PARKING

ADVERSE CONDITIONS
OVERALL APPEAL

OVERALL CAP RATE
GROSS INCOME MULTIPLIER

Wood Frame, gable roofs

Oil & pellets.

Average
Average
25

112

O.Porches-276 sf; Shed - 64 sf.
Unfinished basements-2146 sf.
Small lawn areas. 10 gravel parking spaces.

None

Seller disclosed there were none.

Overhead electricity; public water & sewer; propane available.

Residential

Mature single & multi-family
neighborhood.

Mixed commercial & residential.
Good in both directions

Good via 2-way, 2-lane public
Paved.

0.34

185.5

No

Level

Small Lawn areas

Gravel on site-10 spaces.
None

Average

Not Available
5.01

All wiring had been completed for each unit to have their own electric meters - meter boxes needed

to be installed. Newer roof cover, updated painting, well maintained. Within walking distance to

schools, university, banks, grocery, restaurants, etc. On street that runs parallel to Main St.

Seller disclosed there was asbestos in the siding.
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TAX MAP

TAX MAP LOT

STREET ADDRESS
CITY

STATE

GROSS BUILDING AREA (GBA)
# OF UNITS

# OF BEDROOMS

# OF BUILDINGS

SALES PRICE

SALE DATE

SALE PRICE/SF OF GBA
SALE PRICE/UNIT
SALE PRICE/BEDROOM

BOOK/PAGE

RIGHTS CONVEYED
CONDITIONS OF SALE
FINANCING

EXPENDITURES AFTER SALE

BUILDING CLASS
HEATING/COOLING
CONSTRUCTION QUALITY

BUILDING CONDITION
EFFECTIVE AGE
ACTUAL AGE
ACREAGE
OUTBUILDINGS/DECKS
BASEMENT

SITE IMPROVEMENTS

KNOWN WETLANDS
EASEMENTS/RESTRICTIONS

UTILITIES

REMARKS

39

187-42

42 State St
Presque Isle

Maine
6,000

10

14

1
$400,000
1/31/2022
$66.67
$40,000
$28,571

6283 / 343

Leased Fee
Arms Length
Conventional

$0

Wood frame 2.5 story.

BUILDING COMPARABLE #2

ZONING
NEIGHBORHOOD
VISIBILITY/VIEWS

INGRESS/EGRESS
ACCESS

STREET SURFACE
ROAD FRONTAGE
WATER FRONTAGE
CORNER LOT?
TOPOGRAPHY & DRAINAGE
VEGETATIVE COVER
PARKING

ADVERSE CONDITIONS
OVERALL APPEAL

OVERALL CAP RATE
GROSS INCOME MULTIPLIER

Electric, oil, propane forced hot water.

Average

Average overall

25
140
0.53

Shed-760 sf. O.Porches-114 sf. Encl.porch-114 sf.

Unfin'd - 1430 sf.
Gravel driveway, lawn.

None
None

Public Water and Sewer; bottled gas available.

Residential
Multi-unit and single family; lumber yard.
Good/single family uses and a lumber yard.

Good in both directions.
Good via public 2 way, 2-lane
Paved

On State Street.

None

No

Gently sloping

Small lawn areas.

Off street gravel 5-10 spaces
None

Average

10.83%
4.66

Building had been recently renovated, according to the listing realtor.
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BUILDING COMPARABLE #3

TAX MAP

TAX MAP LOT

STREET ADDRESS

City

STATE

GROSS BUILDING AREA (GBA)
# OF UNITS*

# OF BEDROOMS

# OF BUILDINGS

SALES PRICE

SALE DATE

SALE PRICE/SF OF GBA
SALE PRICE/UNIT
SALE PRICE/BEDROOM

RIGHTS CONVEYED
CONDITIONS OF SALE
FINANCING

EXPENDITURES AFTER SALE

BUILDING CLASS
HEATING/COOLING
CONSTRUCTION QUALITY

BUILDING CONDITION
EFFECTIVE AGE

ACTUAL AGE

ACREAGE
OUTBUILDINGS/DECKS
BASEMENT

SITE IMPROVEMENTS
KNOWN WETLANDS
EASEMENTS/RESTRICTIONS
UTILITIES

REMARKS

28 ZONING

50-B NEIGHBORHOOD

20 Fort St

Caribou INGRESS/EGRESS

Maine ACCESS

10,899 STREET SURFACE

12 ROAD FRONTAGE

23 WATER FRONTAGE

1 CORNER LOT?

$600,000 TOPOGRAPHY & DRAINAGE
12/2/2022 VEGETATIVE COVER
$72.96 PARKING

$53,000 ADVERSE CONDITIONS
$44,167 OVERALL APPEAL

Leased Fee OVERALL CAP RATE

Arms Length GROSS INCOME MULTIPLIER
Conventional

None*

Wood frame two story
Electric heat paid by tenants.
Average

Average.

20

39

0.79

O.covered porch - 2,546 sf.

None; slab.

7,266 sf paving.

None

Seller disclosed there were none.
Overhead electric; public water & sewer.

Residential 2
Mixed use single & multi-family.

Good in both directions

Good via 2-way, 2-lane public
Paved

282

None

No

Slightly sloping

Significant lawn areas.

Over 20 paved and gravel spaces onsite.
None

Average

8.20%
5.85

*Per the seller, a condition of the sale is that the seller had agreed to fabricate and deliver

10 remaining banisters on the second story covered porch by May 31, 2023.
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INCOME APPROACH

In this assignment, due to the expected nature of the cash flows, the Direct Capitalization method was
utilized to determine the preliminary market value estimate at the property’s highest and best use as a 15 unit
apartment complex. The final As Is market value estimate was then determined by subtracting the cost to convert
the Alternative Education building into 7 two bedroom units, and then adding in some additional components of
value that the Income Approach does not capture.

The existing apartment building has 8 units, with each unit having two bedrooms, a full bath, and a kitchen,
as shown on the above sketch. The units are connected by a corridor from a main entrance. The building benefits
from a laundry room that the tenants can use for free, equipped with 3 commercial washers and 3 commercial
dryers. There is also a boiler room, storage area, and a recreation lounge.

The current practice is to provide new faculty members with 6 free months of housing. After 6 months, the
tenants pay $800/month gross (all utilities and on-site paved parking are included in the rent). The leases are on a
month/month basis. On the date of inspection, Units 101 and 106 were vacant, but Unit 101 was going to be filled
the following week, and Unit #6 was going to be filled the 1** of September 2023. Each of the units is equipped
with a refrigerator, gas range/stove, and an exhaust fan. Some of the units have two refrigerators. The existing
appliances have an average age of 15-20 years, based on my inspection. There are at least 2 paved parking spaces
per unit on-site. As noted, the property benefits from on-site tennis courts, large lawn areas, good landscaping, and
immediate proximity to the public middle school, NMCC, and is within a short distance to UMPI and downtown
Presque Isle.

According to the client, the units have historically been fully occupied.

DETERMINATION OF MARKET RENT

Exhibit I presents a current rental survey of similar two bedroom units in the area, with an indication of
what utilities are paid by the tenants:
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145 Glenn St
Caribou

145 Glenn St
Caribou

33 Washington St.

Caribou

33 Washington St.

Caribou

76 Washburn St
Caribou

76 Washburn St
Caribou

583 Main St
Caribou

47 Grimes Mill Road

Caribou

47 Grimes Mill Road

Caribou

42 Glenn St
Caribou

42A Glenn St
Caribou

20 Fort St
Caribou

20 Fort St
Caribou

11 Sweden St
Caribou

83 Hersell St
Caribou

83 Hersell St
Caribou

650 Main Street
Presque Isle

23 Church St
Presque Isle

EXHIBIT |

2 BEDROOM YEAR ROUND APARTMENT RENT SURVEY - November, 2023

Monthly  Expenses paid

Quality Bedrooms Baths  Rent
Average 2 1 $700
Average 2 1 $670
Average 2 1 $800
Average 2 1 $800
Average 2 1 $825
Average 2 1 $700
Average 2 1 $800
Average 2 1 $800
Average 2 1 $695
Average 2 1 $700
Abv. Avg 2 1 $1,000
Average 2 1 $645
Average 2 1 $700
Average 2 1 $1,200
Average 2 1 $850
Average 2 1 $700
Average 2 1 $1,075
Average 2 1 $750

High: $1,200
Low: $645
Average: $801
Median: $775
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by Tenant

Electricity; heat &
hot water included

Electricity; heat &
hot water included

Electricity; heat &
hot water included

Electricity; heat &
hot water included

Electricity; heat &
hot water included

Electricity; heat &
hot water included

Electricity; heat &
hot water included

Electricity & hot
water.

Electricity & hot
water.

Electricity.

Electricity.

Electricity.
Electric Heat.

Electric Hot Water.

Electricity.
Electric Heat.

Electric Hot Water.

None.

Electricity.

Electric Hot Water.

Electric Hot Water.

Electricity

Electricity

Remarks

Proximate to recreational activities and shopping.
Duplex built in 1958.

Proximate to recreational activities and shopping.
Duplex built in 1958.

Proximate to grocery stores, Collins pond, walking trails, dog
park. Built in 1922; well maintained.

Proximate to grocery stores, Collins pond, walking trails, dog
park. Built in 1922; well maintained.

4-unit built in 1950. Oil hwbb heat & pellet boiler.

4-unit built in 1950. Oil hwbb heat & pellet boiler.
Renovated 3-unit building with new flooring, roofing, doors,
windows, plumbing.

Built in 1985, with newer vinyl siding and metal roof.

Built in 1985, with newer vinyl siding and metal roof.
Washer & dryer and heat and hot water included.

Washer & dryer and heat and hot water included.

Microwave oven included.

Ample on-site paved parking. Frig, stove, and exhaust
fan.

Ample on-site paved parking. Frig, stove, and exhaust

fan.

Two car attached garage, hardwood floors, full basement.
45 acres.

Coin-op laundry on-site. Recently renovated 4-unit building.

Coin-op laundry on-site. Recently renovated 4-unit building.

Duplex located in downtown.

6 unit building located proximate to downtown.



The rents, quality, condition, neighborhood quality, and location of the two bedroom units surveyed vary,
with the rents ranging from a low of $645/month to a high of $1200/month. The survey reports Average and
Median rents of $801 and $775 respectively. Given the quality and condition of the subject existing and
prospective new units, their size, neighborhood, free on-site parking, location, and utilities included, it is my
conservative opinion that the market rent for the subject’s existing two bedroom units is $875/month, assuming a
reasonable vacancy rate. The concluded market rent for the hypothetical 7 new units, assuming Average quality
construction and 825 sf of space, is $1,000/month.

Exhibit II presents the Stabilized Operating Income & Expense schedule for the subject property, which
presents the forecasted income and expense schedule for the year-ahead period after the completion and
stabilization of the 7 hypothetical new units.

The subject property has no operating expense history under the assumption of it having 15 units. Without
the benefit of historical data, I developed Benchmark operating expense ratio data (before consideration for
replacement reserves) for five apartment buildings/complexes that I recently appraised in the region, as presented
in the last columns of the Exhibit, as an aide in determining the realistic operating expenses the subject property
can expect to incur once all 15 units are occupied. The operating expense ratios being incurred at similar buildings
are very helpful for establishing realistic operating expense estimates for the subject property once the 7
hypothetical new units are stabilized. The Benchmark data is from apartment buildings that I appraised, and so |
had the benefit of good data. The benchmark Operating Expense ratios were calculated by dividing the total
operating expenses that are the responsibility of the landlord (before consideration for replacement reserves) by the
Effective Gross Income. The Total Operating expenses include bookkeeping, office supplies, legal fees, plowing
and grounds keeping, property taxes, insurance, any utilities paid for by the landlord, building maintenance and
repair, cleaning, management fees, and any other miscellaneous expenses.

From the concluded market rents for the subject property and the benchmark operating expense data, I
developed an annual Stabilized Income and Expense Schedule for the subject property in the second and third
columns of the Exhibit. The stabilized income and expense data for the subject property assumes a reasonable
vacancy rate.

INCOME FORECAST

Using the market rents, and assuming full occupancy, the Total Rental Income for the eight existing two
bedroom apartments computes to $84,000 annually. The Total Rental Income for the seven hypothetical new units
also computes to $84,000 annually. The existing commercial laundry machines could easily be converted to now
require payment by the tenants to operate. Assuming $2/wash and $2/dryer load, and assuming each apartment
unit does one load of whites and one load of darks per week, the property could expect to produce laundry income
of $6,240/year. Conservatively, no allowance was made for any possible Pet Fees, Late Fees, or any other fees or
source of income. The Total Potential Income sums to $174,240.

From this amount must be subtracted a reasonable Allowance for Vacancies and Collection Losses. This
allowance provides for reductions in gross potential income attributable to vacancies, tenant turnover, and
nonpayment of rent; and is usually estimated as a percentage of potential gross income. The vacancy rate selected
should be the typical rate for the subject’s submarket when estimating the fee simple interest in a property. The
typical rate may change over time due to changes in supply and demand, and might be higher in rapidly growing
markets than in stable or slow-growing markets because space is created in anticipation of future needs. It may also
be higher after a decrease in demand because the supply of space falls slowly.

Based on the property’s vacancy history and the overall quality and condition of the units, good location,

amenities, and my discussions with local tenants, property managers, city officials, and local real estate brokers, a
3% rate is viewed as being a reasonable vacancy rate for this property in this location, given the assumed rents.
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Subtracting $5,227 from the Total Gross Income of $174,240 produces an Effective Gross Income figure of
$169,013.

OPERATING EXPENSES

As indicated, I closely considered data from similar apartment buildings/complexes that I have recently
appraised in forecasting the likely operating expenses that will be incurred in the future under full occupancy. I
selected an Operating Expense Ratio of 43% for the subject property, based on the construction quality, the
condition of the property, the utilities/expenses that are paid for by the landlord, and the benchmark data. This
produces an annual amount of $72,676 for the Fixed and Variable expenses.

Replacement Reserves

In accordance with appraisal theory, I added an allowance for replacement reserves by determining an
estimated annual charge for each of those replaceable building components and appliances that are expected to
have economic lives less than that of the building (roof covering, appliances, boiler, floor covering, paving, etc.).

As shown below, the Realty Rates Investor Survey for Q3 2023 reports a range of $165 to $450 per unit
for Apartments, with a typical amount of $418. Based on the age and condition overall of the property, I
conservatively selected $425/unit, which computes to $6,375 annually.

The Total Operating Expenses forecast of $79,051 ($5.90/sf) seems reasonable, given the utilities paid
for by the landlord, and the quality and condition of the units and site improvements.

Deducting all Fixed, Variable, and Replacement Reserve expenses from the Effective Gross Income figure
of $169,013 produces a Net Operating Income figure of $89,962.

The Reconciled Income and Expense Schedule serves as the starting point for valuation through Direct
Capitalization, which follows Exhibit I1. Based on the current supply and demand for apartment units and on the
current economic climate, the subject property would be highly competitive and profitable into the distant future.

RealtgRates.com INYESTOR SURYEY - 3rd Quarter 2023"

SURVEYED RESERVE REQUIREMENTS
Per Unit

Property Type
Apartme nts $165 | 3450 48
Golf #1295 $7.950 $IEEE

Health C arefSenior Housing 275 FTED 424
Industrial
£.0%

2.0%

8.6
5.6

Lodaging
mMokile Home!/RY Fark
Oiffice

Restaur ants

#17E

Fetail
Self-Storage 38

Special Purpose £0.30 | $1.20 $0.30

"2nd Glyareer 20235 Data Copyright 2023 RealtyRat ¢5.com bl
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VALUATION THRU DIRECT CAPITALIZATION

Direct Capitalization remains a widely used technique, and is achieved through the use of an overall
capitalization rate (OAR). The stabilized operating income stream for a single year is converted into an indication
of value by using the following equation:

VALUE =NOI/ OAR

An OAR for the subject is normally best obtained by computing and reconciling the OARs from recent
sales of comparable properties, when the income and operating expense data for the comparables is available. An
OAR from a comparable sale is determined by dividing the property's net operating income by its selling price.
Investor surveys and regional and national averages on similar properties are often helpful in establishing
benchmark estimates. In addition, OARs can be derived from 1) the debt coverage ratio multiplied by the
mortgage constant and the loan-to-value ratio; 2) the combined use of a net income ratio and effective gross
income multiplier; and 3) band of investment techniques using either land and building components or the
proportions of debt and equity in the property investment.

Because OARs are based on current sales and investor opinion of similar properties, the OAR is both
market derived and reflective of current investor expectations. Captured in the OAR are investor expectations
about future growth in income and property values, financing terms, required equity yield rates, and holding period
assumptions.

Ideally, overall capitalization rates are derived from the market through comparable sales. This provides
strong evidence of value when certain conditions are met:

1.) Data must be drawn from properties that are physically similar to the property being appraised and from
similar (preferably competing) markets. Where significant differences exist for a given comparable, its
indications are afforded less weight or may be discarded entirely.

2.) Sale properties used as sources for calculating overall capitalization rates should have current (date of sale)
and future market expectations, including income and expense patterns and likely value trends, that are
comparable to those affecting the subject property.

3.) Income and expenses must be estimated on the same basis for the subject property and all comparable
properties.

4.) The comparable property’s price must reflect market terms, or an adjustment for cash equivalency must be
possible.

5.) If adjustments are considered necessary for differences between a comparable and the subject property,
they should be made separately from the process of calculating the overall capitalization rate and should be
based on market evidence.

A proper OAR for the subject was selected in the following Exhibit II by using several different
techniques: Debt Coverage Ratio Method, Mortgage-Equity Band of Investment Method, Comparable Sales, and
by analysis of investor surveys & interviewing local market participants.

Exhibit I shown below lists the major assumptions that underlie the selection of a suitable capitalization
rate.

As shown below the Exhibit, the latest Realty Rates Investor Survey reports permanent financing interest
rates for Garden Apartments that range from 4.32% - 7.22%, with an average of 5.77%. The Average required
Debt Coverage Ratio is 1.26, with a range of 1.00 to 1.61, and the Loan to Value Ratio ranges from 65%-90%,
with an average of 78%.
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ASSUMPTIONS - OVERALL CAPITALIZATION RATE SELECTION

Percentage of Debt Financing.............cocueeee..
Mortgage Interest Rate..........uueeeeveosscnnsseossnnns

Percentage of Equity Financing...................

Lo Term..aueeeenneeenieeeiionenienenienenenennnnns

Amortization Period.

Number of Years in Holding Period..............

Equity Dividend Rate..............ccccouvinnnnnn
Required Equity Dividend Range...............
Required Debt Coverage Ratio...................

EXHIBIT |

80.00%
5.75%
20.00%

20
20

10
8.23%

4.70% - 12.54%

*End Buarter 2023 Dara

Copmight 083 ReangRates.com ™
RealtyRates, com INVESTOR SURYEY - 3rd Quarter 2023°

APARTMENTS - GARDENISUBUR BAN TOWNHOUSE
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Loaruto < alue Ratio
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Average

Spread Ower 10-Year Treagury
Dhebt Ciowie g Rakio

Inmerest Fate

Brnoabiz atkon
Mortga ge Congtant
Lcare ko - aline Fato

Equity O widend Rate
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§ 3
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6
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]
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007
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00523
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For the subject property, a 20 year loan with a 5.75% interest rate, a conservative Loan-to-Value Ratio of
80%, and a conservative Debt Coverage Ratio of 1.20 was selected. A typical holding period of 10 years was
assumed for the property.

An Equity Dividend (Capitalization) Rate of 8.23% was selected based on local cash on cash expectations
of investors, and as reported for this property type in the national 3rd Quarter 2023 Realty Rates Investor Survey
(see above). The Survey reports an Equity Dividend range of 4.70% - 12.54%, with an Average of 8.23% for
Garden apartments.

OVERALL CAPITALIZATION RATE SELECTION
A) DEBT COVERAGE RATIO METHOD

This method computes the overall capitalization rate by multiplying the loan-to-value ratio by the debt-

coverage ratio and by the annual mortgage constant (see Exhibit II below). The debt coverage ratio is frequently
used by institutional lenders, who are generally fiduciaries who manage and lend the money of others. The debt
coverage ratio is the amount of annual net income produced by the property divided by the amount of the annual
loan payments (principal and interest). Because of their fiduciary responsibility, lenders are particularly sensitive
to the safety of loan investments, especially the safety of principal. Consequently, they try to provide a cushion by
generally requiring a debt coverage ratio of 1.20-1.30, which means that they like to see the property generate
income that is at least 20% more than what the annual principal and interest payments will be. This helps to ensure
that the borrower will be able to meet the debt service obligations on the loan even if income declines.

To estimate an overall capitalization rate, the debt coverage ratio can be multiplied by the mortgage
constant and the loan to value ratio. The mortgage constant is simply the amount of the annual loan payments
(principal and interest) divided by the loan amount. The mortgage constant multiplied by the principal amount of
the loan is the minimum annual amount the bank requires to cover its costs, make a profit on the loan, and to
recoup a portion of the money it has lent out. It represents both the borrower’s annual amount of loan payments
and the amount of money the bank needs to make on the loan to warrant lending the money and to recover a
portion of the principal annually.

Therefore, the first two components of the formula (if multiplied together and multiplied by the loan
amount) represent the minimum that the bank must make on the loan to make a profit and recover its investment,
increased by a safety cushion. When these two factors are then multiplied by the percentage of the value of the
property that the bank will finance, the resulting overall capitalization rate, when divided into the net income that
the property produces, results in the minimum property value estimate that is needed to meet the bank’s
underwriting and collateral requirements.

Although this method is less complete than the projected income-value (mortgage-equity) method, because
it ignores the equity investor’s yield requirement, appreciation/depreciation of the property, and equity build-up
over time as loan payments are made, it has the advantage of being more easily derived from actual market
evidence, and requires fewer assumptions about future property income and value behavior. For this assignment,
the debt coverage ratio method yields an overall rate of 8.088%.

B) MORTGAGE EQUITY BAND OF INVESTMENT

The overall capitalization rate computed with this method assumes that most properties are purchased with
debt and equity capital, and has as its basic premise that the overall capitalization rate must satisfy the mortgage
constant requirement of the lender and the pre-tax cash flow requirement of the equity investor. As just discussed,
the mortgage constant requirement is the factor that represents what the financing institution needs to make on the
loan to cover its costs, make a profit, and recover the money it has lent. The pre-tax cash flow requirement of the
equity investor (equity capitalization rate) is simply how much cash return before taxes a typical investor should
expect to receive annually (on a percentage basis) on his/her cash investment in the property, given its risk. The
overall capitalization rate determined using this method is a weighted average rate, weighted in proportion to the
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total property investment represented by debt and equity. The loan-to-value ratio represents the debt portion of the
investment; the equity ratio is the amount of the investment financed with investor capital. The overall rate is
computed by multiplying the loan to value ratio by the annual mortgage constant and adding to this product the
equity ratio multiplied by the equity capitalization rate.

This results in a rate which, when multiplied by the value of the property, will produce a net income
amount which will satisfy the minimum profit and principal return requirements of the lender and the cash return
requirement of the equity investor.

In this assignment the Mortgage Equity Method produces an overall capitalization rate of 8.386%.

C) SURVEYS AND LOCAL MARKET PARTICIPANTS

Several local commercial real estate brokers and property managers opined that 7.50%-8.50% would be a
suitable overall capitalization rate for the property at this time. The Realty Rates Investor Survey for Q3 2023 and
other leading Investor surveys were reviewed to obtain the latest reported apartment overall capitalization rates.

As shown above, the Realty Rates Investor Survey for Q3 2023 reports a range of 4.89% to 10.81%, with
an Average Surveyed Rate of 7.56% for Garden/Suburban Townhouse apartments:

From this survey data, an Overall Capitalization Rate of 7.56% is concluded.

D) COMPARABLE SALES

I was able to determine the overall capitalization rates for two of the comparables sales used above in the
Sales Comparison Approach. The computed overall capitalization rates include vacancy allowances, replacement
reserves and reasonable management fees. From this data, I conclude an overall rate from comparable sales of

9.51%.
SUMMARY AND CONCLUSIONS

Several different methods were used to determine a supportable overall capitalization rate. In this
assignment, each method was considered and given some weight.

The subject has Above Average Quality and Above Average Condition, with significant potential for future

price appreciation as rents increase. I conservatively conclude that 7.75% is a reasonable, overall capitalization
rate for this property, given its quality and overall condition assumptions, and the current economic climate.
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EXHIBIT 11

SELECTION OF OVERALL CAPITALIZATION RATE

A. DEBT COVERAGE RATIO METHOD

CAP. RATE = Debt Coverage Ratio X Loan/Value Ratio
X Mortgage Constant
OVERALL CAPITALIZATION RATE = 8.088%

B. BAND OF INVESTMENT, MORTGAGE EQUITY METHOD

% Debt X Mortgage Constant......... 6.740%
+ % Equity X Equity Cap. Rate........ 1.646%
OVERALL CAPITALIZATION RATE.... 8.386%

C. INVESTOR SURVEYS AND LOCAL MARKET PARTICIPANTS
Realty Rates Investor Survey - Garden Apartments Q3 2023...................... 7.560%
APARTMENTS OVERALL CAPITALIZATION RATE.... 7.560%

D. COMPARABLE SALES

Comp #2 - 10 Unit - 42 State St Presque Isle............c.ccooiiiiiiiinn. 10.83%
Comp #3 - 10 Unit - 20 Fort St Caribou............coovveiiiiiiine, 8.20%

APARTMENT SALES CAPITALIZATION RATE.... 9.515%
RECONCILED OVERALL CAPITALIZATION RATE 7.75%
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DETERMINATION OF AS IS MARKET VALUE ESTIMATE

Capitalizing the estimated stabilized net income estimate of $89,962 (see preceding Reconciled Operating

Income and Expense schedule) results in a preliminary market value estimate of $1,160,800 for a 15 unit
apartment complex.

To determine the As Is Market Value, an amount must be subtracted for the observed deferred
maintenance, which is detailed above and shown in the photos. Based on Marshall & Swift Valuation guidelines, I
estimate the deferred maintenance amount to pressure wash/cure/repair the stained brick veneer, remaining asphalt
shingles to be replaced, small section of damaged soffit, damaged ceiling in the garage, etc. to be in the range of
$25,000.

The estimated cost of interior demolition of +-5,798 sf of the Alternative Education Center, and the
estimated cost to build out the 7 new apartments at $48.42/sf then needed to be subtracted.

Because the Income Approach does not capture the values of the subject 3-car garage, excess acreage,
tennis courts, and the extensive lawn and landscaping, these estimated values then needed to be added. Their

values were determined using comparable land sales in the immediate area and cost figures from the Marshall
Valuation Service (please contact me for more detail).

Adding these amounts produce a final As-Is Market Value Estimate of $1,100,000.

VALUATION VIA DIRECT CAPITALIZATION

NOI $89,962

------ = e = $1,160,800

OAR 7.75%
Preliminary Market Value Estimate: $1,160,800
Deferred Maintenance ($25,000)
Cost of Demolition @ $4/sf * 5,798 ($23,192)
Cost of Build-Out of 5,798 sf @ $48.42 ($280,739)
Estimated Depreciated Value of 3 Car Garage $54,000
Estimated Value of Excess Acreage $80,000
Estimated Value of Extensive Lawn & Landscaping $90,000
Tennis Courts $44,000
Concluded As-Is Market Value Estimate: $1,100,000 (rounded)
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RECONCILIATION AND FINAL VALUE CONCLUSIONS

The Sales Comparison and Income Approaches were utilized to determine As Is market value estimates for
the subject property.

The Income Approach produced a value of $1,100,000. It normally best reflects the net income analysis
that potential investors interested in acquiring an income producing property would likely perform to value the
property, in the absence of true comparable sales. The approach best analyzes the income producing ability of the
property, which is the primary method used by potential buyers in establishing a purchase price. However, the
Income Approach may not fully capture the land, or outbuildings, or site improvements values, or the change in
value in the land and site improvements over time, depending on the rent rates and/or the assumptions used in the
analysis.

The Sales Comparison Approach was also utilized in this assignment due to the availability of suitable
arms length comparable sales of similar properties. It also produced a value estimate of $1,100,000. The Sales
Comparison Approach is based on actual arms-length consummated sales of similar properties within the same
economic area of the subject property, and hence is highly reflective of market participants’ decision-making.
However, more sales from which to select suitable comparables within the region would have been useful, and the
ideal comparables would preferably have been of more similar size, construction quality, condition, and had
similar improvements and number of bedrooms per unit. In addition, the dissimilarities in land value, type and
quality of site improvements, outbuildings, age, and other factors required some adjustments to be determined.
The approach is weakened by the number and magnitude of these adjustments.

For this assignment, both approaches produce useful indicators of value.

In this assignment, several additional components of value needed to be subtracted or added to the Income
Approach’s value estimate of the property as a 15 unit apartment complex to determine a final As Is estimate of
market value. In addition, I did not have the benefit of historical operating income and expense data for the subject
property at its highest and best use, which required me to make a number of reasonable assumptions with respect
to the market rents that the property would be able to command and what the most likely operating expenses would
be. The number of required assumptions renders the As Is Market Value estimate determined via the Income
Approach more subject to a wider variability of results.

Based on the quantity and quality of the data that was available, I weighed the Sales Comparison Approach
the most in concluding a final As Is market value of $1,100,000 for the subject property.
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CERTIFICATION

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

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

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

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.

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

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

I have made a personal inspection of the property that is the subject of this report.

no one provided significant real property appraisal assistance to the person signing this certification.

1 did not appraise the subject property or otherwise perform any valuation or any other services within the
three-year period immediately preceding acceptance of this assignment.

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

Mﬁf/ﬂz ﬂ'—/ L? gﬁlmy

Michael J. Soucy, CFA, CPA, MBA
Certified General Appraiser — Maine CG379
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COPY OF DEED

\ BHO3318 POROL LID1D

BF-09-1999 ¢ 1];33a

PEEANBLE pi s

This DEED i@ made this .f.‘_!'}my of , 1998, ‘batween

the UNITED B'tﬁi':ﬂ OF RMERICA, mcting. t-hrnuqh the SBecretarcy of
Education, by Tlh'lrid B. Hakola, Director, Real Froperty Group,
Gffice of Hanagement, ("GRANTOR") pursuant to §203(k} of the
Faderal Proparty and Administrative Barvices Aot of 1949, am
amended ("Act®), Public Law Wo, B1-152, €3 Stat. 177, 40 U.5.C.
§471 gt geg., Reorganization Plan Mo. 1 of 1953, the Departmant
of Education Organieation Aot of 1979, Public Law Ho. $&-Bi, 93
Brat. §60, 10 U.E.C. §3401 st geg., and the University of Maine 4
Eyatem, having its principal Mliu;l at 107 Maine Avenus, Bangor,
Maina ("GRANTEE"). :
I. BECITALS

1. By lattar dated Movembar 28, 1998 from the Dapartment of
the Adr Foroe, Air Fores Bass Converalen Agency, certain Fedaral
surplis real property lecated in Presgus Isle, Arcostook County,

L e AP 4, N T T R I T

Haine, known as a portion of the former Presgue Isls Pamlly
Houping Unit, a datached housing site assocolated with Loring Alr
Force Basa, and conslsting of approximately 6.44 acres of land
o and improvements, mors or lesss, ("Property"), wvas assigned to
GRANTOR for disposal upon tha racommendatlon of GRANTOR that the
Propacty is nesded for educationm]l purposes in accordance with
the provisions of the Act.

1. OGRANTEE has mads a firm offer to purchace the Froparty
undar the provisions of the Act, has appllied for a public benefit
allowance, and proposes to use tha Property for certaln

\

N

@GISTRY or D

ARODST
Houfion, ME 00K 88, &

lTHUEI:ﬂFf
VOL 23.7 Fﬂ.ﬂE

AT, 7 Lo B /‘\o/f-{;-:zr-r-f
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) ] BHD3318 POODE 13019

sducational purposss as detalled in its February 22, 1994
nppi.i.ul.liufl ("applicatlon®) .

3. The Dapartment of the Alr Force, Alr Forca Dasa
conversion Agency hag notlfled GRANTOR that no objection will be
interpossd to the tramsfer of the Property to GRANTEE at 100 per
sent public benefit sllowance, and GRANTOR has accepted the offer
of GRANTEE.

IT. AGREEHEMT

4., GRAHTOR, in censideratisn of tha foragolng, one dellar,
the parformance by the GRANTEE of tha covenants, conditions, and
rastrictions harsinafter contained and other good and valuable
consideraticn, tha receipt of which ls hersby acknowladged, does
hereby remise, relesse and guitclaim to the GRANTEE, its
successcra snd ssalgne, all right, title, interest, claim and
de.:-.-nmir.q such rights a® may arise from the operation of
the oonditions subssquent, restrictions and covenants of this
peed, which the UNITED STATES OF AMERICA has In and to the
Proparty, which la more particularly described:

Rarcel WA=1
BEING A CERTAIN LOT OR PARCEL OF LAND, togethar with all
e Pouaghe Toie; APocetock Coanty, Maine, snd

belng Parsel VA-1 sccording to a plat of survey antitled:
gtandard Boundary Gurvey, Property to be conveysd by the hix
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Force Bass Converalon hgency, Presgue Isle Houalng Unit on
Edgemont Drive in Presgue Isle, Maine, Bheet JA of 8, and
reacorded in the Eouthern District of the Arcostook County
Registry of Desds in Book of Plans 19, Page 91k, and being
further bounded and desoribed as follews, teo wit:

1, Commencing at (1) & 3/4 Inch iron pin found at the
interesction of the sasterly line of Edgemont Drive amd the
moutharly lina of Skyway Strest and belng the northwest
corner of Lot A (Wharry Housing Area) as resarved from Book
BdS, Page 360, &ald pin also being the northwest corner of
Parcel VB mccording to the aforesaid plen of surveyp

2. Thanoe on & former Preasgqua Isla Alr Forca Base Grid
Morth baaring Eouth BO*02' East along the southarly lina of
Bkyway Btreat (formarly BStats Route 227) 236.1 fast te (2)
an iron pig. sat and balng the true point of beginning, sala
pips also baing the northaast corner of Farcel VB,

3. Thence Eouth B80702" East mleng the southerly lins of
Etkast (formarly Btats Route 237) 146.9 fest to (6) a
1/2 Inch lren plpe found;

4. Thance South 80°02" East along the southerly line of
Bkyway Btreet (formerly Stata Routs 237) 374.% fest to (7)
an iren pipe met;

B. Thanom Bouth 76%1%Y East along tha southerly lins of

Ekyway Strest (formerly Gtate Route 227) 159.7 feet to (8)

;:rim plps mat at the northwest cornar of Bkyway Trailer
H

6, Thenca South 5°06' East along tha land of Ekyway Traller
Park as recorded in Book 21297, Page 105, 317.0 fest to (33}
on iroen plpa to be set at the northesst corner of Parcel Vi-
2j

7. Tharca Bouth 7§°37' Wast along Farcel VA=2, 291.1 faat
to [34) -:-u..l.rmpip-tﬁhut; '

8. Thence Horth B5*2%' West along Percel VA-2, 151.0 feat
to {13) an iron pips saty

8. Thenca Horth 85*25' West along Farcel VC, 252.6 Ceat to
(3} an iren pips sat;
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10. Thence 0'57' West along Farcel VB, 463.3 feet ko (2]

the point of beginning.
contalning &.44 acras.

311 iron plpee are set 1 inch 36 1

nch black iren pipe set

flash with the ground with a yellaw {dentification cap F1219

affiwed tn the top.

Meaning and lntending to hereby copwve

part of the same premised s Wers conveyed to the Unlted

y & port, and only a

Etates of America by Stanley G. Beckwlth and Phyllis A.

peckwith by desd dated Saptamber 213,
the Boutharn District of the Arocstoo
peeds in ¥ol. 541, Page 207, raferenc
and had.

1943, and recorded in
k County Regletry of
e thersto bBalng made

Ineluded in this conveyance is a cartaln right-of-way

sapemant to waid Grantes herain, its
togethar with others having the sama

successors and ssmigne,
right, to uss Hoptharn

Road, mo-called, and ﬂ({lput pDrive, so-called, for ingrass
and sgress from Edgemcn prive, so-called, te sald Parcel
YA=1, for all foot persons and vehicles as & public access

and right=of=-way, which right of way
5 according te said plan recorded In
of Plans 35, Page B4B.

im shown on Shest 4 of
anid Registry in Book

Also ingluded in this conveyance 1s the sever line (s}
sxisting within the boundaries of sald Farcel VA=1, as shown

on Bheat & of 8 of =ald Plan.

Also conveying to said Grantes, lts successcra and assigns,

togather with others having the same

right, all of Grantor's

right, titls and Lntersst in and to the use of the #Eavar
line thEt ad to the sald Grantor in lte conveyance to
pavid W, Armetrong by desd dated Jandary 22, 1942, anpd
resorded Ln sald Raglstry in Vol. 1996, Page 137, rafarence

thereto baing made and had.

‘Mep convaylng to sald grantee, lts succesmors and sssigns;

the right to connect with the sever systes utility that wvas

ko the City of Presgue Isle

by said Gramtor; by

ﬂmﬁ'd
deed dated Hovember 19, 1598, and recorded in pald Reglstry
in vel. 3205, Paga 263, that lles within sald Farcal VC and
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Parcel WD mccording to Bheet € of 8 of wsaid Plan, in the
avent the sald Grantes, University of Haine at Presque Isle
l‘mli; dacides at some future date that it would be to ite
bagt intersst to do so, rather than utilize tha saver line
that was reserved in the deed to David N. Armstrong, as
aforesentlioned. Provided, sald Grantes assumss all axpanse
in doing so snd compliss with all the requiremsnts and
requlations of tha Preasque Isle Sawar District. And Ln
order for such connectlon to be made, the sald Grantea s
haraby granted an sasement of sufflcient widkh and length
over, uUpan and under that portien of Parcel ¥C to ansble
such cennectlon to be made and malntelned. Such connection
lins whall ba sccomplished in socordance with the approval
of and the standards sstabllahed by tha Prasgua Isle Sswer
plstrict. The location of such connacting lines shall be a8
datarmined and reguired by the Fresgue Isle Bewsr District.

Excluded from this conveyance arse all Water Utilitiss and/or
Elsctrical and Comsunieoation Utilitlias as shown on Fhoet
ard B of B according te sald plan, which utilities have this
date bsen conveysd to the Clty of Presque Isle. Alse
axaluding from Ehis conveyance are all sovar systam
utilities am shown on Shest & of @ of sald Plan, other than
that portion thersof conveysd to sald Grantes haraln above
lying within the boundaries of Paroel VA-1.

EXCEPTING AND RESERVING FROM PARCEL VA-1, hacveln above
dascribed and hareln conveyed, the follovwing sassmsnts,
given by sald Grantor to city of Presgua Isle, as
sforemantionad:

{1} A Water Eystem Utility Fassmant concarning the
water system as shown on Bhest 5 of 0, of tha afersssntionsd
plan, which Sheet % ls recorded in sald Reglstry In Book of
Flans 3%, Page B5A, reference thereto baing mads and had;

{2} An Electrical and Communlcations System Uelllty
Easesent concerning the slectrical and coamunlcations system
as shown on Ehest 8 of B, of the aforemsntionsd plan, which
gheat 8 is recorded in saild Registry in Bock of Flans 1%,
Page BEB.

ALEO ENCEPTING AND RESERVING FROM BAID FPARCEL VA-1, &
p-lrt;hnl sewar line sasamant to Malne Schesl Administrativa
Dlestrict Ho. 1, its sucocessors and mssigns, over, under and
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across Parcel Va-3, according to sald plan, Bheet & ef 8 and
&8 noted on sald Ehest & of 8, referred to ag Ho. 4, & and 7
of tha Genaral Motes tharesnf sald esasament shall be twanty
{20) feet im width, [ten {10] feet on sither wide of the
center lLime sm shown on said plan) prtanding eastarly from
the southerly side of Skywey Btreek, po=-called, across the
northeasterly corner of sald Farcel VA-1 acesrding to Shast
& of B of sald Flan, for the purpose of inltani.ru;.
maintaining, repairing, using and replacing plpas and
cperating & sowar lins servicing the facility owned and
operated by the sald Haine gchonl Administrative District
Ho. 1 and commonly referred to a8 ths "Skyway Kiddle
Bchool®. Aleo sxcepting the right glven to Haine School
pzinistrative District Mo, 1, this dats, to orcss over sald
Parcel VA-1 to anable Maine School Administrative blestrict
He. i te cennect with the sawer line utllity ownad by the
city serviclng Parcels VC and VD as sat forth in the
gasement this dats given to Haine School Administrative
nmt No. 1 by sald Granter, reference thareto baing made
& .

ALSO ENCEPTING AND RESERVING FROH EAID PARCEL VA-1l, im tha
right given this dats to ths owner of Parcal VO, according
to sald Plan, to connect with the sewsr line that ssrvices
the bulldings on sald Parcel VA-1, according to Sheat & of
g, and connact with the sewer line that was resarved to sald
sranter in its dasd to David M. Armetrong dated JamUREY 22,
1982, and recordsd in sald Reglatry in Vol. 1996, Page 137,
a8 aforementicned. This easement shall pertein only to that

on of the sewer 1ine as shown on sald Sheet & of B that
iss adjacent scutherly te the line of housas situated on
the scutharly side of that portion of Worthern Road that
sxteands easterly from tha intersection of gald Horthern Rosd
and Crestview Drive, according to said plan, which sewar
line was not included in this conveyancs given by sald
Granter te the city of Presgue Isle.

This conveysnce lm made sublect to existing easements for
:gm and rights=cf=way; and utilities and utility righta-
of-way.

&, | GRANTEE by sccaptance of thls guitalsinm Daed ng:uﬂ

that the Preperty i transferred on an ®as 18, whara is™
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pasis without warrantiss of any kind aither sxpracaad or
implisd, CGRANTEE further sgrees that this conveyance is
subjsct to any and all existing eassments, rights of way,

resarvations, and servitudes, whether of record or not.

IIX. CONDITEONS EBURSEQUENT

& %F..M!-wm.w:ﬂmmg.".mfgmc.
howaver, to each of the !ﬂimﬁdltlun- :uh-qnuﬁ'.,
which ars for tha sols benafit of the UNITED GTATES OF
AMERICA and which skall be binding upon and snforcesble
againet m:, its succsssors and asslgna as followai

{1} ‘For.a period of thirty (30) years from the dote of
this besd, the Propscty will ba used solely and:
sontinuously for educationsl purposes in
lnq:_r_::ﬂlm with the proposed program and plan of’
GRANTEE mat forth in Llts Fabruary 2Z, 1994~

'l.ppuui_\:hn_lnd for no other purposes. GRANTOR
r-nrm tha right to entar and inspect tha
Proparty during sald pariecd.

{3) ;During.the sbove pariod of thirty (10) years
GRANTEE will not sall, resall, lease, rent,
mortgags, snousber, of otherwiss transfar iny
intarest in any part of ths Proparty axcept as
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GRANTOR may suthorize in sdvance Ln writing.

ono yesr Erom ths date of this Deed and annually
thersafter for the perlod of thirty (30} years,
unless GEANTOR diracts othervise, GRANTEE will
file with GRANTOR s report on the operation and
paintenance of the Property and will furnish, ae
reguestad by GRANTOR, such other pertinant
inforoation svidencing lts continucus usa af the
Property as required by condition subseguant
nunbar 1.

puring the above periocd of thirty (30) yesrs
GRANTEE will st all times be and remain a tax
supported institution or a nonprofit Llnetltution,
organizstion, or asscciation axempt from taxation
under §501({c) (1) of the Internal Revenus Coda of
15584, a8 amanded.

¥or the paried during which the Fropacty ls used
for the purpose for which Pederal sssistance is
haraby satended by GRANTOR or for anothar purposa
invelving the provision of similar servicss er
banefits, GRANTEE haraby agrees that it will
comply with the requirements of (&) Titla VI of

the civil Righte Act of 1564 (P.L. Ho. BE=352), 42
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U.5.C. F2000d gt @eg.; (b) Title IX of tha
Education Amendments of 1971 (F.L. No. $2=-118), 20
U,B.C., § 1681 gt geqg.) 5504 of the Rehabllitstion
Aot of 1973 (P.L. Ho. 53-113), 2% U.5.&. §79d gt
geg.; and all requiremants imposed by or pursusnt
ts tha Regulatiens (34 C.F.R. Parts 12, 100, 104
and 106) issuwed pursuant to the Act and now in
effact, to the and that; in sccordanca with said
Acts snd Regulstisns, no person ln the Unlted
Btaten mshall, on the ground of race, celer,
national erigin, sex, or handlcap, bsa axcluded
from participation in, bs denied the banafits of,
or othervwiss ba subjected to disorimination andar
tha program and plan referred to in condition
subsequant number 1 abova or under any other
program or activity of the GRANTEE, its sucomssors
and masigne, to which such Acts and Regulatisns
apply by reason of thia oconveyance.

A

Amw e

“ELEA RS

7.  The fallure of GHANTOR to insist in any cne or more
inotanoces Wpon ouinnh perforsancs of the conditions
subseagquent, terms, or covenants of this Desd shall pokt be
construsd as a wvalver of, or & relinguishmeant of GRANTOR's
right to the future parformance of any of those conditlona
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subaegquent, terms and covenants snd the GRANTEE's
obligaticns with respest to such futura perforsance shall
eantinue in Full force and effect.

g, In the event of & breach of ARy of the conditleons
subsequent or in the event of & preach of any other terms
and covenants of this Deed, whether caused by the legal or
other inabllity of GRANTEE, its successora and assigns, to
perform any of the torms and conditions of this Dlﬂ,B“l
option of the UNITED BTATES OF AMERICA, all right, title and
interest in and to ths Property ghall, upsn the recordlng by
the UNITED SETATES OF AMERICA of & Notlcs of Entry, pase e
and bacoms the proparty of the UNITED STATES OF AMERICA,
which shall hava an immediats right to sntry therson, and
the GRAFTEE, lts successors and assigns, shall forfeit all
right, titls, and interest in and to the Proparty and in and
to any snd all of the te ts, hersditamants, and
appurtenances thereto.

@, 1In the event the GRANTOR fails to exerclse lts
options to resnter the Property or to ravert titls tharato
for any breach of conditicns subsequent nusbered 1, 2, 3,
and 4 of Paragraph & of this Desd within thirty ona (31)
yaars from the dats of this conveyanca, cohditions

gubseguant numbersed 1, 2, 3, and 4 of gald Paragraph &,

10
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together vith all rights to resnter and revert title for
breach of those condltlons, will, am of that dats, tarminatas
and be extingulahad.

10. Tha sxpiration of conditions subsegquent 1, 2, 3,
and 4 of Paragraph & of thim Deed and the right to resnter
and revert title for breach thereof, will not atffect the
obligation of GRANTEE, its successors and sssligns, with
respesot to conditlon subseguent 8 of Faragraph § or the
right reserved to GRANTOR to resnter and revert title for
brusch of conditlon subssguent 8.

Iv. COVENANIE

11, ORANTEE, by ths scceptanca of this Deed, covenants
and mgrass for ltself, its sucecsssors and assigns, that Ln
ths svant ORANTOR exercisss its optlon to revert all right,
title, and intarast in and to the Preperty te CRANTOR, &F -~
GRANTEE voluntarily raturns titls to tha Froparty in lleu of
a revertar, the GHANTEE shall provide protection to and
maintenance of ths Proparty at all times until such ;:.1- an
the titls to the Proparty or possesslon of ths Proparty;
vhichever' oocura later In tims, is actually reverted or
paturned to and accepted by GRANTOR. Such protection and
salntenance shall, .at a minimum, conform to the standards
prascribed by the Gensral Services Adminlstration in FPMR

L1
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101-47.4913 (41 C.F,R. Part 101-47.4913) ‘now ln affect, o
copy of which is refsranced in the GRANTEE'S Application.
13. GAANTEE, by the acceptance of this Dead, covenants
that, at all tlnes during the pericd that title to tha
property L veetsd in GRANTEE, {tg¢ transfereas orf ascigns,
subject to conditlons subsequent 1, 2, 1, and 4 of Paragraph
& of this Deed, it will comply with nll provisions of the
following with respast ko the Property: ths Mstional
gnvironmental Policy Act of 1963, as amended, 42 U.5.C.
§4321 gt E2Q-. ineluding the praparation of anvironmental
impact statemants, &8 required (fes 42 U.5.C5. §4332) 3 the
Hational Histeric Preservetion Ast of 1966, 4 amanded (F.L.
Ho. Me-EE8) ) Executive Order Wo. 11088, 44 Fad. Reg. 43229
{1979) roueioted ln 42 U.S.c. K. §4321 app. at 188-18%
{1887}, geovarning flocdplain mansgement; Executive order
Wo. 11990, 42 Fed. Reg. 26961 (1977), reprinted ln 42
U,8.C.A, $4321 spp. at 197-158 (1987}, govarning protection
of wetlands; Pederal Property Management Ragulations, 41
g, F.R, 10L-47.304-13; 41 C.P.R. 101-47.200 gt seg.; 53 Fed.
Reg. 29892 (1980]), provisions ralating te sabastos; and
other spproprists guidelines, lave, requlations or axacutive
crdars, federal, stats or local, pertaining to floocdplains,

vetlands or tha future uss of thise Property.

12
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13. GRANTEE, by acceptancs of this Deed, covenanta and
agrens for iteelf, its successors and sssigna, and every
succassar in interast to tha Property hareln conveysd or any
part thereof that it will comply with the requirsments of
{a) Titla ¥I of the Civil Rights Aot of 1964 (P.L. Ho. BE8-
352), 42 U.B.C. §2000d gt geg.; (b) Title IX of the
Education Amendments of 1972 (F.L. Ho. 82-318), 20 U.8.C.
§168L gt geg.; § Bection 504 of the Rehabilitatlon Act of
19731 (P.L. He. 93-112), 2% U.E.C. §794 gt Esg.; and sll
reguirenents imposed by or pursusnt to tha Regulations {34
C.F.R. Parta 12, 100, 104 and 104) issasd pursuant to the
Aot and now in effect, to the end that, in acoordsnce with
said ﬁl:l'l'_.- and Regulaticne, no parscn in the United States
shall, on tha ground of raca, color, national origin, max,
or handlcap, ba axcluded from participation in, bs danied
the bsnefits of, or otherwiss be subjectsd to diseriminstion
under the program and plan raferred to In conditlom
subsequant 1 above or undar any othar program or activity of
the GRANTEE, its successors apd assigns, to which such Aote
and Regulations apply by resson of this conveyance. This
covenant shall attach to and run with tha land fer &o long
as tha Proparty is used for = purposs for which Federal
sssistance le heareby extended by GRANTOR or for another

11
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purpess involving the provision of aimilar secvices or
panafita; and shall in any event, and without regard £o
technieal clsssifications or designation, legal or
othervise, be blnding to the fullest extent parnitted by law
and equity, for the bensfit of, In faver of and enforceable
by GRANTOR agalnet GRANTEE, lts successors and aEgigne, for
the Propecty, or any part thersct. In ths wvant of a bBraach
af this covenant by GRANTEE or by ite successors or meslgns,
GRANTOR, may, in addition to any right or ramady set forth
in this agreament, aveil lteelf of any resady authorized by
tha violsd wtatute or regulation.

14.| In the event tltls to the Property or any part
thersef im revertsd to the UMITED STATEE OF AMERICA for
noncompliance or Lo voluntarily reconveyed in lieu of
raverter, GRANTEE, ita successors o assigns, shall at tha
optlon of GRANTOR, be responslble for and ba requlred to
reimburse the UNITED STATES OF AMERICA for the decreased
valus thersof that is not the result of reasonsble wear and
taar, an act of God, or alternations and convarslons made by
tha GRANTEE and approved by ths GRANTOR, to adapt the
Property to the educational use far which the Property wae
traneferred. OCRANTEE shall, in addition theretc, relmbursa

GRAMTOR for damage it may sustaln as & result of such

14
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noncompliance, including but not limited to costs incurced
to recover title to or posssssion of the Froperty.
15. GRANTEE may sesk abrogation of the conditicns
subsequent 1, 2, 3, and 4 of Paragraph & of thim Desd by:
a. obtaining the advance written consent of the
GRANTOR] and

b. Paymant to the UMITED BTATES OF AMERICA of a sum
of monay egual to tha Fair sarket value of the
proparty to be ralesssd from the conditiona
subsaquent as of ths sffective date of tha
abrogatlion:
I {1} wultiplied by tha psrcantags public bsnefit
allowvance granted st the time of conveyance,
{2) divided by 360, and
(3) wultiplied by the numbar of months, or any
portlen thereof, of the remaining paried of -
restriotions to ba abregated.

16. GRANTEE, bY accaptance of t;nh. Daad, further
covenants and agress for itself, lts succssscrs and assigne,
that in the avant the Proparty or any part or lntarest
thereof is at any time within the pericd of thirty (30}
yesrs froz tha date of this conveyanca sold, leased,

o . T

T T

mortgaged, encumbared or otherwise disposed of or used for

15
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purposss othar than those deslgnated in condition subseguent
1 above vithout the prior vritten consent of SRAIIOR, t11
ravanues racelved therafrom and the reasenabls vilus, as
doverpined by GRANTOR, of any other benefits Lo GRANTEE
deriving directly or indirectly from euch sale, lease,
portgage, enCumbrance, disposal or use, ehall be consldered
to have been recelved and held in trust by GRAMTEE for the
UNITED STATES OF AMERICA and shall be subject to tha
directicn and control of GRANTOR) but the provisicns of this
paragraph shall not inpalr or affect the rights resarved to
GRANTOR u}-d-t any other provision of thls Dead.

17. GHAMTEE, by the acoeptance of this Dewsd, further
covenants and agrass for itself, its successors and sssigns,
that st all times during the paricd that title to tha
Property is vested in GRANTEE subject to conditicns
subsequent 1, 2, 3, and 4 of Faragraph & of this Daed,
CRANTEE shall at its sole cost and swpanca koap and maintain
the Proparty and the imprevemsnts thereon, including all
bullidings, structures and equipment st any time situsate wpon
the Proparty, ln qm-d.:mnr, condition and repair, and Eres
froe any wasts whatsoaver.

18. GRANTEE, by the acceptarce of this Dead, further

covenants and sgrees for itself, lts succesRsOrs and aasigns,

i6
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that at all times during that porlod that it holds title to
tha Property subject te conditions subseguant 1, 2, 3, and 4
of Parsgraph & of thias beed, it shall not angege in,
authorize, permit or suffer ths extraction ar produstion af
any minerals from ths Property without the prior written
consent of GRANTOR. GRANTEE, by the ecceptance of this
Deed, further covenants and agrass for ftsalf, lts
Successors and aseigns, that should an sxtraction or
production of minerals including but net limited to oil,
gan, coal, and sulphur on or under tha described Froperty
ecour during that period that {t holds title to the Property
subject to conditions subsequant 1, 2, 3, end 4 of Paragraph
& of this Deed (1) it will hold all paymants, bonusans ,
delayed rentals, or royaltiss in trust for GRANTOR and (ii)
that all net revenues and procesds rasulting from the
sxtractlon or production of amy minsrals ineluding, but not
limited to, oil, gas, coal or sulphur, by GRANTEE, itg
sdcoessors and asslgns, will be held in trust for and
Promptly pald to GRANTOR. The listing of certain minerais
Ehall not ecsusa th-.-' doctrine of giusden generig to apply.
Wothing herein shall be construed as authorizing tha GRANTEE
to engage in tha sxtraction or production of minerals in, on
or under ths Property.

a7
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19. GRANTEE, by acceptance of this Daed, covenants
that, upon tha recording by tha UNITED ETATES OF AMERICA of
s Hotlce of Entry pursuant to Faragraph B8 above, a1l right,
title undtintsru:t in and to the Property shall pass to and
pazome the proparty of the UNITED STATES oF AMERICA, which
ghall have an ismediate right to enter thereon, and the
GRANTEE, its successors and assigns, shall immediataly and
quietly quit posssssion therect and forfeit all right,
titls, and intersst in and to tha Proparty and in any and
all of the tenansnts, hereditaments, snd appurtananoes
thersunts belonging, corveying mll right, title and Intarset
conveyed to It in this Deed awcept for enousbrances
authorized and spproved by the GRANTOR Ln writling as
provided in conditlon subsequant 2 of paragraph 6 of this
Deed .

a2p, 1f the GRANTEE, lts successors or assigne, shall
cause the Froperty and/or any leprovements therson to ba
insured syainet locs, damags or destruction, or if the
GRANTOR requires such lnsurance while the Proparty s
sublect to conditions subseguent 1, 2, 3, and 4 of Paragraph
& of this Deed, and any such loss, damage or destruction
ghall ocour during the pericd GRANTEE holds title to the

Property subjesct to conditlons subsequent 1, 2, 1, and 4 pet

8
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ferth in Daragraph & of this Deed, sald Insurance and all
moneys payable to GRANTEE, lts successors or asslgne, shall
ba hald ln trust by tha GRANTEE, ita successors or assigns,
and shall be promptly used by GRANTEE for the purposs of
repairing and restoring the Proparty to its former condition
or replazing it with egquivalent or mors suitable facllities;
or, Af not so used, shall be pald over ko the Treasursr of
the United States In an amount sgual to thilunlln‘rthid
public baneflt allowance of Property multiplied by the
current fair market valus of the lhprwénrrt.l loat, damnged
or destroyed. If the Property is located in a floodplain,
GRANTEE will, during the paried it holds title subjsst to
gonditions subsequent 1, 2, 3, and 4 of Faragraph & of this
Daad i:nl'il..tn tha Propsrty and any machinery, sguipmant,
flxtures, and furniahinga esntained therein against loss,
damags, or destruction from flood, to the meximum limit of
covarage '-n.d- svailabla with respsct to ths Froparty under
§102 of tha Flosd Disastar Protection kst of 1973 (P.L. Ho.
$3-234). * Proceeds of such insurance will be used as set
forth above.

21i. GRANTEE further covenants to pay damages for Ry
tima p-ripd hald ovar bayond the time paricd stated in a
damand to quit possassion of ths Property at the falr markat

19
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rental valos plus rassonable attocnays fees and costs of tha
GEANTOR Ln securing the return of the Property.

23, Mo of the date of conveyance, sl1 remedial action
pecessAry te protect human health and tha anvironment, with
respact Lo BWY Known hazardous substance actlwity on the
pubject Froperty, hae been taken and no further remadinl
sction Lm reguired at this time. Howevar, any sdditional
repedial action found to ba necessAry after the date of
econveyenes, which is dus Eo contamlnation cocurring prlor to
the date of conveyance, will be conducted by the UNITED
ETATES OF AMERICA. In the svent any anvironssntal
contanination ls discoversd or additional remedial action is
dssned neacoasary after conveyance, the Padéral sponsoring
agency should be notified immediately and the UNITED STATES
OF AMERICA shall be grantsd sooess tao the preoperty for the
purposss of evaluating, investigating and/of ransdiating
guch sontsnination. Additionally, axpenditures for
environmental restoration projects that are not considered
{mminent threats to p‘l-_lbl!.'ﬂ haalth and safety will not be
consldered an off=-sat for purposes of abrogation unless
thess expsnditurss are to repediats contamination occurring
prior to the date of conveysnca and unless PRIOR congurrencs

jg obtained from the Fadaral sponsoring Agancy in wrlting.

20
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2). .GRANTOR acknowledges and advlses that this
Property Includes fmcilities which contsin asbestos. The
bBapewida Envircnmental Baselins Survay (EBS), tha
Bupplemantal EBE and tha Phase IT EBs Flnal Report disclome
the condition (when known) and location of any asbestos.

(a) The GRANTEE is warned that the facllities

designated ln the Basewids EBS, the Supplemental EBRS,

and the Fhane II EBS Final Beport may contaln asbestos.

Aubestos is m hazardsus materlal. Unprotectsd

exposure to acbastos flbers has been determined ta

significantly Increass the risk of cancer,
masothelioma, and asbestosls. Thess discsses can cause
marious bodily harm resulting in csncer and death.

{b) Tha CRANTEE Is invited, urged, sand cautlonad to

inspsct the Proparty as to its asbastos content and any

harsxrdous or environmental conditions relating thersteo.

Tha Govecrnment will assist the GRANTEE in obtalning

any suthorlzation(s) vhich may be raquired in order to

carry out any such inspection(e}. The GRANTEE shall be
desmad to have relisd solely on its own judgment in

agsovsing the cverall condition of all or mny portion
of the Property, including any asbeastos hazards or
concerns.
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(c] Ho warrapties, elther sxpressed or Implied, ars
glven with regard to the eondition of the Property
including, without limitation, whether the Property
does of doss nmot contaln asbestos or ls or is not cafe
for a particular purpese. The falluras of the GRANTEE
to inspect or te be fully Informed as to the eondltion
of all or any portion of ths Propearty pffarsd will not
constitute grounds for any glaim or denand for
adjustment or withdrawal of tha GRANTEE's applicatieon,
this assignmant, oF aubseguent CORVeYAnoes.

{d) The description of tha Froperty sat forth in this
uunv;rmm or any other informatlen provided therain
with respsct te sald Property ils baced on the st
information svailabla to the U.5. Alr Porce and im
pelieved to be correct, but any error or omisslen
inoluding, but mot limited to, the Agency having
custedy over the Property and/or any othar rederal
agency shall not constitute grounds or remscn tar
nonparforsance &f ths CRANTEE's obligatlons or any
claim by the GRANTEE against the govarnmant including,
without limitation, anmy oleim for sllowancse, refund or
paysent of any klnd.

{g) The Government assumes no lisbility for damages

2
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for personal injury, i1llness, disability, or dssth to

the GRANTEE or the GRANTEE's successors, assligns,

tuployses, invitees, or any other person subject te

GRANTEE'® control or direction or to any person,

including members of tha genaral public, arising from

or incident to the purchaee, transportatisn, ramowal,
handiing, uss, dispositlon, or other nctivity causing
or leading to contact of any kind vhatsoever with
aobestos on the Froparty which is ths subject of this
conveyance, whether the GRANTEE, its SUCCESEOTE, or
llll.-i'.nl has or have warned or fallsd to proparly warn
the Individusl(=) injured.

{f} Tha GRANTEE further agress that, in its uss and -
cccupancy of the Property, It will comply with all
Federsl, Btate, mnd local laws ralating to asbastos,
24. ; The Buyer/GRANTEE hersby acknowledges the ruguired

disclosura in accordance with the Residentia]l Lasd-Basad

Paint lu-nn:l Reductlen Act of 1982, 42 U.5.0. §4852d (Title

X}, of the presence of any known LEF and/er LBP hatards in

targst housing on ths Property dascribed hersln constructsd

prior to 1978 tha recelpt of available records and reports;
ragelpt of the lead hazard Information panphlet; and
inclusion of the 24 CPE Subparts 35H and 745F dlselosurs and
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gtatutory lead warning languegs in the Titls ¥ Lesd Based
Paint Disoclosure Btatesant attached and made part of this
peed as Exhiblt "AR. Target heusing means any hous Lng

congtructed prior to 1978, except houslng for the @lderly or

parksns vim digablilties (unless amy child who i less than

elx years of age rasides or ls expected to raside in such
housing) or any saro-badroom dwalling. The GRANTEE agrasse,
that in any improvements on this Property defined ag target
housing by Title X and constructed prier to 1960, LBF
hazards will be sbated by a esrtified contractor in
socordancs with Titls X beafore usa and ooccupanoy of such
{mprovemshts as a residential dvelling (as defined in Title
¥). The GRAHTEE furthar agroad that in ite ues and
pooupancy of tha Proparty it will comply with Titlas X and
a1l applicable Federal, Etate, and local laws releting o
LBP; sand that the GCRANTOR assumms 72 lisbilicy for damages
tor personal injury, {1lrees, disability, or death, to the
CGRAWTEE, .iu guccessors or agelgns, or to any other pereomn,
including membars of the gensral public, arlsing from or
{ncident to the purchase, transpertation, removsl handling,
usa dlsposition, or other activity causing or leadlng to
contact of any kind whatssever with LBF on the Property

desoribad in this Deed, whether GRANTEE, ita succeasors or
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agsigns have properly warned or failled ko warn the
Individual(s) injured,

6. - Pursuant to Section 120(h) (4) of the CERCLA of
1980, ao amondad, 42 U.8.C. Haction $620(h){4), the GRANTOR
hes ldentified thae hersin described tracts of land as resl
property on which no hagardous substances and no petroleus
producte or thelr derivatives wers stored for one year or
mors, known to have besn releassd, or disposed ef by ths
UHITED ETATES. The UNITED STATES covenants and warrants
that in the event that any responss action or correctiva
sotion is found to ba necasssry after the date of convayance
for contamination exleting on ths land prier to tha date of
convayance, such cesponss action or corrective action shall
ba conducted by the UMITED STATEE. Tha foragoing covanant-
shall not apply in any case in which the GRANTEE of ths
Froparty, or any part thereof, is a potentially responsible
party with respect to tha Property befors the date on which
any grantee acquired an intersst in the Property, or is &
potentially responsible party am a result of an act or
omisaion affsating the Proparty.

26. The GRANTOR ressrves a right of mccess to any and )
all portions of the herein described tracte of land for
purposss of anvirenmental Investigetion, ressdiation or

g e

148



BHEII18 PORRE 13919

other porrective mction. This resarvation lncludss the
right of sccess to and use of, to the extent permitted by
1aw, available utilities at reasonable cost te tha GRANTOR.
These rights shall be axarcisable ln amy cacw im whlch a
romedial action, response actlen, or esrreactive action Le
sound to be nacessary after the date of CONVEYRNCH of the
hersin described tracts of land, or guch access (8 necessary
to carry cut a remedial sotion, response actlon, oF
corrective sotion on adjolning property. pursuant to this
ressrvetion, the UNITED ETATEE and lts offioers, agants,
smployees, contractors, and subcontractora shall the right
{upen resscnable notice to tha GRANTEE or tha then owner and
any suthorized occupant of the Proparty) to snter upen the
herain describsd tracts af land and cenduct invastigations
and surveys, to inelude drillings, test plteing, borings,
dats andjor record eonpllation, and other activitlien related
to -'I'Iil'l-rﬂ:l'ﬂ.ll'l-t-ll investigation, and te carry out remedial or
romoval actions as reguired or necessary undor appllieable
suthoritiss, including, but not I:I.:I.-J.tld to, monitoring
walls, pumping wells, =nd trestment facilities.

37. All covanants, condlitions subsaguant and
restrictions contained in thie Deed ghall run with the land
and ba binding upen GRANTEE, its sguccessors and assigne, to

149
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all or any part of the Property. ALl rights and powars
raserved to GRANTOR by the Deed may be exercleed by any
successor In function te GRANTOR, and all references to
GRANTOR shall include ite sucocemsor in function. All
covenants and conditlons subseguent contained hereln are for
the sole banefit of GRANTOR and may ke modified or abrogated
by St am provided in ths Aet.

V. AIGHATURES

0 INDICATE THEIR ACREEMENT to tha provisions contained
in this agresment, CRANTOR and GRANTEE have axscuted this
dnmll'l-t. -ll tha date and year first above written.

UNITED STATES OF AMERICA
Acting by and through the
Eecretary of Education

Real Fropsrty Group

Ooffice of Managemant

U.E. Dapartmant of Education
Weshington, D.C.

7
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i
! GRAHTOR ACKHOWLEDGHENT
WAEHINGTON i
DISTRICT ©F COLUMBIA)

I
on this _iéﬁ day of 1998,

L
p-:;qn.u].l]r a.pplntnd bafore ma Hota Public in and for
the District of Colunbiam, David B. Hakola, Director, Resal
Property Group in the Office of Management, United Statas
Dapartmant of Educetion; acting for tha United States of
America and tha Secretary of Educatlon, Known to me to be
the same perscon whose naepe 1s subscribed to the foregeing
inmstrument and acknowledged to me that he executed the same
on the date hereof as hie free and voluntary ect and desd
for thas ?‘III'FGIII and censldaration thersin sxprasssd and

with full authority end as the free act and deed of the
United Etates of Amerlca and the Becretary of Education.
IM WITHESE WHEREOF, met my 4 & 1 at
Washingten, D.C., thim day o f '
19889, 5
u = Hotary PuEl!.c
L @Hy Commisslon nplnuw,ﬂ
Ry
GRANTEE ACCEPTANCE

The CRANTEE hersby accepte this guitclaim Deesd and
acocepts apd agrees to all the terps, covenmnts, condltions
subssgueit, and restrictions contained thersin.

Chiaf Financial officer
University of Haine Gystem
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GRANTEE ACKNOWLEDGHMENT

ETATE OF MAINE )
COUNTY OF PENOASLaT )

on this ‘gﬁbﬂlr of ”;,u%ﬂﬂ s 1988 parsonmlly
sppsarad before me, & Hotary Public In and for the Stakte of

Hoine; B, Russaell Salth, Treasurer and Chief Financiasl
officer of ths Unilversity of Mains System, to me known to ba
tha same parscn whose name 1s subscribed to the lurltgnlnq
instrument and acknowledged to me that he axecuted " same
on tha dats herscof as his fres and voluntary sct and dead for
tha p ses and conelderation thareln sxpressed and with

full aw ity and as the fres sct and desd of tha University
of Maina Eystes.

WITHESS m, E hava et my hand and saal on thias
'd']r of ] gp" : i A

Notary Public

: . My commliseion Expires:_
. A, QARDRE
i %M

o ky Cormymimsion Expires July 1, 3008
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Michael J. Soucy, CFA, CPA, MBA
Certified General Appraiser
646 Bog Rd.

Hermon, ME 04401
Phone: (207) 848.3333
msvaluation@gmail.com

PROFESSIONAL LICENSES & CERTIFICATION

- Chartered Financial Analyst (CFA).

- Certified Public Accountant (CPA).

- Certified General Real Estate Appraiser (CG379).

- Real Estate Broker (Retired License-Maine)

- MBA, with a concentration in Investments & Finance (3.9 on a 4.0 scale).
- Graduate of General Electric’s Financial Management Program (FMP).

CAREER HISTORY

1991 - 2023 MS Valuation Group, Inc. Hermon, ME

President — MS Valuation Group, Inc. is a full service appraisal company that performs narrative and form
appraisals for a large number of clients, including banks, private parties, credit unions, attorneys and government
agencies on retail, office, medical, industrial, farm, shopping mall, apartment and residential properties throughout
the state of Maine.

1990 — 1991 Solari Appraisal Services Company N. Windham, ME

Commercial Appraiser — Performed narrative and form appraisals of commercial, retail, and special purpose
properties for a variety of banks, private parties and attorneys in the Greater Portland area. Appraised apartment
complexes, multi-units, shopping centers, warehouses and manufacturing facilities, condos, special purpose
properties, and properties subject to litigation.

1989-1990  PriceWaterhouseCoopers - CPAs Portland, ME
PricewaterhouseCoopers is an international CPA firm that offers audit, tax, and consulting services.

As an Associate, | performed financial audits of retailing, manufacturing, and higher education institutions.
Prepared audit working papers and financial statements in accordance with GAAP. Analyzed client’s operations
and financial statements, and made recommendations for improving operational efficiencies. Passed all parts of
the Certified Public Accountant exam.

1986-1989  Norstate Federal Credit Union Madawaska, ME

Norstate Federal Credit Union is one of Maine’s largest credit unions, providing traditional banking services as
well as commercial loans to its membership base.

As a Commercial Loan Officer, | evaluated, negotiated, closed and monitored loans to businesses and presented
commercial loan requests to the Board of Directors. I also served as Manager of the Accounting Department,
supervising the Accounting and Accounts Payable departments. In addition, I invested and managed a portion of
the institution’s fixed income securities portfolio. Promoted to Systems Manager in 1988 — in addition to the
above duties, was responsible for hardware/software procurement, implementation, and maintenance.
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1983-1985  General Electric Company Malvern, PA

The Financial Management Program is a nationally recognized, intensive two-year program consisting of
graduate-level coursework combined with full-time rotational work assignments in Finance. Rotations included
work as an Accounts Payable Supervisor (3 staff, $100 million in annual disbursements), Accounts Receivable
Specialist, and General Accounting Specialist. See following Education section for graduate-level Finance &
Accounting courses completed while in the program.

PROFESSIONAL EDUCATION

2009-2012  Appraisal Institute Chicago, ILL

Completed all courses required for the MAI (Member of the Appraisal Institute) designation, as well as all 4 parts
of the MAI Comprehensive Examination.

2002-2004  CFA Institute Charlottesville, VA

Chartered Financial Analyst. I successfully passed Level I in 2002, Level II in 2003, and Level III in June 2004
and was awarded the CFA charter in September 2004.

2000-2002 University of Maine Orono, ME

MBA Program — Completed a Masters of Business Administration degree, with a concentration in Investments &
Finance, within 2 years while working on a full-time basis. Cumulative GPA-3.9 (4.0 scale). Areas of focus
included portfolio management, options, futures, swaps, fixed income securities, alternative investments and
quantitative methods.

1992-2022  Appraisal Institute (Chicago, Ill); University of Southern Maine (Portland, ME); Mckissock
Completed 14 hours of Certified General Real Estate Appraiser continuing education requirements every year.
Also completed 15 credit hours of Real Estate Broker continuing education requirements every two years. Also
complete 40 hours of CPA CPE every year since licensure.

1987-1988 University of Maine at Fort Kent Fort Kent, ME

Completed 12 college credit hours of real estate broker and investment courses: Real Estate Law, Real Estate
Appraising, Real Estate Practice, and Personal Finance. GPA — 4.0 (4.0 scale).

1986-1987 University of Pennsylvania Law School Philadelphia, PA

Attended as a full-time student. Courses taken: Contracts, Property Law, Civil Procedure, Torts, Legal Research
and Writing, Criminal Law, Constitutional Law.

1983-1985  GE Financial Management Program Valley Forge, PA
Two-year program that combined graduate-level, semester-length business courses with full-time, rotational work
assignments. Curriculum: Financial Accounting, Management Accounting, Auditing, Management Information

Systems, Effective Presentations, and Developing Managerial Effectiveness. Selected to be an instructor for the
Effective Presentations course. Successfully graduated from the program in June, 1985.
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1979-1983 University of Maine Orono, ME

B.S., Business Administration. Double majors in Accounting and Finance; also a concentration in Computer
Science. Completed the Honors Program course sequence and thesis. Thesis topic: Lease vs. Purchase Analysis
(computerized model of capital asset financing). Advisor was Dr. John K. Ford — D.B.A. Harvard Business
School.

HONORS

Graduated as an undergraduate from the University of Maine with 136 credit hours in 8 semesters (120 credits
required for graduation) with Highest Distinction and completed the Honors Program with Highest Honors.
Cumulative GPA — 3.7 (4.0 scale).

PUBLIC SERVICE

2015 - 2016 Hermon Economic Development Committee Hermon, ME

Selected by Hermon Town Management to serve on the town’s Economic Development Committee, to assist with
developing Economic Plans and creative incentives to attract businesses to the community.

2004 - 2007 Hermon Town Council — Vice-Chairperson Hermon, ME

Elected by the citizens of Hermon in June, 2004 to a three-year term. Oversee all aspects of town management,
budgeting, expenditures and governance.

1997-1998  Planning Board Member — Town of Hermon Hermon, ME

Reviewed development plans from contractors for commercial and residential construction to ensure compliance
with federal, state and local ordinances, and approved or denied development projects.

1987-1989  MSAD #33 School Board Director St. Agatha, ME

Elected by the citizens of M.S.A.D #33. Chairman — Finance Committee. Chairman — Committee on
Administrator Evaluations (evaluate Superintendent and Principals). Member — Salary Negotiations Committee
(negotiate faculty contracts with unions).
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State of Maine

DEPARTMENT OF PROFESSIONAL AND FINANCIAL REGULATION
OFFICE OF PROFESSIONAL AND OCCUPATIONAL REGULATION

BOARD OF REAL ESTATE APPRAISERS

License Number CG379

Be it known that

MICHAEL JEAN SOUCY

has qualified as required by Title 32 MRS Chapter 123 and is licensed as:
CERTIFIED GENERAL APPRAISER

Fowe L Head

December 31, 2022 Commissioner December 31, 2023

ISSUE DATE EXPIRATION DATE
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