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TO:

Edmund O’Neill
on behalf of Luzerne County

Summary Appraisal Report
1199 Wyoming Avenue
Wyoming
Luzerne County, Pennsylvania
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Alyson Kole General Appraisal Services
227 Clearview Avenue, Trucksville, PA 18708-1901
PA CERTIFIED GENERAL APPRAISER, NUMBER GA-001077-L

September 7, 2018
Edmund O’Neill
Director of Operations
c/o Luzerne County
200 North River Street
Wilkes-Barre, PA 18711
RE: Summary Appraisal Report
1199 Wyoming Avenue
Wyoming, Luzerne County, Pennsylvania
Dear Mr. O’Neill and Whom It May Concern:
Pursuant to your recent request, I did inspect the captioned property in order that I might
arrive at my opinion as to the fair market value of same. Enclosed please find a narrative
appraisal report in a Summary format for restricted use. In making this appraisal I have
done so with the usual understandings that I do not have an interest in the property being
appraised; that I have not provided any services regarding the subject property within the
three year period immediately preceding acceptance of the assignment, as an appraiser or
any other capacity; that the value reported is in no way related to remuneration; and that
the title is good and marketable with no known easements or encroachments except those
observable or of record.
The appraisal included the following: (1) a personal inspection of the property;
(2) a narrative section describing the property, pertinent data, valuation procedures, and
my conclusion of value; (3) a statement of assumptions and limiting conditions; and (4)
an exhibit section with appropriate support material.
Based upon an inspection of the property and the investigation and analyses
undertaken, I have formed the opinion that as of September 6, 2018 the property has a
market value of;
SIX HUNDRED NINETY THOUSAND DOLLARS
($690,000.00) “as completed”
Very truly yours,

Alyson Kole
PA Certified General Real Estate Appraiser
Certificate #GA 001077 L
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS
Address:

1199 Wyoming Avenue, Wyoming, Luzerne County,
Pennsylvania

Location:

Southeasterly side of Wyoming Avenue

Tax Map #:

part of Map# 67-F10 Block A Lot 15

Owner of Record:

County of Luzerne

Site Area:

2.061 acres +/-

Improvements:

Masonry Building plus Pole Barn

Easements:

There are no known easements other than those observable
and of record.

Highest and Best Use:

The subject property is currently improved as noted above.
The appraiser believes the highest and best use is for an
office building (if Grandfathered) and a storage garage.

Value Indicated:

$690,000.00

Date of Value:

September 6, 2018 – date of inspection

Date of Signature:

September 23, 2018

“as completed”
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SCOPE OF APPRAISAL
The scope of this appraisal encompasses the necessary research and analysis to
prepare a report in accordance with the intended use and the Uniform Standards of
Professional Appraisal Practice. In regards to the subject property, this involved the
following steps:


The property was inspected on September 6, 2018. Photographs of the subject
were taken at that time and are included in this report. Measurements of the
building were also taken at that time. The Luzerne County Mapping Office,
Assessor's Office, and Recorder of Deeds Office, as well as other sources
provided information regarding land areas and property dimensions.



Neighborhood data was based upon information obtained and developed by the
appraiser.



The subject property data was based upon a physical inspection of the site,
Luzerne County Assessor's records, and various resource materials, as well as the
Luzerne County Association of Realtors’ Multi-List Service, and A+E Group JV.



In concluding on the highest and best use for the subject property, an analysis was
made of data compiled in the steps noted above.



In developing appropriate approaches to value, the market data used was collected
from other appraisers, realtors, and persons knowledgeable of the subject's
marketing area, as well as reference material including, but not limited to, the
Luzerne County Association of Realtors and the appraiser’s personal files.



After assembling and analyzing the data defined in this scope of the appraisal, a
final estimate of market value was made based upon one appraisal approach,
which is commonly known as;
The Direct Sales Comparison Approach, which produces an estimate of value
by comparing the subject property to the sales of similar properties in the same or
competing areas. This technique is used to indicate the value established by
informed buyers and sellers in the open real estate market.
The appraiser did not use the Income Approach as per agreement with the client.
This approach develops the subject's estimated net income during the remaining
economic life of the improvements. This process consists of estimating the gross
income and deducting a vacancy allowance, expenses, and other charges. The
resulting net income is then converted into an indication of value using either
direct capitalization or discounting the annual cash flows. This method measures
the present worth of anticipated future benefits (net income) that can be
reasonably derived from the property. The appraiser also did not use the Cost
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Approach to value because there are too many variables that would render the
cost approach to be ineffective. The appraiser believes the primary approach to
value is the Direct Sales Comparison Approach.

PURPOSE AND FUNCTION OF APPRAISAL
The purpose and function of this appraisal is to estimate the fair market value of the real
estate of the subject property for Edmund O’Neill on behalf of Luzerne County for
potential leasing purposes. The intended user is Edmund O’Neill on behalf of Luzerne
County and the intended use is solely for the potential leasing of the subject property to
the Luzerne Intermediate Unit 18.

DEFINITION OF FAIR MARKET VALUE
Fair Market Value is defined as:
the amount in cash, or in terms equivalent to cash, for which in all
probability the property would be sold by a knowledgeable owner
willing but not obligated to sell to a knowledgeable purchaser who
desired but is not obligated to buy.
Market value is defined by the Comptroller of the Currency in 12 CFR34.42(g) as: "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:
-buyer and seller are typically motivated.
-both parties are well informed or well advised, and both acting in what they consider their own best
interest,
-a reasonable time is allowed for exposure in the open market,
-payment is made in terms of cash in U.S. dollars or in terms of financial arrangement comparable
thereto, and
-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.

DEFINITION OF FEE SIMPLE INTEREST
The property rights being appraised are those of fee simple absolute, which is the
highest form of ownership in real property. The Dictionary of Real Estate Appraisal,
second addition, defines Fee Simple Estate as follows:
“Absolute ownership unencumbered by any other interest or estate; subject
only to the four powers of government.”
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COMPETENCY
In compliance with the Uniform Standards of Professional appraisal Practice,
namely, Standard I, Rule 1, the appraiser is competent to appraise the subject property.
Proof of this competency may be found in the exhibit portion of this appraisal in the form
of a copy of the appraiser's certificate indicating that she is a Pennsylvania Certified
General Real Estate Appraiser.

PERSONAL PROPERTY, FIXTURES AND INTANGIBLE ITEMS
The reader of this appraisal should note that this appraisal is of the real property
only and does not affix a fair market value on personal property, fixtures or intangible
items.

ENVIRONMENTAL IMPACT STATEMENT
The appraiser has not been made aware of any environmental impact that might
adversely affect the subject property itself or surrounding property owners because of
conditions, elements, manufacturing procedures, chemicals, contaminants, pollutants,
carcinogens, or any other toxic or hazardous materials that were or are currently being
used by the operators or owners of the current business or any other prior businesses and
also pertains to the present as well as previous owners of the property, this improvement
itself and any other improvements to the land whether above or below ground level.
Moreover, no investigation or examination has been made by the appraiser as to
the existence of asbestos materials, UREA-formaldehyde insulation, radon gas, or any
other harmful substance. The appraiser is not qualified in these areas and suggests that
the concerned parties relying on this appraisal hire licensed and qualified individuals to
perform such specific examinations. Further, the appraiser has made no investigation as
to soil conditions, earth settlement, deep mining voids or conditions under or near the
subject property, and the appraiser assumes that the land is of adequate load bearing
strength and capacity.
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Part II - Factual Data
PROPERTY HISTORY
In compliance with the Uniform Standards of Professional Appraisal Practice,
namely, Standard I, Rule 5, the appraiser is citing the following information. A copy of
said deed can be found in the exhibit portion of this appraisal. The recordation date,
grantor, and deed reference, as provided by the Luzerne County Recorder's Office, are as
follows:

Date of
Conveyance
July 1, 1955

Grantors

City of Wilkes-Barre

Deed Book Page
Number Number
1279

59

Research of public records reveals that this property has not changed hands
during the thirty-six months previous to the effective date of this appraisal report. It is
not currently listed for sale. It should be noted that parcel of land that is the subject of
this appraisal is a portion of what is described in the deed.

NEIGHBORHOOD INFORMATION
The subject property being appraised is located in Wyoming Borough in the 3rd
Political District. It is situated on the Southeasterly side of Wyoming Avenue Street
which is a heavily travelled street leading, in one direction, beyond Scranton and, in the
other direction, beyond Danville. The roadway is also known as State Route 11. The
immediate area in which the subject lies is primarily commercial and is surrounded by
large tracts of vacant land as well as residential areas. The subject is about 2.25 miles
from State Route 309. State Route 315, State Route 115, and Interstate Route 81 are
within four miles of the subject. The Northeast Extension of the Pennsylvania Turnpike
is approximately five miles, and Interstate Route 80 is approximately 20 miles from the
subject. There is a substantial concentration of business, commercial, and retail
businesses in the immediate vicinity of the subject (i.e. Banks, Retail Stores, Offices,
Restaurants, and Warehouses).

The City of Wilkes-Barre, Luzerne County, is approximately a three miles to the
South; the City of Scranton, Lackawanna County, is approximately 11.5 miles to the
Northeast; and the City of Hazleton, Luzerne County, is within 24 miles to the
Southwest of the subject.
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The neighborhood lies within average proximity to schools, public transportation,
shopping facilities, employment centers, recreational facilities, and highways. The
neighborhood does have macadamized roadways, curbs, storm sewers, gutters, overhead
street lighting, and traffic controls, but not sidewalks.
Building maintenance in the subject area is considered to be good for the most
part. The market conditions for the general vicinity indicate that the values of both
commercial and residential properties are stable from last year.

PROPERTY DATA
A.

MARKETING TRENDS

The appraiser has reviewed the property statistical information as provided by the
Greater Luzerne County Associations of Realtors’ Multiple Listing Service and the
Greater Scranton Board of Realtors’ Multiple Listing Services, for the subject’s
marketing area for the five years preceding the effective date of this appraisal. The
search for comparable properties included those in Luzerne County with similar uses,
sizes, features, and locations.
Statement 6 of the Uniform Standards of Professional Appraisal Practice defines
exposure time as the:
estimated length of time that the property interest being appraised would
have been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal.
Based upon the aforementioned search and the appraiser's knowledge of the
marketplace, it is this appraiser's opinion that the average exposure time for the subject
property would be six to eight months if priced appropriately and a competent effort
were made to market the property.

B.

SITE INFORMATION

Location:
Tax Map #
Site Area:
Frontage:
Topography:
Shape:
Soils:

Southeasterly side of Wyoming Avenue
part of 67-F10 Block A Lot15
2.061 Acres, More or Less
248 feet, more or less, along Wyoming Avenue
Level from street grade
Rectangular
No soil report of the subject parcel has been reviewed;
however, it is assumed the soil is of sufficient load-bearing
capacity to support the existing structure. No evidence to
the contrary was observed upon my physical inspection of
the subject property.
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Flood Hazard:
Toxic Waste:
Utilities:

Mineral Deposits:
Adverse Conditions
and/or Easements:

FEMA Map #42079C0236E; “IS” situated in flood zone
No toxic waste report for the subject parcel has been
reviewed.
Sewer
- Wyoming Valley Sanitary Authority
Water
- PA American Water Company
Electricity
- UGI Utilities
Gas
- UGI Penn Natural Gas Company
There are no known mineral deposits underneath the
subject parcel.
There do not appear to be any easements, encroachments or
restrictions that would adversely affect the utilization of the
site.

*** It should be noted that parcel of land which is the subject of this appraisal is a
portion of what is described in the deed and what is indicated by the Property
Identification Number.

C.

IMPROVEMENT INFORMATION

The aforementioned parcel of land is improved with a one story masonry
building, approximately 9,500 square feet in size, above grade. The building was
originally built around 1959. There is also a Pole Barn being approximately 2,000 square
feet in size.
Building:
Foundation:
Construction Type:
Windows:
Exterior Walls:
Roof:
Plumbing:
Electric:
Application of Space:

Walls:
Ceilings:
Floors:

Concrete Block
Masonry
Casement; Stationary Thermal
Stucco
Flat Rubber
Copper
Three Phase (Circuit Breakers)
Six Classrooms; Vestibule with Corridor; Vestibule with
Lobby; Auditorium; Nurse’s Room; Therapy Room;
Principal’s Office; Secretary’s Office; Staff Room;
Conference Room; Office/Storage Room; Janitor’s Room;
Cafeteria; Kitchen/Food Service Area; Recycling Room;
Two (Staff) Powder Rooms; Boy’s Bathroom; Girl’s
Bathroom
Drywall
Suspended, Acoustical Tile
Vinyl, Wall to wall Carpet
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Heating and Cooling:
Overall Condition:
Parking:
Miscellaneous:

D.

Roof Mounted Gas Fired, Forced Warm Air Heating
System with Central Air Conditioning
Excellent (Redesigned and Refinished)
Macadam Off Street Parking for approximately 50 Cars
100+ Gallon Gas Hot Water Heater; Fluorescent Lighting;
Aluminum Fencing; Pole Site Lights; Handicapped
Accessible Ramp(s); Emergency Lighting

SALES HISTORY

According to the Luzerne County Assessor's Office and Recorder of Deeds Office
the subject property was transferred July 1, 1955, therefore, it has not been transferred
within the last three years prior to the effective date of this appraisal. It is not currently
listed for sale.

E.

RENTAL HISTORY

The building has been vacant for approximately seven years, therefore, there is no
recent rental history.

F.

TAX INFORMATION

The appraiser has researched the tax assessment records for Luzerne County and
Wyoming Borough. The subject property has a tax assessment as follows:
2018 Wyoming Borough and Luzerne County Taxes and Assessments

Assessment
Land

$1,217,600

Improvement

$ 784,400
$2, 002,000

Total

2018 Millage

24.2155

2018 Taxes

$48,479.43

The total tax amount for 2018 is $48,479.43. The Property Identification Number
of 67-F10 Block A Lot 15 and the assessed value are for a substantially larger parcel of
land as well as for two buildings on that parcel. The subject of this appraisal is one
building on a portion of that parcel of land amounting to approximately 2.061 acres,
therefore, the Tax amounts are excessive for the property being appraised. Furthermore,
because the entire property is owned by the County, it is currently exempt from taxation,
however, if the property were sold, the circumstances would change.
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G.

ZONING

The American Institute of Real Estate Appraisers and the Society of Real Estate
Appraisers, in the book Real Estate Appraisal Terminology, define zoning as:
The public regulation of the character and intensity of the use of real estate
through employment of police power. This is accomplished by the
establishment of districts or areas in which uniform restrictions relating to
improvements, structure heights, areas, bulk, density of population, and
other limitations are imposed upon the use and development of a private
property.
The appraiser has researched the zoning map for the Wyoming Borough, Luzerne
County, Pennsylvania, and has found that the subject property lies in an area classified as
A-1, an Agricultural District, which was verified by the Zoning Officer. Based upon this
information, the subject property is currently legal and non-conforming for its use.

H.

CENSUS TRACT AND FLOOD INFORMATION

Research of the census tract maps for the County of Luzerne, Commonwealth of
Pennsylvania, indicates that the subject property lies in Census Tract #2116. The flood
map information from the Federal Emergency Management Agency indicates that the
subject property DOES lie in a flood prone area, more specifically, Flood Zone AH.
The flood map number for the subject is 42079C0236E, dated November 2, 2012.
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Part III - Data Analysis and Conclusions
HIGHEST AND BEST USE
Highest and best use is defined as that use which will yield the greatest net return
to the land. The definition also implies legal use, and it is, therefore, necessary that
existing zoning or other requirements regulating the use of the property be considered.
Furthermore, elements effecting value which depend upon events or a combination of
occurrences, which while within the realm of possibility, are not fairly shown to be
reasonably probable, should be excluded from consideration.
Highest and best use as defined in the Dictionary of Real Estate Appraisal,
second edition, is as follows:
That reasonably probable and legal use of vacant land or on improved
property, which physically possible, appropriately supported,
financially feasible, and that results in the highest value.
The four criteria the highest and best use must meet are; legally
permissibility, physical possibility, financial feasibility and maximum
profitability.
The definition immediately above applies specifically to the highest and best use
of land. It is to be recognized that in cases where a site has existing improvements on it,
the highest and best use may very well be determined to be different from the existing
use. The existing use will continue, however, unless and until land value in its highest
and best use exceeds the total value of the property in its existing use.
Based on the above, it follows that the highest and best use is that use which
anticipates the greatest return, which can be created consistent with restrictions imposed
by its environment and the community in which it is located. In arriving at an opinion of
the highest and best use, I have taken into account such factors as locational influence,
accessibility, zoning, physical characteristics of the site, and the needs of the community.
The subject parcel is improved with an office building with classrooms plus a
detached pole barn. In order for the subject site to fulfill its highest and best use, that use
must meet four criteria. It must be: (1) physically possible, (2) legally permissible, (3)
financially feasible, and (4) maximally productive. These criteria are further explained as
follows;
Physically Possible
The size, shape, location, utility availability, and terrain impose physical restraints
upon the type of uses possible for the subject. Any use incompatible with the utility
capacity or constraints imposed by the size, shape, or terrain would not be considered
physically possible.
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Legally Permissible
Legal restrictions, as they apply to the subject site, are private restrictions of deed
and the public restrictions of zoning. Additional legal restrictions may include lease or
any other similar encumbrance.
Financially Feasible
Any use of the subject which provides a financial return to the land in excess of
that required to satisfy operating expenses, financial expenses, and capital amortization is
considered financially feasible. The cost of the land limits those uses, which are
financially feasible.
Maximally Productive
Among the financially feasible uses, the use that provides the highest rate of
return to ownership is the highest and best use.

A.

HIGHEST AND BEST USE AS IF VACANT

The subject property is located in Wyoming Borough, in the 3rd Political District,
on a roadway that experiences a significant amount of traffic. It is in a neighborhood
with other commercial properties beyond which are residential areas and large tracts of
vacant land. The site is approximately 2.061acres in size, is level from road grade with
all utilities available, and is convenient to necessities, therefore, the site would be
physically able to accommodate many uses. Never-the-less, the subject is located in an
Agricultural District which limits its uses. It is the opinion of the appraiser that the
highest and best use of the site would be as a Semi-Public facility. This would be
physically possible, legally permissible, financially feasible, and maximally productive,
therefore, its highest and best use.

B.

HIGHEST AND BEST USE AS IMPROVED

The location of this parcel and conformity with local zoning ordinances, reveal
that the manner in which the subject has been used is physically possible, financially
feasible, and maximally productive, and legally permissible, if Grandfathered. Because
there are existing buildings on the subject parcel of land, the highest and best use as
improved would be for an office building with a detached storage garage. Its use has
been legal-nonconforming.
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APPRAISAL APPROACHES
The appraiser has employed the use of one of the recognized appraisal
approaches, namely, the Direct Sales Comparison Approach. The appraiser has not
employed the use of the Cost Approach or the Income Approach.
The Cost Approach is generally used in evaluating new or recently constructed
buildings, or unique structures. The appraiser has disregarded the development of the
Cost Approach as being a viable indication of the fair market value of the property due to
the fact that this would be the upper limit of value and that there are many judgmental
items relevant to the cost factors used.
The Income Approach is used to value investment properties, which include all
types of commercial real estate; hotels, resorts, shopping centers, apartment buildings,
office buildings, or any other type of real estate purchased by investors on the basis of the
income which is produced. The investor in real estate operates on the premise that the
value is equal to the present worth of future benefits to be derived from the property, and
the benefits are always an income stream. The value tends to be set by the quantity,
quality, and durability of the net income derived from the property. In preparing an
estimate of value using the Income Approach, the valuation is made before income tax
and does not take into consideration the depreciation, investment credits, or other special
conditions related to the financial position of the individual investor. The net income
stream developed for the property is converted into an indication of value using direct
capitalization or discounted cash flow analysis. The Income Approach was also not
developed as per agreement with the Client.
The appraiser has reviewed the results of the aforementioned appraisal approach
employed in formulating a final conclusion as to the fair market value of the subject
property.

DIRECT SALES COMPARISON APPROACH
The Direct Sales Comparison Approach is based upon the Principle of
Substitution: that is, when a property is replaceable in the market, its value tends to be set
at the cost of acquiring an equally desirable substitute property, assuming no costly delay
in making the substitution. Since each parcel of real estate is unique, subjective
judgments must be made to relate the sale properties to the subject. Adjustments for
dissimilarities are made, leading to an indication of the price at which the property being
appraised could be expected to sell.
In my analyses, I have used the following sales:
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COMPARABLE SALE #1
Address:
Sale Date:
Day on the Market:
Selling Price:
Building Size:
Price/Square Foot:
Lot Size:
Parking:
Number of Stories:
Use:
Condition:
Zoning:
Deed Book/Page Number:
P.I.N. Number:
Location:

1575 Wyoming Avenue, Forty Fort, PA
December 22, 2015
479
$525,000
6,357 Square Feet
$82.59
0.99 Acre +/26 Cars
One
Office Building
Very Good
R-2, Two Family Residential District
2338/1032
21-F10SW1 Block 5 Lot 2
Approximately 0.92 Miles Southwest of the Subject

COMPARABLE SALE #2
Address:
Sale Date:
Day on the Market:
Selling Price:
Building Size:
Price/Square Foot:
Lot Size:
Parking:
Number of Stories:
Use:
Condition:
Zoning:
Deed Book/Page Number:
P.I.N. Number:
Location:

451 Third Avenue, Kingston, PA
March 20, 2017
534
$815,000
12,289 Square Feet
$66.32
0.861 Acre +/38 Cars
One
Office Building
Excellent
C-3, General Business District
2661/547
34-H9NE2 Block 4C Lot 2B
Approximately 3.17 Miles Southwest of the Subject
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COMPARABLE SALE #3
Address:
Sale Date:
Day on the Market:
Selling Price:
Building Size:
Price/Square Foot:
Lot Size:
Parking:
Number of Stories:
Use:
Condition:
Zoning:
Deed Book/Page Number:
P.I.N. Number:
Location:

464 Wyoming Avenue, Wyoming, PA
June 12, 2017
274
$414,000
4,200 Square Feet
$98.57
0.60 Acre +/21 Cars and Two Car Detached Garage
One
Office Building
Excellent
B-3, Highway Business District
2567/531
67-E10SE3 Block 10 Lot 2
Approximately 0.97 Miles Northeast of the Subject

COMPARABLE SALE #4
Address:
Sale Date:
Day on the Market:
Selling Price:
Building Size:
Price/Square Foot:
Lot Size:
Parking:
Number of Stories:
Use:
Condition:
Zoning:
Deed Book/Page Number:
P.I.N. Number:
Location:

401 Laurel Street, Hughestown, PA
September 24, 2014
4
$450,000
6,000 Square Feet
$75.00
0.643 Acre +/32 Cars
One
Office Building
Very Good
B-1, Neighborhood Business
3001/104433
28-E12NW4 Block 12 Lot 2F
Approximately 4.77 Miles East of the Subject
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COMPARABLE SALES ADJUSTMENT GRID

Factors

Subject

Sale Price
Indicated Price
Per Square Foot

Sale #1

Sale #2

Sale #3

Sale #4

$525,000

$815,000

$414,000

$450,000

$98.57

$75.00

Not Applicable

$82.59

Interest
Conveyed

Fee Simple

Fee Simple

Fee Simple

Fee Simple

Fee Simple

Financing Terms

Not Applicable

Cash

Cash

Conventional

Conventional

Market
Conditions

September 2018

December 2015
Similar

March 2017
Similar

June 2017
Similar

September 2014
Similar

Building Size

9,500 square feet +/-

6,357 square feet +/+$62,860

12,289 square feet +/-$55,780

4,200 square feet +/+$106,000

6,000 square feet +/+$70,000

Condition

Excellent
Redesigned and
Refinished

Very Good
+$20,000

Excellent
+$10,000

Excellent
+$10,000

Very Good
+$20,000

Lot Size

2.061 acre +/-

0.99 acre +/+$40,698

0.861 acre +/+$45,600

0.60 acre +/+$55,518

0.643 acre +/+$53,884

Offices/Class
Rooms/
Pole Barn

Offices

Medical Offices

Offices

+$10,000

+$10,000

Offices/Two Car
Garage
+$6,000

+$10,000

Location

Suburban

Suburban

Suburban

Suburban

Suburban

Zoning

Agricultural

Two Family
Residential

General Business

Highway Business

Neighborhood
Business

Use

$66.32

Total Adjustment

+$133,558

+$9,820

+$177,518

+$153,884

Adjusted Value

$658,558

$824,820

$591,518

$603,884
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INDICATED VALUE VIA DIRECT SALES COMPARISON APPROACH
The adjustment amount used for the price per square of the building was $20.00.
The adjustment amount used for the price per acre of the parcel of land was $38,000.
The adjusted values range from $591,518, $603,884, $658,558, to $824,820.
Considering the adjusted values of the comparables, the appraiser has arrived at a mean
value of $669,695, or $670,000 rounded. The median values are $603,884 and
$658,558, or $631,221, or $631,220 rounded. In this case, the values per square foot
were taken into consideration. They range from $66.32, $75.00, $82.59, to $98.57. The
appraiser has extrapolated from the above per square foot prices, a value of $81.00 per
square foot for the subject. Therefore, 9,500 square feet multiplied by $81.00 equals
$769,500, or $770,000 rounded. In conclusion, in observation of the three values cited
above, the appraiser has arrived at an opinion of value of $690,000. It should be noted
that the appraiser has placed equal emphasis on all four Comparables in arriving at an
opinion of value and has taken in consideration the building sizes, overall conditions,
amenities, locations, uses, zoning classifications, and lot sizes. Upon reviewing the four
comparables, as well as others, she has determined an opinion of fair market value by
way of the Market Analysis Approach to be $690,000 (Six Hundred Ninety Thousand
Dollars) “as completed” as of the effective date of the appraisal.

CONCLUSION AND FAIR MARKET VALUE
The appraiser has reviewed the results of each of the appraisal approaches,
namely;
COST APPROACH

NOT DEVELOPED

INCOME APPROACH

NOT DEVELOPED

DIRECT SALES COMPARISON APPROACH

$690,000.00 “as completed”
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This appraiser has relied on the Direct Sales Comparison Approach to determine
the fair market value because it entails the use of similar properties, which is a viable
determination of the fair market value of the subject property. Because of the limited
number of comparables matching the features of the subject, it was necessary to use those
located at somewhat of a distance from the subject and which sold for more than three
years from the effective date of the appraisal. The comparable sales used are in the same
or similar marketing areas as that of the subject; in substitute neighbors; with similar
uses, sizes, ages, styles, and locations; and have sold within a reasonable timeframe from
the effective date of the appraisal. Other comparables were taken into account, however,
the ones used in this report were the best available and are considered to be appropriate in
this case. The Income Approach to value was not developed. The Replacement Cost
Approach was also disregarded.
After considering the aforementioned, the availability of mortgage money, the
amenities of the area, and the fact that the subject is improved with existing buildings, it
is this appraiser's opinion that the fair market value of the subject property, as of the
effective date of the appraisal, is:

$690,000 “as completed”
SIX HUNDRED NINETY THOUSAND DOLLARS

Although the subject property would most likely be owner occupied so is not typically
considered to be an income producing property, the following potential lease information
was provided at the request of the Client. Because rental amounts are not public
knowledge, it was necessary to rely on limited information which was provided by the
Luzerne County Association and the Scranton Board of Realtors' Multi-List Services.
From the appraiser’s experience along with knowledge of the local market, these rents are
representative of the area in which the subject lies. Furthermore, they were substantiated
by consultations with Agents and Brokers who specialize in the field of commercial
leasing in Luzerne County. In addition to the rent per square foot on a triple net basis, the
terms of standard lease arrangements range from three to five years with an increase of
rent between 10% to 12% every year. Renewal of the lease would be reviewed upon
expiration of the lease agreement.
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In my analyses, I have used the following rentals for the office space:

COMPARABLE #1
Address:
Price/Square Foot:

270 South River Street, Plains, PA
$10.00
Sewer and Water included

COMPARABLE #2
Address:
Price/Square Foot:

1575 Wyoming Avenue, Forty Fort, PA
$12.60
Sewer and Water included

COMPARABLE #3
Address:
Price/Square Foot:

389 Wyoming Avenue, Wyoming, PA
$14.00
NNN

COMPARABLE #4
Address:
Price/Square Foot:

464 Wyoming Avenue, Wyoming, PA
$9.00
NNN

The rental values per square foot range from $9.00, $10.00, $12.60, and $14.00.
The appraiser has extrapolated from the above per square foot prices, a value of $10.00
per square foot (triple net) for the subject office/classroom/building space. Therefore,
9,500 square feet multiplied by $10.00 equals $95,000 per year. The appraiser has placed
equal emphasis on all four Comparables in arriving at an opinion of rental, as well as
others, and has taken in consideration the building sizes, overall conditions, amenities,
locations, uses, utilities included, and parking availability.
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ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal report is produced under the following assumptions and limiting
conditions together with other assumptions and limiting conditions embodied within the
report. The analysis, results, and conclusions are influenced by these assumptions and
limiting conditions. These findings are subject to change if the assumptions and limiting
conditions are different than those assumed in this report. Where required, competent
advice should be obtained from other professionals. Unless otherwise indicated in this
report:
1.
I assume title to this property is good and marketable; except as noted herein, free
from all liens and encumbrances, easements and defects; under responsible ownership
and management (neither inefficient nor superefficient); and that the property is in full
compliance with all governing codes, ordinances, environmental regulations, and statutes.
It is assumed that all required licenses, certificates of occupancy, 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 upon
which this vale estimate is based. I am not responsible for matters legal in character or
for matters not related to real estate. Although a title search was not made, all known
purchases of the subject property within the last year for residential properties and within
the last three years for non-residential properties have been reported.
2.
All information, including legal descriptions, surveys, zoning, income and
expenses, cost data, and engineering, furnished by others, is believed to be reliable, but
no responsibility is assumed for its accuracy. The comparable and market data relied
upon in this report has been confirmed with one or more parties familiar with the
transaction, from published information, or other sources thought reasonable; all are
considered appropriate for inclusion to the best of our factual judgment and knowledge.
An impractical and uneconomic expenditure of time would be required in attempting to
furnish unimpeachable verification in all instances, particularly as to engineering and
market-related information. Sketches, plot plans, photographs, maps and other
illustrative data contained herein are only to assist the reader in visualizing the property
and are not necessarily to scale. All sizes, areas, and dimensions, as given, are to be used
as approximate measurements only. No warranty is expressed or implied as to their
exactness.
3.
I reserve the right to correct any omission or error, and express no liability or
responsibility for results from actions taken by anyone as a result of this appraisal.
Further, there is no accountability, obligation, or liability to any third party. In the case
of limited partnerships or syndication offerings or stock offerings in real estate, the client
agrees that in case of lawsuit (by any party), any and all awards, settlements of any type
in such suit, regardless of outcome, client will hold Appraiser completely harmless in
such action. The liability of the Appraiser, and the firm with which he is associated, is
limited to the client only, not subsequent parties or users. In any event or for any cause,
our total liability is limited to, and disposed by, a refund of any fee collected. All
references to either a singular or plural shall refer to the other if appropriate.
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4.
The physical condition of the property described herein was based upon visual
inspection. No responsibility is assumed for latent defects of any nature whatsoever
which may affect its value, nor for any expertise required to disclose such conditions, or
for any costs incurred to discover or correct any deficiencies of any type present in the
property; physically, financially, and/or legally. We have made no engineering tests or
surveys of the property and assume no responsibility for the structural soundness of the
improvements, stability and/or load bearing capacity of the soil or subsoil, adequacy of
drainage, location of property lines and improvements on site, or any other matters of a
related nature. It is assumed that the utilization of the land and improvements is within
the boundaries or property lines of the subject property described and that there are no
encroachments, easements (underground and/or overhead), or trespass unless noted in the
report. No functional test was performed on any mechanical, HVAC, plumbing, or
electrical equipment, appliance or fixture. I assume that each of the above is in good
working order and able to provide service usually expected of such items. No warranty is
expressed or implied as to the specific condition of any property herein or for its
suitability for any intended use. No accurate judgment may be made as to the adequacy
of insulation or energy efficiency of the improvements or equipment, which is assumed
standard for subject age and type. The Appraiser made no inspection for toxic,
hazardous, or carcinogenic materials on or around the subject property, which would
make the property more or less valuable. No consideration has been made for the
existence of any potentially hazardous materials used in the construction or maintenance
of the subject, such as but not limited to the presence of urea formaldehyde foam
insulation, asbestos, radon gas, and/or any other toxic substance which may or may not
be present at the subject property. No termite or insect inspection was made and it is
assumed that there are none. The appraisers are not qualified to detect such conditions
and expect the client to seek professional advice from an expert in these fields. Where
repair, construction, or modification of any item is indicated, we assume such to be
completed in a good and satisfactory workmanlike manner.
5.
The distribution of the total valuation in this report between the various
components applies only under the existing program of utilization, and is to be used only
herein.
6.
By reason of this report, I am not required to give expert testimony or to appear in
any court or hearing, or engage in post appraisal consultation with the client or third
parties except under separate and special arrangement and at an additional fee. If
testimony or deposition is required because of any subpoena, or requirement of the client
or their representative, the client shall be responsible for any additional time, fees, and
charges regardless of issuing party.
7.
The fee for this appraisal report is for the analytical service rendered and not the
time spent on the appraisal assignment or the physical report itself. Any use of this
report, or information from a part of this report, indicates acceptance by the client of the
terms and conditions within this report.
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8.
The contents of this report shall not be used for any purpose by anyone but the
client without the previous written consent of the Appraiser. Copies of this report may be
made only upon our prior approval and if so, only in its entirety. Disclosure of the
contents of this appraisal report is governed by the by-laws and Regulations of the
professional appraisal organizations with which I am affiliated. Possession of this report,
or a copy of a part of this report, does not carry with it the right of publication, nor may it
be used for other than its intended use. The physical report remains the property of the
Appraiser for the use of the client. However, approval is given by the client to use this
report to fulfill requirements of professional organizations with which we are affiliated
and for educational purposes by the author.
9.
Neither all nor any part of the contents of this report (especially any conclusions
as to value, the identity of the Appraiser or the firm with which I am associated, or any
reference to any professional organization to which the Appraiser is affiliated) shall be
disseminated to the public through any public means of communication without our prior
consent.
10.
This appraisal report has been made in conformity with the requirements of the
Code of Professional Ethics and Standards of Professional Practices and Conduct of the:
American Society of Appraisers; and with the Uniform Standards of Professional
Appraisal Practices as published by the Appraisal Foundation. Clients may, however,
request that an appraisal assignment be prepared and completed under their specific
guidelines and requirements, but not in conflict with the above stated standards. If a
request to do so was not made in writing prior to the acceptance of this appraisal
assignment, or noted within the body of this report, the appraisal report may not comply
with the clients specific requirements. Upon client's request, additional research,
analysis, and report writing may be undertaken at an additional fee for time and costs.
11.
The value reported for the subject property is valid for the date of valuation only.
Considerations of the national and local economies, fiscal conditions, purchasing power
of the dollar, supply/demand conditions, and property conditions were made as of the
date of valuation. Value is highly related to exposure, time, promotional effort, terms,
motivation, and conditions surrounding any transaction. Since these conditions change
with time, no judgment is implied as to the value of the subject property for a date other
than the date of valuation. No obligation is assumed to revise this report to reflect events
or conditions which occur subsequent to the date hereof or for events, which occurred
prior to the date of valuation which, were not generally known or expected to be known
in the normal completion of this appraisal assignment.
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12.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992.
The appraisers have not made a specific compliance survey and analysis of this
property to determine whether or not it is in conformity with the various detailed
requirements of the ADA. It is possible that a compliance survey of the property,
together with a detailed analysis of the requirements of the ADA, could reveal
that the property is not in compliance with one or more of the requirements of the
Act. If so, this fact could have a negative effect upon the value of the property.
Since the appraisers have no direct evidence relating to this issue, noncompliance
with the requirements of ADA in estimating the value of the property has not been
considered.
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CERTIFICATIONS AS REQUIRED BY THE UNIFORM STANDARDS OF
PROFESSIONAL APPRAISAL PRACTICE
In compliance with the Uniform Standards of Professional Appraisal Practice,
namely, Standard II, Rule 3, the appraiser hereby certifies 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 to the reported
assumptions and limiting conditions, and are my personal, unbiased professional
analyses, opinions and conclusions.
I have no present or prospective interest in the property that is the subject of this
report, and I have no personal interest or bias with respect to the parties involved.
My compensation is not contingent upon the reporting of a predetermined value
or direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event.
My analyses, opinions, and conclusions were developed and this report has been
prepared in conformity with the Uniform Standards of Professional Appraisal
Practice.
I have made a personal inspection of the property that is the subject of this report.
No one provided significant professional assistance to the person signing this
report.
I have not provided any services regarding the subject property within the three
year period immediately preceding acceptance of the assignment, as an appraiser
or any other capacity.

____________________________
Alyson Kole
PA Certified General
Real Estate Appraiser
Certificate #GA 001077 L
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