Emily M. Farah 411 Seventh Avenue
Counsel, Regulatory Mail drop 15-7
Piusburgh, PA 15219

August 27, 2018
Yia Electronic Filing

Rosemary Chiavetta, Secretary
Pennsylvania Public Utility Commission
400 North Street

Harrisburg, PA 17120

BLC

DUQUESNE LIGHT CO, —

Tel: 412-393-6431
efarah @duglight.com

Re: Letter of Notification of Duquesne Light Company for Approval to Reconfigure
Existing and Construct New 138 kV Transmission Lines in Allegheny County,

Pennsylvania
Docket No. A-2018-3002896

Dear Secretary Chiavetta,

Enclosed please find a copy of Duquesne Light Company’s response to the Data Request
of the Bureau of Technical Utility Services, No. 22. Please feel free to contact me with any

questions, comments, Or Concerns.

Enclosures
cc: Jordan Van Order
Certificate of Service

411 Seventh Avenue Pittsburgh, PA 15219
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Bureau of Technical Utility Services
Data Requests to Duquesne Light Company

Docket No. A-2018-3002896

Witness:  Lesley Gannon

Set A-22

A-22 Reference the Application, Paragraph 15. Please provide a detailed description of the
methodology used to determine the purchase prices for the two parcels. Additionally,
provide a copy of any appraisals used to determine these prices.

Response:

At the time the properties were considered for acquisition, neither were listed for sale or

encumbered by any liens. After the Company approached the owners regarding purchasing the
property, they each retained legal counsel.

While Duguesne Light did secure appraisals, the Company did not have access to the interior of

the properties. Accordingly, the Company relied on appraisals provided by the property owners.
The appraisals are attached to this response. Ultimately, Duquesne agreed to pay the owners the
appraised value of the property, plus a flat amount intended to compensate the owners for related
incidental expenses such as packing, moving, appraisals and other expenses.

Page 1 of 1
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Appraisal No. H180211568

March 20, 2018

Mr. Russell Rubilino

Ms. Jennifer L. Rubilino
5604 Aiken Road

McKees Rocks, PA 15136

Dear Mr. & Ms. Rubilino:

Pursuant to your authorization and for the purpose of estimating Market Value, we have completed a real estate
appraisal of the residential single family dwelling and land owned by Jennifer L. Rubilino identified as:

2092 FOREST GROVE ROAD (aka State Route 3074)
ROBINSON TOWNSHIP
ALLEGHENY COUNTY

The appraisal included a personal inspection of the property, the collection and analysis of relevant market in-
formation and the application of the Sales Comparison Approach to Value. Certain conditions and assumptions
considered in the assignment are [isted as follows:

Appraisal Conditions and Assumptions:

1. The purpose of the report is to assist the client in establishing the Market Value of the property for possible
disposition. The property consists of a residential dwelling situated on a home-site of 20,038 SF. It is iden-
tified in the Allegheny County records as Tax Map #0271-D-00204-0000-00. This report does not consider
any development possibility of the land being subdivided into smaller lots.

2. The function of the appraisal is to estimate the value of the real estate as a single property. A highest and
best use analysis was completed in light of all legal, physically possible and feasible uses of the property as

improved. It was appraised in fee simple ownership. The effective date of the report is Feburary 28, 2018
which is the day of inspection.
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Mr. R. Rubilino & Ms. Jenifer L. Rubilino
March 20, 2018

The report was completed in accordance with the Code of Ethics and Standards of the Appraisal Institute. In
addition, the appraisal conforms to the Uniform Standards of Professional Appraisal Practice (USPAP) of the
Appraisal Foundation. The contents of the analysis represent an “Appraisal Report” as defined by the Standards
Board of the Appraisal Foundation within the Uniform Standards of Professional Appraisal Practice. The as-
signment is subject to assumptions and limiting conditions.

After considering all the factors affecting Market Value, it is our opinion that the estimated worth of the ap-
praised property (real estate only) as of February 28, 2018 is:

One Hundred Twenty-Four Thousand (3124,000.00) Dollars

The valuation is based on the data, analyses and conclusions contained in this report and is intended to comply
with the reporting requirements set forth under Standards Ruie 2-2(b) of the Uniform Standards of Professional
Appraisal Practice. The data used in this assignment is true and correct to the best of our knowledge subject to the
assumptions and limiting conditions set forth.

Respectfully submitted,

). Qb . e SOSE
Dennis Cestra, SRA Scott F. Lazarus
Howard Hanna Appraisal Services Howard Hanna Appraisal Services
PA Certified General Appraiser PA Certified General Appraiser
Certification No. GA-000293-L Certification No. GA-004025
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Property L.ocation:

Clients:

Appraisers:

Intended Users:

Owner of Record:
Tax Identification:
Effective Date:
Date of Report:
Interest Valued:
Zoning:

Land Area:

Improvements:

Highest and Best Use:

Propertv Valuation:

SUMMARY OF PERTINENT FACTS

2092 Forest Grove Road (aka State Route 3074) / Robinson Township / Alleghe-
ny County / Pennsylvania

Russell Rubilino (Father), 5604 Aiken Road, McKees Rocks, PA 15136
Jennifer L. Rubilino (Daughter), 2092 Forest Grove Road, Coraopolis, PA 15108

Dennis Cestra, SRA Scott F. Lazarus
PA Certified General Appraiser  PA Centified General Appraiser
Certification No. GA-000293-L  Certification No. GA-004025

The assignment is intended for use by the clients and those deemed authorized by
the client. The function of the appraisal is to provide valuation information for
potential disposition purposes. The use of the report by others is not intended or
authorized.

Jennifer Lynn Rubilino

Tax Map #0271-D-00204-0000-00

February 28, 2018 (Day of Inspection)

March 20, 2018

Fee Simple

“R-2" Single Family Residential

0.460 Acres (per Plan of Survey prepared by Steve Puskar-Registered Surveyor,
518 Northview Drive, Gienshaw, PA 15116, Phone# 412-486-9428, on August
28, 2016, attached hereto in the Addendum and made a part hereof)

The parcel is improved with a concrete block foundation, one-story brick single-
family dwelling. The residence contains a gross living area of approximately 900
square feet. The property includes site improvements associated with this type of
residential property such as concrete entry pads and walkways. The overall condi-
tion of the property is average.

The highest and best use of the subject property is for its continued residential uti-
lization as improved.

Sales Comparison Approach: $124,000.00
Cost Approach: Not Applicable
Income Approach: Not Applicable
Final Estimate of Value: $124,000.00
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USPAP STATEMENT

The assignment is intended to comply with the reporting requirements as set forth under Standard Rule 2-2(b) of
the Uniform Standards of Professional Appraisal Practice (USPAP). 1t presents only summary discussions of the
data, reasoning, and analyses used in the valuation process to develop the appraisers’ opinion of value. Support-
ing documentation concerning the data, reasoning, and analyses is retained on file. The depth of discussion con-
tained within the report is specific to the client’s needs and for the intended use stated. The appraisers are not
responsible for any unauthorized use of the report.

The report is the result of a complete appraisal process. While the appraisers considered all three approaches to
value, only the Sales Comparison Approach was regarded applicable and developed for estimating the Market
Value for the subject property. The Income and Cost Approaches were not employed for reasons stated in the
report. All calculations and supporting assumptions for the estimated value derived from the Sales Comparison
Approach are reported in summary form. In completing this assignment, the appraisers believe they complied
with the USPAP guidelines.

SCOPE OF WORK

The estimation of an opinion of value is a culmination of the appraisal process. There are six steps in this pro-
cess, which includes defining the appraisal problem, establishing a valuation plan, the collection and analysis of
market data, the application of the approaches to value, a reconciliation of value, and the conclusion of the final
opinion of value. In addition, the appraisal involved the use of pertinent analytical techniques, as well as the
application of knowledge, experience and professional judgment to develop an apprapriate solution to the ap-
praisal problem.

Information contained in the Letter of Transmittal and Summary of Pertinent Facts is supplemental to this Scope
of Work disclosure. 1t is supportive to the identification of the appraisal problem and in establishing an appro-
priate plan to develop a credible valuation result. Conditions and assumptions considered within the appraisal
are summarized on Page 1 of the report.

The assignment involved the systematic research and analysis necessary to estimate the property’s value assum-
ing fee simple ownership based upon its highest and best use as improved. The initial step was to inspect the
property and its market area. Investigations were made of verious economic indicators and other market sources
to determine the strengths and weaknesses of the economy as they affect the value of the property. Appropriate
research was conducted relevant to the appraisal process, including observing competitive properties and col-
lecting comparable sales information, as well as the study of other data pertinent to the valuation. A highest and
best use analysis was completed considering all legal, physically possible and economically feasible uses of the
property.

Economic information was studied and utilized for a basis of supported market conclusions. The final value
opinion was based on a review and analysis of all elements of the appraisal. The report is a written record of
our conclusions and opinions. It contains the most pertinent data used and discussions of the reasoning under-
lying the final value estimate for the appraised property.
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PURPOSE AND INTENDED USE

The purpose of the appraisal is to express an opinion of Market Value for the property for potential disposition.
The report was completed to provide a valuation guideline as to the estimated price for which the property
should command if it were exposed for sale as of the effective date of the appraisal. No other use is intended.
The function of the report is to estimate the value of the real estate as a single property.

INTEREST APPRAISED

The property was valued in fee simple ownership which is defined in the Appraisal of Real Estate, published by
the Appraisal institute as;

“An absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of eminent domain, escheat, police powers and taxation."”

DEFINITION OF MARKET VALUE

The definition of Market Value as adopted by the Standards Board of the Appraisal Foundation, publicized
within the Uniform Standards of Professional Appraisal Practice is:

“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
best interest;

£k A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in United Staies dollars or in terms of financial
arrangements comparable thereto; and

5. The price represents a normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale.”

PROPERTY IDENTIFICATION

The property is identified in the Allegheny County records as Tax Map #0271-D-00204-0000-00.
This tax number includes the enlire property considered within this appraisal report.



MARKET HISTORY INFORMATION

Title to the property has transferred within the past three-year period prior to the effective date. It was acquired
as itemized below. Per the Allegheny County records, the most recent transfer took place between the grantors,
Russell A, (Husband) & Joanne P. (Wife) Rubilino and the grantee, Jennifer Lynn Rubilino (Daughter) on June
8, 2016, for $1.00. This was a nominal inter-family transfer from the parents to their daughter. To our

knowledge, the property was not listed for sale on the open market nor was it under any option for purchase as
of the effective date of the appraisal.

Deed Summary
Date: June 8, 2016

Reference: Deed Book# 16535, Deed Page#428
Sale Price: $1.00

Grantor: Russell A. (Husband) & Joanne P. (Wife) Rubilino
Grantee: Jennifer Lynn Rubilino (Daughter)

ESTIMATED EXPOSURE TIME

After completing an analysis of the general marketing area for the property, the appraisal is based on an estimat-
ed exposure pericd of four-eight months.

CENSUS TRACT INFORMATION

Based upon the 2018 U.S. Census Tract Boundary Maps, the appraised property is located within Census Tract
Number 4591.01.

ENVIRONMENTAL DISCLAIMER

We have no knowledge of the existence of any hazardous materials in the property which could affect the mar-
ketability of the real estate since we are not qualified to detect such substances. The presence of potentially
hazardous materials could affect the value of the property. The final value is predicated upon the assumption
that there are no such materials on or in the property that would cause a loss in value, No responsibility is as-
sumed in the appraisal for such conditions or for any expertise or engineering knowledge required discovering

them. Ifit's determined that any hazardous situations or soil conditions affect the property, we reserve the right
to reconsider the value conclusion projected in this report.
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AREA DESCRIPTIONS

The greatest influence on the value of real estate is location. This section of the appraisal analyzes the proper-
ty’s location and factors that impact its market appeal. Property values are affected by social, governmental,

economic and environmental forces. The interaction of these forces produce an economic climate in which real
estate transfers occur.

Regional Description: The property is situated in the southwestern section of the Commonwealth of Pennsyl-
vania within Allegheny County. This region of Pennsylvania is bounded by The Ohio River to the north, Collier
Township to the south, Meon Township to the west and Kennedy Township to the east. It is part of the Greater
Pittsburgh Metropolitan Statistical Area. The region encompasses a four county area that includes Allegheny,
Beaver, Washington and Westmoreland Counties. It primarily comprised of a bedroom community and a ser-
vice-related economy. The average unemployment rate for the six county Pitisburgh Metropolitan Statistical
Area (PMSA) has constantly been lower than the national rate. The population of Allegheny County has re-
mained relatively stable since the 2010 Census. The property is located in the community of Robinson Town-
ship, which is situated in the northwestern quadrant of Allegheny County.

Robinson Township: The subject residence is located in the northem portion of Robinson Township. This
community is situated to the north of Washington County, to the east of Beaver County, to the south of Butler
County and to the west of Westmoreland County. Robinson Township is located at 40°2728"N
80°7'41"W40.45778°N 80.12806°W40.45778; -80.12806 (40.458008, -80.128259). According to the United
States Census Bureau, the township has a total area of 14.9 square miles, of which 14.8 square miles is land and
0.2 square miles, or 1.21%, is water. The City of Pittsburgh is the economic heart and governmental seat of Al-
legheny County. Robinson Township consists of a suburban residential community containing single family
and executive style dwellings, in addition to schools, parks, recreation areas, commercial and service type prop-
erties. It is bound by the communities of Coraopolis, Thomburg, Camegie, Kennedy, Stowe, Pennsbury Vil-
lage, Bridgeville, Mt. Lebanon, Upper St. Clair, North and South Fayette, Population stability and demand for
properties in this market results largely from the community’s proximity and accessibility to the City of Pifts-
burgh. The population of Robinson Township, as of the 2010 US Census Bureau estimate, indicates a popula-
tion of 13,354 people, with the estimate for 2016 at 13,719 people. Accessibility into Robinson Township is
mainly provided by Interstate 79 in the easter part of the community. Robinson Township is known in the area
as a retail hub. The Mall at Robinson is located in the township, as well as the open-air Settlers Ridge and sev-
cral smaller plazas. Bayer USA is based in Robinson Township as well. Robinson Township has always been
regarded a desirable suburban community with a good school system. The community’s location benefils by its
proximity to road transportation links, and an available and diversified work force, all within a reasonable dis-
tance of the City of Pittsburgh,

Neighborhood Information: The appraised property fronts along the western side of Forest Grove Road. The
neighborhood is mainly comprised of a suburban residential area with vacant land, single and multi-family
dwellings with some commercial and industrial uses further north and adjacent to the Ohio River. The subject
property is in close proximity to a Duguesne Light Company electricity transformer station. The neighborhood
properties were observed in average to good condition at the time of inspection. All public amenities are avail-
able in this area of Robinson Township.

Conclusion: The probability of the property’s continued residential utilization is supported by its location.
This area should remain stable and property values should be maintained.
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ZONING INFORMATION

Zoning for the property is classified as an “R-2" Single Family Residential District. The use of the real estate is
subject to Chapter 300 Article [V of the Robinson Township zoning regulations. Information was provided by a
review of the regulations, It was verified by Mr. Richard Urbano (412-788-8120 Ext. 252), the Zoning Officer
for Robinson Township. The purpose of this zoning district is to promote the use of a single-family residential
area of moderately sized lots along with other compatible uses authorized by conditional use or special excep-
tion. The minimum lot size in this district is 14,500 SF for single-family dwellings, 10 acres for farms, nursery

or greenhouses, non-retail, and cemeteries. The authorized uses permitted within this district are summarized as
follows:

Farms

Public buildings or uses

pact

“R-2" Single Family Residential District — Autlorized Uses
Residential Uses
Permitted by Right Conditional Uses: ‘Special Exception
Single Family Dwellings None In home daycare
Planned Residential Developments
Non-Residential Uses
Permitted by'Right Conditianal Uses: I

Home based business, low im-

Public and Essential Services

Recreational Facilities, public or

non-profit

Recreational stable and an acces-
sory use to a dwelling

Home based business, no impact

Places of Worship

Day-care center, child, as an ac-
cessory use lo an authorized
school or place of worship

cipal uses

Forestry Accessory uses {o the above con- | Nursery or greenhouse, non-
ditional uses retail
Accessory uses to the above prin- Cemetery

Accessory uses to the above spe-
cial exception uses

The minimal dimensicnal site standards for the “R-2" district are as follows;

Minimum | Minimum | Max.'Lot " | 'Max'Bldg. | Minimum] || Minimum Minimum
Lot Area | Lot/ Width.| |Coverage | Helght' | FrontYard:| Rear Yard Side Yard _
See Above | 80' (SFR); | 20% SFR; 331; 40’ Allprin- | SFR 15'; Other Principal
All other | All other Places of cipal uses | uses 40"; non- conform-
uses 150" | 30% worship 45°; 35°; All ing lots of record less
Accessory Accessory | than 80" in width not less
uses 20’ Uses & than 12.5%; Accessory
uses on comner lots 6

Zoning Conclusion: The property consists of an existing single-family dwelling on a land area of 20,038 SF.
The subject is a legal conforming use to the zoning regulations. It complies with the site requirements. The ap-
praisal assumes that the property’s continued use as improved would be permitied by Robinson Township. A

copy of the pertinent zoning regulations is retained on file.

i1
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SITE DESCRIPTION

General Information: Data pertaining to the site was based on a physical inspection completed on February 28,
2018, as well as a review of the Allegheny County records and a survey prepared by Steve Puskar — Registered
Surveyor, dated August 2016. The site’s atiributes are as follows:

Land Area: The parcel contains a land area of 20,038 SF. The site dimensions are shown on the Puskar survey.
The attached aerial tax map and survey are included for illustrative purposes only.

Access: The property consists of an interior parcel situated along the westemn side of Forest Grove Road. The
site contains adequate visibility and accessibility.

Shape/Topograply: The site consists of an irregular shaped parcel. It is level at its frontage with Forest Grove
Road and slopes downward to the rear behind the dwelling. The majority of the property is usable. The site

drainage appears satisfactory. The shape and topography of the property are satisfactory for its continued resi-
dential use as improved.

Impravements: The parcel is improved with a one-story single-family dwelling containing a gross living area
of 900 square feet. The footprint of the residence incorporates 4.49% of the property’s land area. The site im-
provements include a front gravel driveway, grass lawn, concrete walkways and entry pads, and mature trees.
There is approximately 100 SF of concrete walkways and entry pads. The site amenities were in average condi-
tion and are adequate to support the continued use of the property.

Property Note: The subject site is adjacent to a site improved with a Duquesne Light Company electricity trans-
former station.

Utilities: All utilities are available to the site. Electricity is provided by DLC; however the remaining utilities are
private and on-site including natural gas, well water and sewage.

Easements: Except for public utility right-of-ways and an obvious driveway access easement for 2094 Forest
Grove Road, no other easements are known or suspected pertaining to the property.

FLOOD INFORMATION

Based on federal insurance maps, the subject property is not located in a designated flood hazard area and has a
zone designator of “X”. The flood rate map is identified as Community No. 4200-3C-0307H. It has an effec-
tive date of September 26, 2014. A copy of the FEMA flood map is retained in the appraisal file.
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DWELLING DESCRIPTION

The report contains a summary dwelling description. Detailed information is retained on file, Data was based
upon a physical inspection completed on February 28, 2018, the effective date of this appraisal report. All cal-
culations were based on measurements taken at the time of inspection.

General Information:

Classification: “Class-D” / Average Quality / Single Family Residential Dwelling /
According 1o the “Marshall Valuation Cost Service”

Occupancy: The residence is occupied by the owner, Jennifer Lynn Rubilino
Gross Living Area: 1" Floor - 900 SF Actual Age: 60 to 70 Years +/-
Basement - 900 SF Dwelling Height: | Story

GLA 900 SF Condition: Average
Room Count: 5 Rooms - 2 Bedrooms — 1 Full Bathroom
Construction Detaijls:
Foundation: Poured concrete footers / concrete block foundation walls
Exterior Walls: Brick veneer exterior walls
Roof: . Pitched roof / asphalt shingles covering / aluminum gutters
and aluminum downspouts
Windows: Insulated vinyl clad double hung windows with screens

Utilities Services:  On site free natural gas, private well water and a private seplic sewage system.
Features: Concrete walkways and concrele entry pads (100 SF +/-)

Basement: Full basement (900 SF) / unfinished laundry and mechanical areas /
concrete slab floor / concrete block walls / wood joist ceiling /

Mechanies: HVAC — Gas FA fumace / no central A/C; however, the unit was configured to accept
and A/C unit but was not connected to a condenser
Hot Water - Gas fired 40 gallon hot water heater

Electric - 100 Amp main panel / multiple circuit / plastic coated metallic wiring

16
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DWELLING DESCRIPTION (Continued)

Interior Information:

First Floor: Living Room / Kitchen / Bedroom /Bedsroom / Bathroom

Interior Finish: Wood, vinyl & ceramic tile floors / painted plasterboard walls and ceilings
Kitchen: Wood base and wall cabinets / Formica countertop / Appliances
Bedroom: Wood flooring / painted plasterboard walls and ceiling

Bedroom: Wood flooring / painted plasterboard walls and ceiling

Bathroom: Vanity sink, toilet, ceramic tile wainscot, metal tub

Overall Condition: The site is improved with a concrete block foundation, one-story brick single-family
dwelling in average condition.,

Other Amenities:  The basement has rough-in plumbing for an additional full bathroom, but has no fixtures.
Newer glass block windows instailed at basement.

Observed Depreciation:

Physical: The dwelling exhibits normal wear and tear, No needed major repairs were
observed at the time of inspection.

Functional: None observed

External: None observed

17
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SUBJECT PHOTOGRAPHS

.l

KITCHEN

LIVING ROOM
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SUBJECT PHOTOGRAPHS
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HIGHEST AND BEST USE

The definition of highest and best use as found in the Dictionary of Real Estate, published by the Appraisal In-
stitute is:

“The reasonably probable and legal use of vacant land or an improved praperty, which is physically possible,
appropriately supported, financially feasible, and that results in the highest value."”

An important step in the valuation process involves the determination of the property’s highest and best use. To
render an opinion of highest and best use, the appraiser must consider the location of the property, as well as the
nature of its neighborhood, zoning and physical characteristics of the real estate, including the condition and the

economic life of the existing improvements. In projecting the highest and best use, there are essentially four
stages of analysis;

1. Physically Adaptable Use - Determining what uses of the property are physically possible.

2. Legal Use - Determining what uses are permitted by zoning and by deed restrictions on the
property in question.

3. Feasible Use - Determining which possible and permissible uses will produce a net return to
the owner of the property in question.

4. Highest and Best Use - Determining which among the feasible uses will produce the highest
net return or the highest present worth.

These tests were applied to determine the highest and best use of the property. The highest and best use of the
appraised property was prajected as follows:

HIGHEST AND BEST USE CONCLUSIONS:

As Vacant: If the property were vacant and available for redevelopment, the likely use of the site would be for
an alternative residential single-family building lot as permitted by its R-2 zoning. No other use would be eco-
nomically feasible. The property is physically sufficient to support that use. 1t is unlikely that the site would be
sub-divided due to the size, location and nature of the property’s lot; therefore, the highest and best use as va-
cant would be for the development of a residential single-family residence.

As Improved: Estimating highest and best use depends upon many factors in addition to the property’s physical
features. These may be legal, contractual or economic restrictions on the use of the property. They may also
relate to market conditions such as supply and demand. The highest and best use of a property is that use from
among reasonably probable and legal alternative uses, which is physicaily possible, appropriately supported, fi-
nancially feasible and results in the highest and best value. All factors impacting the highest and best use of the
property were considered in the completion of this appraisal report. From that analysis, it is our opinion that the
appropriate highest and best use of the property as improved is for a continuation use of its single-family resi-
dential status. The probability of the subject’s continued residential use is supported by its size, location and R-
2 zoning. The current single-family residential use of the property is the most economically feasible use at this
time, The appraisal is predicated upon such utilization of the property.
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THE APPRAISAL PROCESS

VALUATION METHODOLOGY: Appraisers render an opinion of Market Value by analyzing data utilizing
three traditional valuation approaches summarized as follows:

Cost Approach — The cost new of all improvements, less accrued depreciation, including physical deterioration,
functional obsolescence and external obsolescence, plus the value of the land. The principle underlying this
value approach is that no one would pay more for an improved site than the price for which it could be con-
structed, less the total accrued depreciation suffered by the improvements, plus the estimated value of the land.

Sales Comparison Appreach — The correlation of the property with the verified selling prices of soid compara-
ble properties. The principle behind the approach is that no one would pay more for an individual property than
the amount at which a comparable property could be purchased.

Income Approach — The value that would render a typical investor the prevailing expected rate of return on
their investment, plus the recapture of the original capital. This approach is based on the “Principle of Anticipa-
tion™ which affirms that value is created by benefits derived in the future. People purchase income-producing
real estate because they anticipate that ownership will provide them with a return on their capital investment,
plus a build-up of equity.

VALUATION METHODOLOGY CONCLUSIONS

Conclusions: 1t is not always prudent or possible to apply all three methods in every assignment. The relative

merits given each approach to value depend on the appralser s judgment with respect to the type of property be-
ing valued, and the availability and dependability of the various market data. A summary of the data used, and
the procedures and reasoning employed in the processing of the Sales Comparison Approach is contained in the
appraisal. This is the appropriate valuation method for a single-family residential dwelling. The Cost and In-
come Approaches were considered, but were not necessary for the report. Supporting documentation pertaining
to comparables, reasoning and analyses are retained in the appraisers file.

Comparable land sales were also considered in the assignment. Upon completion of both analyses, the value of

the appraised property as improved as found to exceed the worth of the land as vacant. Therefore, the highest
and best use of the property is for a continuation of its residential utilization as a single-family residence.
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SALES COMPARISON APPROACH

This approach is a method of estimating value by comparison to other properties having similar characteristics.
In applying the approach, the appraiser takes five steps:

1% Seeks out similar properties for which pertinent sales data are available.

2, Qualifies the sale prices as to terms, motivating forces, and bonafide nature.

3. Analyzes each of the comparable properties important attributes based on time, location,
physical characteristics and conditions of sale.

4, Considers all dissimilarities in terms of their probable affect upon value.

5. Formulates an opinion of the value based on analysis of the comparable data.

The appraisers completed exlensive research in order to collect comparable sales for this appraisal. In complet-
ing the assignment, we considered the following transactions relevant:

SALES COMPARISON CHART
[tem Subfect Sale #1 Sale #2 Sale #3 Sale #4
2092 Forest Grove Rd. | 333 Comopolis Rd. 1037 Silver Lanc 1311 Silver Lane 39 Norfolk Drive
Address: Rebinson Township Robinson Township | Robinson Township | Robinson Township { Robinson Township
Sales Price: Not Applicable $140.000 $115.500 $136,000 $122,500
Date of Sale: Not Applicable October 13, 2016 March 13, 2016 April 10, 2014 September 10, 2014
| Deed Conflrmation: DB:16535 PG:428 DB:16570 PG:280 DB:1632] PG:179 DB:15565 PG:492 DB:15765 PG:22|
Gross Liviag Area: 200 SF 1,090 SF 1.008 SF 874 5F 864 SF
Distance from Subject: Net Applicable 3.1 Miles NW 2.2 Miles SW 0.08 Miles SW 1.2 Miles SW
Adjustments
Financing Terms: Not Applicable FHA Salce Conventional Sale Conventional Sale FHA Sale
Sale Concessions: Not Applicable (33K} Concession No Concessions ($3K) Concession {5%) Concession
EfTective Date of Effective Date 16 Moenths 24 Months 38 Monaths 44 Months
Report (Time): February 28, 2018 +2.66% +4.00% +6.33 % +7.33%
Ad]. § per Unit: Not Applicable $143.732 $120,120 $144.608 $131,909
Location: Suburban Supcrior / -§7,200 Superior / -$6,000 Superior / -8$7,250 Superior / -$6,600
Site Area: (52.00/5F) 20,038 SF 16,568 SF /+56.950 | 15.000 SF/+310.000 | 18,911 SF/+$2,350 | 22,099 SF /-$4.200
Desipn and Appeal: | Story Dwelling Similar Similar Similar Similar
| Conditlon: Avcrape Superior / -$5.000 Similar Superior /-510.000 | Superior / -$5,000
Bed / Bath Count 241 3/1; -32,500 Ul 3/2,-$2.500 372; 85,000
Dwelling Size: (550/SF) 900 SF 1,000 SF / - $9,500 1,008 SF / - $5,400 874 SF/+1.300 864 SF/+1,800
| Basement: Full ~ Unfinished Similar Similar Superior; -$3.000 Similar
HVAC: GFA = No Cen. AIC AC/ Sup. -§3,000 AC / Sup. -$3.000 Similar AC { Sup. -§3.000
Fireplace: Mone Fireplace / - $1.000 | Fireplace / - $1,000 Similar Fireplace /- $1,000
| Garage: On-Site Parking | Integral /- $3.000 | | Inicpral /- $3.000 | | Intepral /- $3.000 | | Intepral / - $3.000
QOther Amenities: Walkway/Entry Pads Similar Similar Similor Similar
Utilitles: Electric - Public Public / Similar Public / Similar Public / Similar Public / Similar
Waler Well - Private Public / +53.600 Public / +33.000 Public / +33.625 Public / +53,600
Gas — Private (Free) Public / +57.200 Public /+$6.000 Public/+57.250 Public / +36.600
Scptic - Private Private / Similar Public / +53.000 Public / -$3,625 Public / -53.600
Site Amenities: Walkway/Entry Pod Similar Similar Patin / -S 1.0 Similor
Net Adjustments: Not Applicable -12.450 -53,600 -$7.700 -£12,200
| Adj. Sele Price: Not Applicoble $131.282 $123,730 $136.508 §119.709
Indicated Value by the Sales Comparison Approach: “Say" $124,000.00

Adjustments were rounded 10 the ncarest $100
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SALES COMPARISON VALUATION

Four residential single-family dwelling sales were analyzed and compared to the subject property in order to ar-
rive at an indication of its value as improved. The sales used were the best available for comparison to the
praperty. The data from the comparables indicated an unadjusted range in values from $115,500 to $140,000
for sales occurring between the years of 2014 and 2016.

Explanation of Adjustments: Extensive research was completed in order to collect the sales used in the ap-
praisal. All of the comparables were arms length transactions. Each was verified. The adjustments employed
were based upon analysis of the comparabies to each other and the subject property. The adjustments used were
concluded reasonable and appropriate for use in the report. The Sales Grid includes dollar adjustments reflect-
ing typical buyer market reactions to those items of significant variation between the subject and the compara-
bles. All adjustments were rounded to the nearest $100.00. The comparables were adjusted as follows:

Seller Concessions: Although the need for seller concessions is typical in this market, an adjustment was not
applied to the transfers of the comparable properties since the amounts conceded were immaterial to the market
value of the property. Typically, a material amount of the concession is adjusted if the amount of the concession

meets or exceeds 6% of the purchase price. Since none of the concessions granted by the sellers in the Sales
exceeded 6%, no adjustments were warranted.

Time: The sales were adjusted for time appreciation at a rate of 2% per year. Each adjustment for time was
calculated by multiplying the monthly difference between the sale date of the comparable and the effective date
of the report, by the monthly decimal percentage of 2% per year or 0.00167. This figure was then multiplied by
the price of the comparable to amrive at the total dollar amount of appreciation reflected for that sale. Adjust-
ments were warranted to all four Sale transfers which occurred well before the effective date of the appraisal.

Location: This adjustment considered differences in the market appeal of the location of the sales as compared
to the subject. All of the Sales utilized were suburban parcels located in Robinson Township and the Montour
School District; however, the Subject site is located adjacent to a Duquesne Light Company electrical trans-
former station which is perceived by the market as being an inferior location when compared 1o the improved
sale comparables. Therefore, adjustments were deemed necessary to all sales comparables.

Site Area: The subject comprises a land area of 20,038 SF. Three separate residential land sales situated in
Robinson Township and the Montour School District (Same as Subject) were analyzed. Data from the land
sales indicated unadjusted values in unit prices of $1.61/SF (Land Comp 3 - 5507 Glass Road - 4.5 miles south
from Subject), $1.97/SF (Land Comp 1 - 5507 Glass Road — 4.5 miles south from Subject} and $4.01/SF (Land
Comp 2 — Lot 4 Tudor Lane - 4.5 miles south from Subject), for the land sale transfers occurring during the
years 0f 2014 - 2016. Afer adjustments to the comparables, a land value for the appraised property of $2.00 per
SF was indicated. A copy of the land comparables utilized for a grid land adjustment amount is retained within
the appraisal file. Each improved sale was adjusted for differences between its land area and the subject parcel
at the adjusted rate of $2.00 per SF. The sales were adjusted as follows:

Land Sale #1: 20,038 SF (Subject) - 21,780 SF {0.50 AC) (Sale) = 1,742 SF x $2.00 per SF (Land Rate) = - $3 484
Land Sale #2: 20,038 SF (Subject) — 17,424 SF (0.40 AC) (Sale) = 2,614 SF x $2.00 per SF (Land Rate) = + $5,228

Land Sale #3: 20,038 SF (Subject) - 21,780 SF (0.50 AC) {Sale) = 1,742 SF x $2.00 per SF (Land Rate) = - 53,484
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SALES COMPARISON VALUATION
Explanation of Adjustments: (Continued)

Condition: This adjustment reflects the condition of the appraised dwelling in comparison to the comparables.
The subject was in average condition at the time of inspection. Sale #1 was superior in this attribute due to a
newer roof and double paned vinyl clad windows and was negatively adjusted. Sale #2 was similar in condition
to the subject and no adjustments were warranted. Sale #3 was in superior condition due to new carpeting,
bamboo flooring, new kitchen amenities and newer bathrooms was negatively adjusted accordingly. Sale #4
was in superior condition fo the subject due 1o a newer roof, upgraded electrical panel, newer windows and front
& storm doors and was negatively adjusted accordingly.

Bed & Barh Count: This adjustment was made to reflect the differing value indications of bedroom and bath-
room counts unique to each improved sale in comparison to the subject. Sales #1, 3 & 4, were adjusted for
bathroom and bedroom counts accordingly at the rate of $2,500 for each of a bathraom and bedroom.

Dwelling Size: Adjustments were compieted to each comparable for differences in gross living areas based on
the contributory value of the additional above grade floor space. The adjustment compensates for differences in
room counts and baths between the subject and the sales. The rate of adjustment employed was $50.00 per
square foot. The adjustments were calculated as follows:

Sale#1: 900 SF {Subject) — 1,090 SF (Sale) = 190 SF x $50.00 per SF (GLA Rate)= - § 9,500
Sale#2: 900 SF (Subject) — 1,008 SF (Sale) = 108 SF x $50.00 per SF (GLA Rate) = - § 5,400
Sale #3: 900 SF (Subject) - 874 SF (Sale) = 26 SF x $50.00 per SF (GLA Rate) = +$ 1,300
Sale #4: 900 SF (Subject) — 864 SF (Sale) = 36 SF x $50.00 per SF (GLA Rate)= +§ 1,800

Basement: This category reflects differences in basements. All of the Sales Comparables had basements and only

Sale #3 required an adjustment for this category due to its basement being finished. A negative adjustment was
deemed necessary.

HVAC: Sales #1, #2 & #4 included central A/C. A negative adjustment was warranted for this valuation cate-
gory to the aforementioned Sales.

Fireplace: The market adjustment for a fireplace is $1,000 and a wood stove is $500. Sales #1, #2 & #4 in-
cluded fireplace amenities and were adjusted accordingly.

Garage: The subject includes only on-site parking. The market adjustment for a garage space is $3,000 and a
carport space is $1,500. Sales #1, #2, #3 & #4 included the benefit of vehicle storage and were adjusted accord-
ingly.

Site Amenities: The subject contains concrete walkways and concrete entry pads. The adjustment for an open
porch, patio or deck is $1,000 and an enclosed porch is $3,000. Sales #1, #2 and #4 were similar to the subject
and no adjustment was necessary. Sale #3 had a patio benefit and was negatively adjusted accordingly.

Utiliries: The subject has mostly private utilities i.e. well water, free gas and a septic system. The only public
utility serving the site is electricity. A statistical poll of real estate agents in the subject area which revealed
that the majority of agents believe that there is a benefit to well water, free gas and a septic system. This benefi-
cial attitude towards “free” utilities is also shared by the appraisers. Except for Sale #1 which has a private sep-
tic system, all Sales were slightly adjusted for lack of free gas, well water and a septic system.
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Sales Comparison Valuation: The adjustments were based on the estimated contributory value of each of these
attributes. The market adjustments were added together in order to arrive at a total net worth for each sale. Af-
ter the adjustments were made to the comparables, a range in adjusted values was indicated from $119,709 1o
$136,908. Of all the Sales selected, the appraisers are of the opinion that Sale #2 most closely resembles the
Subject and the best indicator of value due to the time of the sale, dwelling size, bedroom and bathroom counts
and the lowest overall adjustment amount. Based on an analysis of the selected Sales and the consideration stat-

ed above it is our opinion that the appropriate “As-Is” value for the subject property via the Sales Comparison
Approach can be projected as follows:

Indicated Market Value via the Sales Comparison Approach “Say”  $124,000.00
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COMPARABLE SALE NO. 1

Location: 333 Coraopolis Road / Robinson Township / Allegheny County

Tax No: 0211-pP-00251-0000-00 Reference: DBV 16570, PG 280
Grantor: Brian M. Flavin Sale Date: October 13, 2016
Grantee: Nikki L. Andransko Sale Price:  $!40,000.00

GLA: 1,090 SF Land Area: 16,568 SF

Sale Condition:  Arms Length- ($2K) Buyer Concession ~ Financing: FHA

Zoning: “R-1" Single Family Residential District

Description: This sale is situated in Robinson Township. Access is achieved from either Pine Hollow Road or I-
79 McKees Rocks exit on to Coraopolis Road. The property consists of a partially wooded level home-site located
in a single-family residence sub-division. The parcel is improved with a one-story brick single-family dwelling.
The residence contains gross living area of 1,090 square feet. It was approximately 63 years old at the time of the
most recent sale. The home contains a total of 6 rooms, including a living room, dining room, kitchen, 3 bedrooms
and 1 bathroom above grade. Heating is provided by a gas forced air unit and a fireplace. There is an electric
served central A/C. All public utilities are available, except for sewerage (septic system). The dwelling was in good
average condition at the time of sale with superior improvements as noted in the foregoing grid of adjustments. The
basement is full, walk-out and unfinished. Other superior amenities consist of a 1 car integral garage. Ms. Bolin
indicated that a buyer concession was agreed to by the parties involved in the sale. The agents accepted a 3% com-
mission instead of the typical 6% commission which was adjusted in the Sales grid accordingly.

Verification: Data pertaining to this sale was provided by the West Penn Multi-List Service and the Allegheny

County records. It was verified by Mr. Randa Boling (412) 377-3752, the buyer agent with Howard Hanna Real Es-
tate,

33



’,l
ey
s

SALE NO. 1 LOCATION MAP

Mgy  Nevhle
Township




COMPARABLE SALE NO. 2

Location: 1037 Silver Lane / Robinson Township / Allegheny County

Tax No: 0267-G-00135-0000-00 Reference: DBV 16321, PG 179
Grantor: Adv. Medical/Mental Health Quireach  Sale Date: March 13, 2016
Grantee; David A. & Wanda M. Scisciani Sale Price:  $115,500.00

GLA: 1,008 SF Land Area: 15,000 SF

Sale Condition: Arms Length-No Concessions Financing:  Conventional Sale
Zoning: R-1 Single Family Residentia) District

Description: This sale is situated in Robinson Township. The dwelling is accessed via Beaver Grade Road or
Clever Road. This Sale is located within a subdivision of single-family residences. The property is partially wood-
ed and level at street grade. It is improved with a one-story brick and stone frame dwelling. The residence contains
gross living area of 1,008 SF. The home contains a total of 5 rooms, including a living room, kitchen/dining area, 2
bedrooms and | bathroom above grade. Heating is provided by a gas forced air unit, with cooling provided by a
central A/C system. All public utilities are available. The dwelling was in average condition at the time of sale.
The basement is a full walk-out unfinished space. Other amenities consist of an integral 1-car garage and a fire-
place. This sale was in above average condition at the time of sale,

Verification: Data pertaining to this sale was provided by the West Penn Multi-List Service and the Allegheny

County records. [t was verified by Ms. Melinda Lynch (412-266-6116), the selling agent with Howard Hanna Real
Estate.
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COMPARABLE SALE NO. 3

Location: 1311 Silver Lane / Robinson Township / Allegheny County

Tax No: 0208-E-00253-0000-00 Reference: DBV 15565, PG 492
Grantor: Scott E. & Kimberly A. Larue Sale Date: April 10, 2014
Grantee: Denise S. Snell Sale Price:  $136,000.00

GLA: 874 Square Feet Land Area: 18,911 SF

Sale Condition: Arms Length - (33K) Buyer Concession Financing:  Conventional Sale
Zoning: “R-17" Single Family Residential District

Description: This sale consists of a one-story brick and frame single-family dwelling. Access to this Sale is
achieved via Forest Grove Road, Beaver Grade Road or Clever Road. This Sale's parcel is an interior home-site that
has an upward sloping lot that levels at the plateau level to the rear. The residence contains gross living area of 874
square feet. It contains a tolal of 6 rooms, including a living roem, eat-in kitchen, 2 bedrooms and 2 bathrooms
above grade. The flooring materials installed include ceramic tile, wood and carpeting. HVAC is provided by a gas
FA system with no central A/C. All public utilities are available. The home was in good condition at the time of
sale and superior in comparison to the subject in terms of upgrades and quality of construction materials. The base-

ment is full with the walls finished and designed as a game room. Other amenities consist of a 1 car integral garage
and a 10°x13" rear patio.

Verification: Data pertaining to this sale was provided by the West Penn Multi-List Service and the Allegheny
County records. It was verified by Joe Crown (412-855-8348), the listing agent with Howard Hanna Real Estate.
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COMPARABLE SALE NO. 4

Location: 39 Norfolk Drive / Robinson Township / Allegheny County

Tax No: 0208-E-00253-0000-00 Reference: DBV 15765, PG 221
Grantor: Scott E. & Kimberly A, Larue Sale Date: September 10, 2014
Grantec: Denise S. Snell Sale Price:  $122,900.00

GLA: 874 Square Feet Land Area: 22,099 SF

Sale Condition:  Arms Length - (5.0%) Buyer Concession Financing:  FHA Sale

Zoning: “R-1" Single Family Residential District

Description: This sale consists of a one-story brick and frame single-family dwelling. Access 1o this Sale is
achieved via Essex Road or West Calvin Road. This Sale’s parcel is a partially wooded level (at street grade) interi-
or home-site thai plateaus and then slopes to the rear. The residence contains gross living area of 864 square feet. It
contains a total of 8 rooms, including a living room, kitchen, dining room, 3 bedrooms and 2 bathrooms above
grade. The flooring materials installed include vinyl, wood and carpeting. HVAC is provided by a gas FA system
with central A/C. All public utilities are available. The home was in above average condition at the time of sale and
supertor in comparison to the subject in terms of upgrades and quality of construction materials. The basement is
full with a walk out ingress and egress. Other amenities consist of a 1-car integral garage and a fircplace.

Verification: Dala pertaining to this sale was provided by the West Penn Multi-List Service and the Aliegheny
County records. It was verified by Beverly Abbott (412-849-9476), the listing agent with Northwood Realty Ser-
vices.
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APPRAISAL

CONCLUSION



RECONCILIATION OF VALUE

The valuation process is a systemalic procedure employed to develop a well-supported estimate in value which
is based on the consideration of all pertinent general and specific data. Towards this goal, three traditional
methods for analyzing market information are relied on. They are the Sales Comparison, Income and Cost Ap-
proaches to Value. For the purpose of this assignment, only the Sales Comparison Approach was considered
applicable and used for estimating the Market Value of the property. The Income and Cost Approaches were
not developed for reasons stated within the report. The value indicator arrived at by the Sales Comparison Ap-
proach is as follows:

PROPERTY VALUATION
Sales Comparison Approach: $124,000.00
Income Approach: Not Applicable

Cost Approach: Not Applicable

In conclusion, it is our opinion from the analysis of all the relevant data contained herein, that the estimated
Market Value of the appraised property as of the February 28, 2018 effective date is:

One Hundred Twenty-four Thousand ($124,000.00) Dollars
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ADDENDA

1
2)
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4)

3)

Engagement Letter

Land Sale Comparables

Assumption and Limiting Conditions
Appraiser Certification

Appraiser Qualifications
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Appraiznl Sonions
114 Gamma Ddver

oGumaDi oward

(412) 947-2000

e

ENGAGEMENT LETTER

Real Bstate Services

Fax: [412) 8879402 anna .

Email: gppré howardhasna com

Februnry 12, 2018
Jennlfer L. Rubolino
cfo Me, Russell Rubalino
5604 Afken Rnad
McKees Racks, PA 15116
RE:  Appmisal Proposal
2092 Forest Gruve Road
l*orion of B&L 40271-D-00204
Robinson Township

Dear Ms. Rubolino;

Per your reyuest. this keiier is a prapasal 1o provide a real csiote appraisul un the above referenced property. The
purpose of the appeaisnl is (n estinite the Market Valus of the land and As [mproved, based upon its projected
highest and best use as of the effective date.

‘The oppraisal. in n narrative format, will be completed In compliance with the Code of Professional Ethics and
Standards of the Appenisal Institute, as well as in pccordunce with the Lulfen Stendirds of Professional
Appraisyl Prociice of the Appraisal Foundation. In osder o complete the assignment, we will inspect the propenty
und research data considered sppropripte for use in our valustivn., The appioisal will estimate the value of the land
us vocenl and as improved. No consideration will be given to 1he possible lease 1erms for the propeny of cquipmient
wd furniture,

Dur fee tu complete this appralsal is One Thousand Eight Hundred (51,800.00) Dollus. We will deliver two
copies of the complesed repon 1o your legal representative, Mr. Willizm Bresnghan, and one copy to you. A
retainer ul $0%6 of the total fec is required immediately upon your acceptonce of our proposal with the balance
due upon your receipt of aur report. Professional services for appraisal updates or revisions after a peried of sis
inths will be billed at a rate of $175.00 per hour. Payment is due within 30 days of reeclpl of rendering 2ach
dditional service.  Our per hour rate pertains 10 trave) time portol to poral, odditionz! cunsultation, witness
testimony, court preparation, depusitions and any other additional tnsks we perfarin fur your case.

11 this propesal mects with your approval, please sign a copy of this letter and retum it 10 my anentlon alnng with
a check made payable 10 Howard Hznna Appsaisal Services for 50% of the appmisal fee, 1t will serve as written
authorizalion to proceed.

Respectfully subwniticd,

U QA
1 R S
gl 7
Detuns Cestrn, SRA

Howard Hanna Appraisal Services
*A Certified General Appratser
Centification No. GA-D0$293-L.
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10.

11.

ASSUMPTIONS AND LIMITING CONDITIONS

All three approaches to value were considered. However, only the Sales Comparison Approach was deemed rel-
evant for the valuation. All calculations and supporting assumptions for the estimated value derived from the
Sales Comparison Approach are included and reported in summary form.

This assignment is intended to comply with the reporting requirements set forth under Standard Rule 2-2(b) of the
Uniform Standards of Professional Appraisal Practice. However, for the purpose of the report and in order to satisfy
the Federal Financial Institutions Regulatory Agencies requirements of an “Evaluation”, discussions of the data,
reasoning and analyses that were used in the appraisal process to develop the appraisers’ opinion of value are
included. Supporting documentation conceming the data, reasoning and analyses is retained in the appraisers' file.
The data contained in this report is specific to the needs of the client and for the intended use stated in this report.
The appraisers are not responsible for unauthorized use of this report.

No responsibility is assumed for legal and/or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated in this report.

The property is appraised free and clear of any or all liens and encumbrances unless otherwise staled in this re-
port.

Responsible ownership and competent property management are assumed unless otherwise stated in this report.
The information fumished by others is believed 1o be reliable. However, no wamanty is given for its accuracy.

All engineering is assumed ta be correct. Any plot plans and illustrative material in this report are included only
to assist the reader in visualizing the property.

It is assumed thal there are no hidden or unapparent conditions of the property, subsoil, or structures that render it
more or less valuable. No responsibility is assumed for any such conditions or for arranging for engineering
studies thal may be required to discover them.

It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations
and laws unless otherwise stated in this report.

It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a
nonconformity has been stated, defined, and considered within this report.

It is assumed that all required licenses, certificates of occupancy, or other legislative or administrative authority
from any local, state, or national governmental, or privale entity or organization have been or can be obtained or
renewed for any use on which the value estimates contained in this repon are based.
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13.

14.

15,

16.

17.

18.

19.
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ASSUMPTIONS AND LIMITING CONDITIONS: (Continued)

Any sketch in this report may show approximate dimensions and is included to assist the reader in visualizing the
property. Maps and exhibits found in this report are provided for reader reference purposes only. No guarantee

as 10 accuracy is expressed and/or implied unless otherwise stated in this report. No survey has been made for
the purpose of this report.

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

Appraisers are not qualified to delect hazardous waste and/or toxic materials. Any comment that might suggest
the possibility of the presence of such substances should not be taken as confirmation of the presence of hazard-
ous waste and/or loxic materials. Such determination would require investigation by a qualified expert in the
field of environmental assessment. The presence of subsiances such as asbestos, urea-formaldehyde foam insula-
tion or other potentially hazardous materials may affect the value of the property. The appraisers’ value estimate
is predicated on the assumption that there is no such material on or in the property that would cause a loss in val-
ue unless otherwise stated in this report. No responsibility is assumed for any environmental conditions, or for
any expertise or engineering knowledge required to discover them. The client is urged to retain an expert in this
field, if desired. If it is determined that the subject property is affected by any type of eavironmentaliy hazardous
situations, we reserve the right to reconsider the final conclusions projected in this report. ’

Unless otherwise stated in this report, the subject property is appraised without a specific compliance survey hav-
ing been conducled to determine if the property is and/or is not in conformance with the requirements of the
American with Disabilities Act (ADA). The presence of architectural and communications barriers that are struc-

tural in nature or that would restrict access by disabled individuals may adversely affect the property's value,
marketability, or utility.

Proposed improvements are assumed 10 be completed in a good workmanlike manner in accordance with the
submitted plans and specifications,

The distribution, if any, of the tolal valuation in this repori between and improvements applies only under the
stated program of wtilization. The separate allocations for land and buildings must not be used in conjunction
with any other appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right of publication. It may not be used for
any purpose by any person other than the party to whom it is addressed without the written consent of the ap-
praiser, and in any event, only with proper written qualification and only in its entirety.

Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the
appraisers, or the firm with which the appraisers are connected) shall be disseminated to the pubiic through ad-

vertising, public relations, news sales, or other media without prior written consent and approval of the apprais-
ers.
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APPRAISER CERTIFICATION:

We cenify that, o the best of our knowledge and belief:

2,

10.

13,

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

The reporied analyses, apinions, and conclusions are limited only by the reporied assumptions and limiting
conditions, and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions,

We have no present or prospective interest in the property that is the subject of this report, and no personal
interest with respect lo the parties involved.

We have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding the acceptance of this assignment.

We have no bias with respect to the property that is (he subject of this report or to the parties involved with this assignment.
Our engagement in the assignment was not contingent upon developing or reporting predetermined results.

Our compensation for completing this assignment is not contingent upon the development or reporting of a

predetermined value or direction in value that favors the cavse ol the client, the amount of the value opinion,

the attainment of a stipulated result, or the occurrence of a subsequent event directly related to intended use

of this appraisal.

Our analyses, opinicns, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice.

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

That we are certified appmaisers in good standing in the state where the property is located,

That _Denpis Cestra_belongs to the following appraisal organization: The Appraisal lnstitute.

The reported analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Appraisal Instivnte's Code of Professional Ethics and Stondards of

Professional Appraisal Practice, which include the Uniform Stundards of Professional Appraisal Practice.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by it's duly
authorized representatives.

Dale: March 20, 2018

Q. QA St e

Dennis Cestra, SRA, IFA Scott ¥, Lazarus

Howard Hanna Appraisal Services Howard Hanna Appraisal Services
PA Cenified General Appraiser PA Certified General Appraiser
Certification No. GA-000293-L Certification No. GA-004025

Re-certification: The Appraisal Institute has mandatory programs of continuing education of ils designated members. Those who
meet the standards of the programs are considered to be re-certified. Mr. Dennis Cestra is currenily re-certified by this organization.
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PROF NA ALIFICA N
DENNIS A. TRA
REA TATE APPRAISER

Pennsylvania Certified General Appraiser:
Certification No. - GA-000293-L
Expiration Date - June 30, 2019

Pennsylvania Real Estate Associate Broker:
Certification No. — AB 028367A
Expiration Date — May 31, 2018

EDUCATION
Bachelor of Arts, Point Park University, 1972

PROFESSION EMBERSHIP AND DESIGN NS

Appraisal Institute (SRA - Member #34103)

Employee Relocation Council (CRP ~ Certified Relocation Professional — Member#462)
Realtors Association of Metropolitan Pittsburgh (33 Year Realtor Member)

Pennsylvania Association of Realtors (GRI - Graduate of Real Estate Institute)

National Association of Realtors (GAA ~ General Accredited Appraiser ~ Member #3066)
Council of Pennsylvania Real Estate Appraisers, Inc. - Director, Past President

P SSION CTIV S

Vice President of Appralsal and Commercial Development Services, Howard Hanna Company
Appraisal Institute - Current Chapter Vice President, 2013

President, Council of Pennsylvania Real Estate Appraisers, Inc., 1998

President Pittsburgh Chapter, National Assoc. of Independent Fee Appraisers, 1988-1989
Real Estate Appraiser - Full Time, December, 1975

Real Estate Associate Broker - December, 1975

Real Estate Salesman, Property Manager and Rental Agent, Sept. 1972

REAL JE TEACHING E IEN

Director, Alan Kells School of Real Estate (RE 000066-L), April 4, 1995, Bureau of Professional and Occu-

pational Affairs, State Real Estate Commission, Commonwealth of Pennsylvanla

Approved Instructor of Real Estate by the Department of Education of the Commonwealth of Pennsyivanla,

August 4, 1978, State Instructoers Number: RIDQ0068A

Faculty Member, Pennsylvania Bar Institute, 2002

REAL ESTATE TEACHING EXPERIENCE (Continued)

Professlonal schools served as a Real Estate Instructor:

1} Alan Kells School of Real Estate - Present 2) Pennsylvania Bar Institute
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119 Gamma Drive
Pittsburgh, PA 15238

3) Allegheny Community College
South Campus
Waest Mifflin, PA 15122

5) Greater Pittsburgh Board of Realtors
1427 W. Liberty Avenue
Pittsburgh, PA 15226

Pittsburgh, PA
Harrisburg, PA

4) Robert Morris University
610 Fifth Avenue
Pittsburgh, PA 15219

Appraising for Federal Land Transfers (Yellow Book)

P C AUTHOR

Pennsylvania Turnpike Commission
County of Allegheny, Dept. of Aviation
Pennsylvania Department of Transportation
Veterans Administration

Riverview Schaol District

Butler Area School District

Carlow University

Adams Township Water Authority
Bradford Regional Airport

Butler County Airport Authority
DuBois-Jefferson County Airport
Lehigh Northampton Airport Authority

WITNE

LS. District Court
Court of Common Pleas
Board of Viewers

LENDERS

Accurate Valuations, LLC

Citl Bank

Pollar Bank

EquiVantage

First National Bank of PA

Greater Pittsburgh Federal Credit Union
Merchants Home Mortgage Corporation
Nations Valuation Services (NVS)
TriState Capital Bank

REL! PORA S

Americorp, Inc,

Busch Properties, Inc.

Cartus

Coldwell Banker Relocation
Dupont Company

Executive Relocation Corporation
GMC Mortgage Corporation
Johns Manville Corporation

CLIEN VED

County of Allegheny, Dept. of Law

HUD Lender Selection Roster Approved
Port Autharity of Allegheny County
Urban Redevelopment Authority

City of Pittsburgh

Fox Chapel Area School District

Mars Area School District

Township of O'Hara

Washington & Jefferson College
Indiana County Redevelopment Authority
Washington County Alrport Authority
Westmoreland County Alrport Authority

Board of Adjustment
Board of Assessors

Bank One

Citizens Bank

Community Bank

ESB Bank

First Western Bancorp, Inc.
Flagstar Bank

Gateway Bank

PNC Mortgage Service
V.A.H. Federal Credit Union

Associates Relocation Management
Armstrong Realty Group, Inc.
Carolina Relocation Group, Inc.
Corporation Relocation Management
EDS Relocation & Assignment Service
Fidelity Valuation Service

Hewitt Relocation Services, Inc.

Kirk & Company
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NRI Relocation, Inc.

PNC Realty Services

Sibcy Cline Relocation Services
USS Reazl Estate

Vertice Global Relocation, Inc.
Weichert Relocation

Commonwealth of Pennsylvania;
General Appraiser / Certified through June 30, 2019
Associate Broker / Certlfied through May 31, 2018

Appralsal Institute

SRA Member

Employee Relocation Council

Federal National Mortgage Association

CRP - Certified through 2014

Appraiser No. 1086253

Department of Veterans Affairs

Appraiser ID No. 3110007

Prudential Relocation Management
Remax International Relocation
Sirva Relocation

TRC Global Solutions, Inc.

The Relocation Center, Inc.

CERTIFICATI
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PROF IONA ALIFICATION

SCOTT F. LAZARUS
TIFIE ENE REAL ESTATE APPRAISER

Scott Franklin Lazarus
PA Certified General Appraiser
Howard Hanna Real Estate Appraisal Services.
119 Gamma Drive
Pittsburgh, PA 15238
Office (412) 784-3878; Cell: (412) 610-2313; Fax: (412) 967-9402

E-Mail: scottlazarus@howardhanna.com

EXPERIENCE
09/2016-Present Howard Hanna Real Estate Appraisal Services — Commercial Appraiser
06/2016-Present Allegheny County - Commercial Property Tax Appeal Hearing Officer
06/2014-Present  Lazarus Real Estate Services — Certified Gen. Appraiser/Broker/Prop. Mgr.
11/2013-06/2014 CBRE / Pittsburgh — Senior Certified General Appraiser
06/1998-09/2013 Lazarus Brokerage & Realty Services — Gen. Appraiser/Broker/Prop. Mgr.
03/2005-01/2009 Mark Curry & Associates — Certified General Appraiser
05/1999-03/2004 John Pino Real Estate — Certified General Appraiser
06/1996-01/2001 Factory 2-U Stores, Inc. (T)— Director of Lease Administration
01/1995-06/1996 Petco Animal Supplies (T)- Manager of Lease Administration
01/1994-01/1995 FAISON Shopping Centers (LL)- Lease Administration Paralegal
06/1987-12/i993 Gans, Blackmar & Stevens, APC- Real Estate Paralegal

EDUCATION
San Diego State University: B.S. Degree Business - Real Estate Finance, December 1993
San Diego City College: A.S. Degree Business Administration May 1992 (Honors)
University of San Diego:  Certificate Generalist Paralegal, June 1988 (Honors)
Serra Catholic High School: Graduate, McKeesport, PA June 1982

Licenses/Professional Affiliations/ Post Grad Education:
Former Member Appraisal Institute — Former MA1 Candidate

Former Member, Nevada Coalition of Appraisers-Chair of Gov’t Relations 2011-2013 - appeared and testified
before Nevada State Legislature to successfully argue against revisions to Nevada State appraisal standards

Litigation Appraisal Practice 2009

Appraising for the IRS 2010

Appraising the Appraisal 2015

Advanced Income Capitalization 2016

Advanced Discounted Cash Flow 2017

Appraising for Federal Land Transfers (Yellow Book) 2017

PA CG RE Appraiser PA RE Broker
Lic# GA004025 Lic# SB065612
Expires: 06/30/2019 Expires: 05/31/2018
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REAL ESTATE
APPRAISAL OF:

2094 FOREST GROVE ROAD

ROBINSON TOWNSHIP
ALLEGHENY COUNTY

PREPARED FOR:

RUSSELL RUBILINO and JASON M. RUBILINO

EFFECTIVE DATE OF APPRAISAL;:

February 28, 2018

APPRAISED BY:

DENNIS A. CESTRA, SRA
AND
SCOTT F. LAZARUS
HOWARD HANNA APPRAISAL SERVICES



Appraisal No. H180211569

March 20, 2018

Mr. Russell Rubilino

Mr. Jason M. Rubilino
5604 Aiken Road

McKees Rocks, PA 15136

Dear Messrs. Rubilino:

Pursuant to your authorization and for the purpose of estimating Market Value, we have completed a real estate
appraisal of the residential single family dwelling and land owned by Jason M. Rubilino identified as:

2094 FOREST GROVE ROAD (aka State Route 3074)
ROBINSON TOWNSHIP
ALLEGHENY COUNTY

The appraisal included a personal inspection of the property, the collection and analysis of relevant market in-
formation and the application of the Sales Comparison Approach to Value. Certain conditions and assumptions
considered in the assignment are listed as follows:

Appraisal Conditions and Assumptions:

1.

The purpose of the report is to assist the client in establishing the Market Value of the property for possible
disposition. The property consists of a residential dwelling situated on a home-site of 3.0684. It is identi-
fied in the Allegheny County records as Tax Map #0271-D-00208-0000-00. Be advised that the appraisers
have noted a discrepancy in the acreage of Allegheny County and the survey performed by Steve Puskar a
registered surveyor. The acreage reported in the survey (3.0684 Acres) is utilized in this appraisal report.
This report does not consider any development possibility of the land being subdivided into smaller lots.

The function of the appraisal is to estimate the value of the real estate as a single property. A highest and
best use analysis was completed in light of all legal, physically possible and feasible uses of the property as
improved. 1t was appraised in fee simple ownership. The effective date of the report is Feburary 28, 2018
which is the day of inspection.

The report was compieted in accordance with the Code of Ethics and Standards of the Appraisal Institute.
In addition, the appraisal conforms to the Uniform Standards of Professional Appraisal Practice (USPAP) of
the Appraisal Foundation. The contents of the analysis represent an “Appraisal Report” as defined by the
Standards Board of the Appraisal Foundation within the Uniform Standards of Professional Appraisal Prac-
tice. The assignment is subject to assumptions and limiting conditions.
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Messrs. Russell R. Rubilino & Jason M. Rubilino
March 20, 2018

After considering all the factors affecting Market Value, it is our opinion that the estimated worth of the ap-
praised property (real estate only) as of February 28, 2018 is:

One Sixty Thousand ($160,000.00) Dollars

The valuation is based on the data, analyses and conclusions contained in this report and is intended to comply
with the reporting requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional
Appraisal Practice. The data used in this assignment is true and correct to the best of our knowledge subject to the
assumptions and limiting conditions set forth,

Respectfully submitted,

Q. QA e SO
Dennis Cestra, SRA Scott F. Lazarus
Howard Hanna Appraisal Services Howard Hanna Appraisal Services
PA Certified General Appraiser PA Certified General Appraiser
Certification No. GA-000293-L Certification No. GA-004025
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Property Location:

Clients:

Appraisers:

Intended Users:

Owner of Record:
Tax Identification:
Effective Date:
Date of Report:
Interest Valued:
Zoning:

Land Area:

Improvements:

Highest and Best Use:

Property Valuation:

SUMMARY OF PERTINENT FACTS

2094 Forest Grove Road (aka State Route 3074) / Robinson Township / Alleghe-
ny County / Pennsylvania

Russell Rubilino (Father), 5604 Aiken Road, McKees Rocks, PA 15136
Jason M. Rubilino (Son), 2094 Forest Grove Road, Coraopolis, PA 15108

Dennis Cestra, SRA Scott F. Lazarus
PA Certified General Appraiser  PA Certified General Appraiser
Certification No. GA-000293-L  Certification No. GA-004025

The assignment is intended for use by the clients and those deemed authorized by
the client. The function of the appraisal is to provide valuation information for

potential disposition purposes. The use of the report by others is not intended or
authorized.

Jason M. Rubilino

Tax Map #0271-D-00208-0000-00
February 28, 2018 (Day of Inspection)
March 20, 2018

Fee Simple

“R-2" Single Family Residential

3.0684 Acres (utilized in appraisal report per the Plan of Survey prepared by Steve
Puskar-Registered Surveyor, 518 Northview Drive, Glenshaw, PA 15116, Phone#
412-486-9428, on August 28, 2016, attached hereto in the Addendum and made a
part hereof). Allegheny County public records indicate 3.86 acres, which the ap-
praisers believe is incorrect due to a recent survey of the subject property by a li-
censed registered surveyor.

The parcel is improved with a concrete block foundation, one-story, vinyl-sided
single-family dwelling. The residence contains a gross living area of approxi-
mately 1,215 square feet. The recent upgrades include siding, gutters and down-
spouts, roof, vinyl double paned windows, glass block windows at basement, sof-
fit and fascia, exterior door. The property includes site improvements associated
with this type of residential property such as concrete entry pads and walkways.
The overall condition of the property is good.

The highest and best use of the subject property is for its continued residential uti-
lization as improved.

Sales Comparison Approach: $160,000.00
Cost Approach: Not Applicable
Income Approach: Not Applicable
Final Estimate of Value: $160,000.00
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USPAP STATEMENT

The assignment is intended to comply with the reporting requirements as set forth under Standard Rule 2-2(b) of
the Uniform Standards of Professional Appraisal Practice (USPAP). It presents only summary discussions of the
data, reasoning, and analyses used in the valuation process to develop the appraisers’ opinion of value. Support-
ing documentation concemning the data, reasoning, and analyses is retained on file. The depth of discussion con-
tained within the report is specific 1o the client’s needs and for the intended use stated. The appraisers are not
respansible for any unauthorized use of the repost.

The report is the result of a complele appraisal process. While the appraisers considered all three approaches to
value, only the Sales Comparison Approach was regarded applicable and developed for estimating the Market
Value for the subject property. The Income and Cost Approaches were not employed for reasons stated in the
report. All calculations and supporting assumptions for the estimated value derived from the Sales Comparison

Approach are reported in summary form. In completing this assignment, the appraisers believe they complied
with the USPAP guidelines,

SCOPE OF WORK

The estimation of an opinion of value is a culmination of the appraisal process. There are six steps in this pro-
cess, which includes defining the appraisal problem, establishing a valuation plan, the collection and analysis of
market data, the application of the approaches to value, a reconciliation of value, and the conclusion of the final
opinion of value. In addition, the appraisal involved the use of pertinent analytical techniques, as well as the

application of knowledge, experience and professional judgment to develop an appropriate solution to the ap-
praisal problem.

Information contained in the Letter of Transmittal and Summary of Pertinent Facts is supplemental to this Scope
of Work disclosure. It is supportive to the identification of the appraisal problem and in establishing an appro-
priate plan to develop a credible valuation result. Conditions and assumptions considered within the appraisal
are summarized on Page 1 of the report.

The assignment involved the systematic research and analysis necessary to estimate the property’s value assum-
ing fee simple ownership based upon its highest and best use as improved. The initial step was to inspect the
property and its market area. Investigations were made of various economic indicators and other market sources
to determine the strengths and weaknesses of the economy as they affect the value of the property. Appropriate
research was conducted relevant to the appraisal process, including observing competitive properties and col-
lecting comparable sales information, as well as the study of other data pertinent to the valuation. A highest and
best use analysis was completed considering all legal, physically possible and economically feasible uses of the
property. Land sales were also researched. We also conducted a survey of Howard Hanna's West Suburban of-
fice realtors for statistical information utilized in the determination of improved properties that lacked the bene-
fit of private septic systems, private water wells and private “free” natural gas verses public provided sewerage
systems, public water and public provided natural gas.

Economic information was studied and utilized for a basis of supported market conclusions. The final value
opinion was based on a review and analysis of all elements of the appraisal. The report is a written record of
our conclusions and opinions. It contains the most pertinent data used and discussions of the reasoning under-
lying the final value estimate for the appraised property.
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PURPOSE AND INTENDED USE

The purpose of the appraisal is to express an opinion of Market Value for the property for potential disposition.
The report was completed to provide a valuation guideline as to the estimated price for which the property
should command if it were exposed for sale as of the effective date of the appraisal. No other use is intended.
The function of the report is to estimate the value of the real estate as a single property.

INTEREST APPRAISED

The property was valued in fee simple ownership which is defined in the Appraisal of Real Estate, published by
the Appraisal Institute as:

“An absehute ownership wnencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of eminent domain, escheat, police powers and taxation. "

DEFINITION OF MARKET VALUE

The definition of Market Valuc as adopted by the Standards Board of the Appraisal Foundation, publicized
within the Uniform Standards of Professional Appraisal Practice is:

“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:

l. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and acting in what they consider their
best interest;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and

5. The price represents a normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale.”

PROPERTY IDENTIFICATION

The property is identified in the Allegheny County records as Tax Map #0271-D-00208-0000-00,
This tax number includes the entire property considered within this appraisal report.
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MARKET HISTORY INFORMATION

Title to the property has transferred within the past three-year period prior to the effective date. It was acquired
as itemized below, Per the Allegheny County records, the most recent transfer took place between the grantors,
Russell A. (Husband) & Joanne P. (Wife) Rubilino and the grantee, Jason M. Rubilino (Son) on June 6, 2016,
for $1.00. This was a nominal inter-family transfer from the parents to their son. To our knowledge, the proper-

ty was not listed for sale on the open market nor was it under any option for purchase as of the effective date of
the appraisal.

Deed Summary
Date: June 6, 2016

Reference:  Deed Book# 16535, Deed Page#434
Sale Price:  $1.00

Grantor: Russell A. (Husband) & Joanne P. (Wife) Rubilino
Grantee: Jason M. Rubilino (Son)

ESTIMATED EXPOSURE TIME

After completing an analysis of the general marketing area for the property, the appraisal is based on an estimat-
ed exposure period of four-eight months,

CENSUS TRACT INFORMATION

Based upon the 2018 U.S. Census Tract Boundary Maps, the appraised property is located within Census Tract
Number 4591.01.

ENVIRONMENTAL DISCLAIMER

We have no knowledge of the existence of any hazardous materials in the property which could affect the mar-
ketability of the real estate since we are not qualified to detect such substances. The presence of potentially
hazardous materials could affect the value of the property. The final value is predicated upon the assumption
that there are no such materials on or in the property that would cause a loss in value. No responsibility is as-
sumed in the appraisal for such conditions or for any expertise or engineering knowledge required discovering
them. Ifit's determined that any hazardous situations or soil conditions affect the property, we reserve the right
to reconsider the value conclusion projected in this report,
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AREA DESCRIPTIONS

The greatest influence on the value of real estate is location. This section of the appraisal analyzes the proper-
ty’s location and factors that impact its market appeal. Property values are affected by social, governmental,

economic and environmental forces. The interaction of these farces produce an economic climate in which real
estate transfers occur.

Regional Description: The property is situated in the southwestern section of the Commonwealth of Pennsyl-
vania within Allegheny County. This region of Peansylvania is bounded by The Ohio River to the north, Collier
Township to the south, Moon Township to the west and Kennedy Township to the east, It is part of the Greater
Pittsburgh Metropolitan Statistical Area. The region encompasses a four county area that includes Allegheny,
Beaver, Washington and Westmoreland Counties. It primarily comprised of a bedroom community and a ser-
vice-related economy. The average unemployment rate for the six county Pittsburgh Metropolitan Statistical
Area (PMSA) has constantly been lower than the national rate. The population of Allegheny County has re-
mained relatively stable since the 2010 Census. The property is located in the community of Robinson Town-
ship, which is situated in the northwestem quadrant of Allegheny County.

Robinson Township: The subject residence is located in the northem portion of Robinson Township. This
community is situated to the north of Washington County, to the east of Beaver County, to the south of Butler
County and to the west of Westmoreland County. Robinson Township is located at 40°2728"N
80°7'41"W40.45778°N 80.12806°W40.45778; -80.12806 (40.458008, -80.128259). According to the United
States Census Bureau, the township has a total area of 14.9 square miles, of which 14.8 square miles is land and
0.2 square miles, or 1.21%, is water. The City of Pittsburgh is the economic heart and governmental seat of Al-
legheny County. Robinson Township consists of a suburban residential community containing single family
and executive style dwellings, in addition to schools, parks, recreation areas, commercial and service type prop-
erties. It is bound by the communities of Coraopolis, Thomburg, Carnegie, Kennedy, Stowe, Pennsbury Vil-
lage, Bridgeville, Mt. Lebanon, Upper St. Clair, North and South Fayette. Population stability and demand for
properties in this market results largely from the community’s proximity and accessibility to the City of Pitts-
burgh. The population of Robinson Township, as of the 2010 US Census Bureau estimate, indicates a popula-
tion of 13,354 people, with the estimate for 2016 at 13,719 people. Accessibility into Robinson Township is
mainly provided by Interstate 79 in the eastern part of the community. Robinson Township is known in the arca
as a retail hub. The Mall at Robinson is located in the township, as well as the open-air Settlers Ridge and sev-
eral smaller plazas. Bayer USA is based in Robinson Township as well. Robinson Township has always been
regarded a desirable suburban community with a good school system. The community’s location benefits by its

proximity to road transportation links, and an available and diversified work force, all within a reasonable dis-
tance of the City of Pittsburgh.

Neighborhood Information: The appraised property fronts along the western side of Forest Grove Road. The
neighborhood is mainly comprised of a suburban residential area with vacant land, single and multi-family
dwellings with some commercial and industrial uses further north and adjacent to the Ohio River. The subject
property is in close proximity (adjacent to subject site boundry lines) to a Duquesne Light Company electricity
transformer station. The neighborhood properties were observed in average to good condition at the time of in-
spection. All public amenities are available in this area of Robinson Township.

Conclusion: The probability of the property’s continued residential utilization is supported by its location.
This area should remain stable and property values should be maintained,



=

B BEE o B | = (ES B 6

;]

e =00 B0 Leead Lieed

L

AREA MAP

Gletrshawm A X \
P TR S PO IR Y
e - L=
= ir & ' O‘ﬁl 'ﬂ)e'!
; & : Undercht! Tmho “_.*19::
- [
S Y
- . o = @ — -‘] ",t
ey * 3 i e
2092 Staie Roune 3074 WdB A e Mhi%’%
( T‘m D . -":"‘9 i NE | Mulivaie ﬁqnm '
malnia Ll ™ d
1 ’ ¥ "i a “-;“:‘ JC
Ps *licKees 0 o b TART iRy ]
5 Hmm?’wuuu-.m -
- ‘ 9 -‘_‘ 1;" "";.e;' P EHAPTRIN - @
M‘c F ! "\- -||) A ;B."O‘ikl-.
' Pittsburgh ' Nass. 1' Wikn

s ‘F\
M __-“ p'c,.um & [ ’ﬁ',._”- L'"~___ﬁ;i,,-\ Schninpm r @' Eage
i " LTI LT YY
. Rothyn Farma ' “ uu-mu
F@ | e N S g \ . -

&
e ._._..



e
ke .

ZONING INFORMATION

Zoning for the property is classified as an “R-2" Single Family Residential District. The use of the real estate is
subject to Chapter 300 Article IV of the Robinson Township zoning regulations. Information was provided by a
review of the regulations. It was verified by Mr. Richard Urbano (412-788-8120 Ext. 252), the Zoning Officer
for Robinson Township. The purpose of this zoning district is to promote the use of a single-family residential
area of moderately sized lots along with other compatible uses authorized by conditional use or special excep-
tion. The minimum lot size in this district is 14,500 SF for single-family dwellings, 10 acres for farms, nursery

or greenhouses, non-retail, and cemeteries. The authorized uses permitted within this district are summarized as
follows:

“R-2" Single Family Residential District — Authorized Uses

Residential Uses

Permitted by Right Conditional Uses: Special Exception
Single Family Dwellings None In home daycare

Planned Residential Developments

Non-Resideniial Uses

Permitted by Right Conditional Uses: Special ion
Farms Public buildings or uses Home based business, low im-
pact

Public and Essential Services Recreational Facilities, public or
non-profit

Places of Worship

Recreational stable and an acces-
sory use o a dwelling

Day-care center, child, as an ac-
cessory use to an authorized
school or place of worship

Home based business, no impact

Forestry Accessory uses to the above con- | Nursery or greenhouse, non-
ditional uses retail
Accessory uses to the above prin- Cemelery

cipal uses

Accessory uses 10 the above spe-
cial exception uses

The minimal dimensional site standards for the “R-2" district are as follows:

Minimum | Minimum | Max"Lot | Max.'Bldg. | Minimum | Minimum Minimum
Lot Area | Lot.Width.| Coverage |  Helght | FrontYard.|'Rear'Yard Side Yard
See Above | 80" (SFR); | 20% SFR; 35 40’ All prin- | SFR 15"; Other Principal
All other | All other Places of cipal uses | uses 40"; non- conform-
uses 150" | 30% worship 457; 357 All ing lots of record less
Accessory Accessory | than 80 in width not less
uses 20° Uses 6 than 12.5°; Accessory
uses on comer lots 6'

Zoning Conclusion: The property consists of an existing single-family dwelling on a land area of 3.0684 acres.
The subject is a legal conforming use to the zoning regulations. It complies with the site requirements. The ap-
praisal assumes that the property’s continued use as improved would be permitted by Robinson Township. A
copy of the pertinent zoning regulations is retained on file.

11
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SITE DESCRIPTION

General Information: Data pertaining to the site was based on a physical inspection completed on February 28,
2018, as well as a review of the Allegheny County records and a survey prepared by Steve Puskar — Registered
Surveyor, dated August 2016. The site’s attributes are as follows:

Land Area: The parcel contains a land area of 3.0684 acres. The site dimensions are shown on the Puskar sur-
vey. The attached acrial tax map and survey are included for illustrative purposes only.

Access: The property consists of an interior parcel situated along the western side of Forest Grove Road. The
site contains adequate visibility and accessibility.

Shape/Topography: The site consists of an irregular shaped parcel. It is level at its frontage with Forest Grove
Road and slopes downward to the rear behind the dwelling. The majority of the property is usable. The site

drainage appears satisfactory. The shape and topography of the property are satisfactory for its continued resi-
dential use as improved.

Impraovements: The parcel is improved with a one-story single-family dwelling containing a gross living area
of 1,215 square feet. The footprint of the residence incorporates 0.9090% of the property’s land area. The site
improvements include a front gravel driveway, grass lawn, concrete walkways and entry pads, and mature trees.
There is approximately 106 SF of concrete walkways and entry pads. The site amenities were in average condi-
tion and are adequate to support the continued use of the property.

Property Note: The subject site is adjacent to a site improved with a Dugucsne Light Company electricity trans-
former station.

Utilities: Al utilities are available to the site. Electricity is provided by DLC; however the remaining utilities are
private and on-site including natural gas, well water and sewage.

Easements: Except for public utility right-of-ways and an obvious driveway access easement for 2092 Forest
Grove Road, no other easements are known or suspected pertaining to the property.

FLOOD INFORMATION

Based on federal insurance maps, the subject property is not located in a designated flood hazard area and has a
zone designator of “X”. The flood rate map is identified as Community No. 4200-3C-0307H. It has an effec-
tive date of September 26, 2014. A copy of the FEMA flood map is retained in the appraisal file.
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DWELLING DESCRIPTION

The report contains a summary dwelling description. Detailed information is retained on file. Data was based
upon a physical inspection completed on February 28, 2018, the effective date of this appraisal report. All cal-
culations were based on measurements taken at the time of inspection.

General Information:

Classification:

Occupancy:

Gross Living Area:

Room Count;

“Class-D™ / Average Quality / Single Family Residential Dwelling /
According to the “Marshall Valuation Cost Service”

The residence is occupied by the owner, JASON M. RUBILINO

1*Floor - 1,215 SF Actual Age: 60 to 70 Years +/-
Basement - 1,000 SF Dwelling Height: 1 Story
GLA 1,215 SF Condition: Good

5 Rooms - 2 Bedrooms — | Full Bathroom

Counstruction Details:

Foundation:
Exterior Walls:

Roof:

Windows:
Utilities Services:
Features:

Basement:

Mechanics:

Poured concrete footers / concrele block foundation walls

Vinyl sided exterior walls

Pitched roof / asphalt shingles covering / vinyl soffit & fascia / aluminum gutters
and aluminum downspouts

Insulated vinyl clad double hung windows with screens

On site free natural gas, private well water and a private septic sewage system.

Concrete walkways and concrete entry pads (100 SF +/-)

Partial basement (1,000 SF) - due to configuration / unfinished laundry and mechanical
areas / concrete slab floor / concrete block walls / wood joist ceiling

HVAC — Gas FA fumace / no central A/C; however, the unit was configured to accept
and A/C unit but was not connected to a condenser

Hot Water - Gas fired 40 gallon hot water heater

Electric - 150 Amp main panel / multiple circuit / plastic coated metallic wiring

16



DWELLING DESCRIPTION (Continued)
Imteriar Information:

First Floor: Living Room / Kitchen / Bedroom /Bedroom / Bathroom

Interior Finish: Wood, vinyl & ceramic tile floors / painted plasterboard walls and ceilings
Kitchen: Wood base and wall cabinets / Formica countertop / Appliances
Bedroom: Wood flooring / painted plasterboard walls and ceiling

Bedroom: Wood flooring / painted plasterboard walls and ceiling

Bathroom: Vanity sink, toilet, ceramic tile wainscot, metal tub

Overall Condition: The site is improved with a concrete block foundation, one-story vinyl sided single-family
dwelling in good condition.

Other Amenities:  Newer plass block windows installed at basement.

QObserved Depreciation:

Physical: The dwelling exhibits normal wear and tear. No needed major repairs were
observed at the time of inspection.

Functional: None observed

External: Subject adjacent to Duquesne Light Company electrical

17
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DWELLING WEST SIDE VIEW

19



SUBJECT PHOTOGRAPHS

iz

Lts
"

DWELLING EAST SIDE VIEW

20



SUBJECT PHOTOGRAPHS
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WESTERN VIEW OF FOREST GROVE ROAD

25



=T

pok=s), 1=k

==

===l | i | |

HIGHEST AND BEST USE

The definition of highest and best use as found in the Dictionary of Real Estate, published by the Appraisal In-
stitute is:

“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.”

An important step in the valuation process invelves the determination of the property’s highest and best use. To
render an opinion of highest and best use, the appraiser must consider the location of the property, as well as the
nature of its neighborhood, zoning and physical characteristics of the real estate, including the condition and the

economic life of the existing improvements. In projecling the highest and best use, there are essentially four
stages of analysis:

1. Physically Adaptable Use - Determining what uses of the property are physically possible.

2. Lepal Use - Determining what uses are permitted by zoning and by deed restrictions on the
property in question.

3. Feasible Use - Determining which possible and permissible uses will produce a net return to
the owner of the property in question.

4. Highest and Best Use - Determining which among the feasible uses will produce the highest
net return or the highest present worth.

These tests were applied to determine the highest and best use of the property. The highest and best use of the
appraised property was projected as follows:

HIGHEST AND BEST USE CONCLUSIONS:

As Vacant: If the property were vacant and available for redevelopment, the likely use of the site would be for
an altemative residential single-family building lot as permitted by its R-2 zoning. No other use would be eco-
nomically feasible. The property is physically sufficient to support that use. It is unlikely that the site would be
sub-divided due to the size, location and nature of the property’s lot; therefore, the highest and best use as va-
cant would be for the development of a residential single-family residence.

As Improved: Estimating highest and best vse depends upon many factors in addition to the property’s physical
features. These may be legal, contractual or economic restrictions on the use of the property. They may also
relate to market conditions such as supply and demand. The highest and best use of a property is that use from
among reasonably probable and legal alternative uses, which is physically possible, appropriately supported, fi-
nancially feasible and results in the highest and best value. All factors impacting the highest and best use of the
property were considered in the completion of this appraisal report. From that analysis, it is our opinion that the
appropriate highest and best use of the property as improved is for a continuation use of its single-family resi-
dential status. The probability of the subject’s continued residential use is supported by its size, location and R-
2 zoning. The current single-family residential use of the property is the most economicalty feasible use at this
time, The appraisal is predicated upon such utilization of the property.
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THE APPRAISAL PROCESS

VALUATION METHODOLOGY: Appraisers render an opinion of Market Value by analyzing data utilizing
three traditional valuation approaches summarized as follows:

Cost Appraach - The cost new of &ll improvements, less accrued depreciation, including physical deterioration,
functional obsolescence and external obsolescence, plus the value of the land. The principle underlying this
value approach is that no one would pay more for an improved site than the price for which it could be con-
struscted, less the total accrued depreciation suffered by the improvements, plus the estimated value of the land.

Sales Comparison Approach — The correlation of the property with the verified selling prices of sold compara-
ble properties. The principle behind the approach is that no one would pay more for an individual property than
the amount at which a comparable property could be purchased.

Income Approach — The value that would render a typical investor the prevailing expected rate of return on
their investment, plus the recapture of the original capital. This approach is based on the “Principle of Anticipa-
tion” which affirms that value is created by benefits derived in the future. People purchase income-producing
real estate because they anticipate that ownership will provide them with a return on their capital investment,
plus a build-up of equity.

VALUATION METHODOLOGY CONCLUSIONS

Conclusions: It is not always prudent or possible to apply all three methods in every assignment. The relative
merits given each approach to value depend on the appraiser’s judgment with respect to the type of property be-
ing valued, and the availability and dependability of the various market data. A summary of the data used, and
the procedures and reasoning employed in the processing of the Sales Comparison Approach is contained in the
appraisal. This is the appropriate valuation method for a single-family residential dwelling. The Cost and In-
come Approaches were considered, but were not necessary for the report. Supporting documentation pertaining
to comparables, reasoning and analyses are retained in the appraisers file.

Comparable land sales were also considered in the assignment. Upon completion of both analyses, the value of

the appraised property as improved as found to exceed the worth of the land as vacant. Therefore, the highest
and best use of the property is for a continuation of its residential utilization as a single-family residence.
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This approach is a method of estimating value by comparison to other properties having similar characteristics.

SALES COMPARISON APPROACH

In applying the approach, the appraiser takes five steps:

1. Seeks out similar properties for which pertinent sales data are available,

28 Qualifies the sale prices as to terms, motivating forces, and bonafide nature.

3. Analyzes each of the comparable properties important attributes based on time, location,
physical characteristics and conditions of sale.

4. Considers all dissimilarities in terms of their probable affect upon value.

53 Formulates an opinion of the value based on analysis of the comparable data.

The appraisers completed extensive research in order to collect comparable sales for this appraisal. In complet-

ing the assignment, we considered the following transactions relevant:

SALES COMPARISON CHART
Item Subject Sale #1 Sale #2 Sale #3
2094 Forest Grove Rd, 2t Bellon Lane 2 Buratti Drive 42| McCoy Road
Address: Robinson Township Rohinson Township | Robinson Tawnship Stowe Township
Snles Price: Not Applicable $1§7.500 $188,500 £139,900
Date of Sule: Not Applicable February 6, 2015 February 19, 2018 Scpicmber 22, 2014
Gross Living Area; 1.2158F 1,458 SF 1,218 SF 960 SF
|_Distance from Subject: Not Applicable 2.1 Miles NW 1.7 Miles NW 3.1 Miles SE
Adjustments
Financing Terms: Not Applicable Conventionnl Sale Conventional Sale FHA Sale
Sale Concesslons: Naz Applicable Sale Concession Sale Concession Sale Concession
Effective Date of Effective Daie 37 Months Less Than | Month 41 Months
Report (Time): February 28, 2018 +6.16% + 0% +6.83%
Adj, S per Unit: Not Applicable $124,738 $188,500 §$149.455
Proximity to DLC Suburban Superior / -$15,000 Superior/ -$15,000 Superior /-$15,000
Transformer Station:
Site Area: {50.25/SF) 3.0684 Acrs 2.38 AC /437,500 1.02 AC/+£22.300 7.36 AC/ $0
Design and Appesl: | Story Dwelling Similar Similar Similar
Condition: Good Infurior 7 +340,000 Similur Similor
| Bed / Bath Count 21 4/ kI 21
Dwelling Stze; ($50/SF) 1.215 SF 1.458 SF /- $12,000 1.218 SF / Similar 960 SF / +12,800
Bosement: Full — Unfinished Inferior / +5,000 Similar Similar
HYAC: GFA = No Cen. A/C Qil Forced Air - GFA - Similar Qi Forced Air -
Similar Similar
Fireplince: None Fireploce / - $1,000 Similar Similar
| Garage: On-Site Porking | Integral /- $3.000 | 2 Cor Det. / -56.000 Similar
Other Amenities: Walkway/Entry Pads Similor Superior / -$25.000 Similar _
Utilitles: Electric - Public Public / Similar Public / Similar Public / Similar
Water Water Well - Povaie Similor Public 7 +$4,500 Public / +53,800
Gas Gas — Private (Free) Public / +$6.300 Public / +59.000 Public / +5$7,500
| Septic Septic - Private Similar Public / +$4,500 Public / +$3.800
Net Adjustments: Not Appliceble +527.800 -$5,700 +512,900
|_Adj. Sale Price: Not Applicable $152.538 $182.800 $162,355
Indicated Value b Sales Comparison Approach: “Say" 5160,000

Adjustments were rounded to the nearest $100
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SALES COMPARISON VALUATION

Four residential single-family dwelling sales were analyzed and compared to the subject property in order to ar-
rive at an indication of its value as improved. The sales used were the best available for comparison to the

property. The data from the comparables indicated an unadjusted range in values from $117,500 to $188,500
for sales occurring between the years of 2014 and 2018.

Explanation of Adjustments: Extensive research was completed in order to collect the sales used in the ap-
praisal. All of the comparables were arms length transactions. Each was verified. The adjustments employed
were based upon analysis of the comparables to each other and the subject property. The adjustments used were
concluded reasonable and appropriate for use in the report. The Sales Grid includes dollar adjustments reflect-
ing typical buyer market reactions to those items of significant variation between the subject and the compara-
bles. All adjustments were rounded to the nearest $100,00. The comparables were adjusted as follows:

Seller Concessions: Although the need for seller concessions is typical in this market, an adjustment was not
applied to the transfers of the comparable properties since the amounts conceded were immaterial to the market
value of the property. Typically, a material amount of the concession is adjusted if the amount of the concession
meets or exceeds 6% of the purchase price. Since none of the concessions granted by the sellers in the Sales
exceeded 6%, no adjustments were warranted.

Time: The sales were adjusted for time appreciation at a rate of 2% per year. Each adjustment for time was
calculated by multiplying the monthly difference between the sale date of the comparable and the effective date
of the report, by the monthly decimal percentage of 2% per year or 0.00167. This figure was then multiplied by
the price of the comparabie to arrive at the total dollar amount of appreciation reflected for that sale. Adjust-
ments were warranted to all four Sale transfers which occurred well before the effective date of the appraisal.

Proximity to DLC Electric Transformer Station: This adjustment considered differences in the market appeal
of the location of the sales as compared to the subject. All of the Sales utilized were suburban parcels located in
Robinson Township and the Montour School District, except for Sale #3 which is in Stowe Township and
Stowe Rocks school district. The Subject site however, is located adjacent to a Duguesne Light Company elec-
trical transformer station which is perceived by the market as being an inferior Jocation when compared to the
improved sale comparables in a typical single-family subdivision. Therefore, adjustments were deemed neces-
sary to all sales comparables.

Site Area: The subject comprises a land area of 3.0684 AC or 133,660 SF. Three separate residential land sales
situated in Robinson Township and the Montour School District (Same as Subject) were analyzed. Data from
the land sales indicated unadjusted values in unit prices of $1.61/SF (Land Comp 3 - 5507 Glass Road - 4.5
miles south from Subject), $1.97/SF (Land Comp 1 — 5507 Glass Road ~ 4.5 miles south from Subject) and
$4.01/SF (Land Comp 2 — Lot 4 Tudor Lane - 4.5 miles south from Subject), for the land sale transfers occur-
ring during the years of 2013 - 2018. After adjustments to the comparables, a land value for the appraised prop-
erty of $0.25 per SF was indicated due to the market indications of the development of smaller lots for single-
family residences in this market. Appraisal theory dictates that smaller lots have higher unit values than larger
sites because of diminishing returns to the real estate. A copy of the land comparables utilized for a grid land
adjustment amount is retained within the appraisal file. After an exhaustive search of public records of land and
improved sales, over the past 5-years, this market indicates that single-family home-sites do not exceed the land
area of the subject with the exception of Improved Sale Comparable #3 which is located in Stowe Township.
Therefore, any land over the size of the subject site are considered excess land and given no value as “excess”
land. Since the rate of land value is capped at the subject’s site size, the appraisers utilized available single-
family lot sales for a reduced adjustment amount in this appraisal report. Each improved sale was adjusted for
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differences between its land area and the subject parcel at the adjusted rate of $0.25 per SF up to the size of the
subject site due to diminished utility as a residential home-site. The sales were adjusted as follows:

SALES COMPARISON VALUATION
Explanation of Adjustinents: (Continied)

Land Sale #1: 133,660 SF (Subject) ~ 21,780 SF (0.50 AC) (Sale) = 111,880 SF x $0.25 per SF {Land Rate) = - 528,000 (Rd)
Land Sale #2: 133,660 SF (Subject} — 17,424 SF (0.40 AC) (Sale) = 116,236 SF x $0.25 per SF {Land Rate) = + $29,000 (Rd)
Land Sale #3: 133,660 SF (Subject) - 21,780 SF (0.50 AC) (Sale) = 111,880 SF x $0.25 per SF {Land Raie) = - $28,000 (Rd)

Improved Sale #1: 133,660 SF (Subject) - 103,673 SF (2.38 AC) (Sale) = 29,987 SF x $0.25 per SF (Land Rale) =+ §7,500 (Rd)
Improved Sale #2: 133,660 SF (Subject) ~ 44,431 5F (1.02 AC) (Sale) = 89,229 SF x $0.25 per SF (Land Rate) =+ $22,300 (Rd)
Improved Sale #3: 133,660 SF (Subject) — 320,602 SF (7.36 AC) (Sale) = Capped at Subject Site Arez (Land Rawe) = $0 (Rd)

Condition: This adjustment reflects the condition of the appraised dwelling in comparison to the comparables.
The subject was in good condition at the time of inspection. Sale #1 was inferior in this attribute due to being
reposted in fair condition and the need for updating to current market standards and was adjusted upward ac-
cordingly. The remaining Sales were in similar condition and therefore required no adjustment.

Bed & Bath Count: This adjustment was made to reflect the differing value indications of bedroom and bath-
room counts unique to each improved sale in comparison to the subject. Since a GLA was adjusted accordingly,
there was no need to “double” adjust the Sales for bedroom and bathroom counts.

Dwelling Size: Adjustments were completed to each comparabie for differences in gross living areas based on
the contributory value of the additional above grade floor space. The adjustment compensates for differences in
room counts and baths between the subject and the sales. The rate of adjustment employed was $50.00 per
square foot. The Sales utilized bracketed the square footage of the subject property. Sale #1, larger GLA than
subject, was adjusted downward to reflect the greater square footage of this sale. Sale #2 was considered similar
and no adjustment was made. Sale #3, smaller GLA than subject, was adjusted upward to reflect the greater
square footage of the subject.

Basement: This category reflects differences in basements. All of the Sales Comparables, except for Sale #1 had
unfinished basements and required no adjustment. Sale #1 was adjusted upward to compensate for the lack of an
unfinished basement.

HVAC: This category was to reflect the differences in heating and cooling systems, all were similar with no
adjustment necessary.

Fireplace: The market adjustment for a fireplace is $1,000. Sales #1 & #2, included a fireplace amenity and
were adjusted downward accordingly.

Garage: The subject includes only on-site parking. The market adjustment for a garage space is $3,000. Sales
#1 & #2 included the benefit of vehicle storage and were adjusted downward accordingly. Sale #1 for a 1 car
integral garage and Sale #2 for a 2 car attached parage,

Other Amenities; The subject conlains concrete walkways and conerete entry pads. Sales #1, #2 and #3 were
similar to the subject and no adjustment was necessary. Sale #2 however had an additional building structure
behind the 2 car detached garage utilized as a seasonal space for a potential bedroom, office or work-out room
and was adjusted downward accordingly.
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Utiliries: The subject has mostly private utilities i.e. well water, free gas and a septic system. The only public
utility serving the site is electricity. A statistical poll of real estate agents in the subject area which revealed
that the majority of agents believe that there is a 10% (of the sale price) benefit to well water, free gas and a sep-
tic system. This beneficial attitude towards “free” utilities is also shared by the appraisers. Except for Sale #1
which has a private septic system, all Sales were adjusted for lack of free gas, well water and a septic system.
The appraisers adjusted well water and septic system at 2.5% each and free gas at a 5% adjustment amount. The
survey of realtors was conducted by Bebe English (412-967-9000), a regional sales manager for Howard Hanna
Real Estate Services for the West Suburban Region of Pittsburgh, PA.

Sales Comparison Valuation: The adjustments were based on the estimated contributory value of each of these
attributes. The market adjustments were added together in order to arrive at a total net worth for each sale. Af-
ter proper adjustments were made to the improved sales comparables, a range in adjusted values was indicated a
range from $152,538 to $182,800. Of all the Sales selected, the appraisers are of the opinion that Sales #1 & #2
most closely resemble the Subject and are the best indicators of value due to the time of the sale, dwelling size
and larger than typical lot sizes in this market. Based on an analysis of the selected Sales and the consideration

stated above it is our opinion that the appropriate “As-Is” value for the subject property via the Sales Compari-
son Approach can be projected as follows:

Indicated Market Value via the Sales Comparison Approach “Say” $160,000.00
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COMPARABLE SALE NO. I

o e
Location: 2] Bellan Lane / Robinson Township / Allegheny County
Tax No: 0210-E-00080-0000-00 Reference: DBV 15878, PG 448
Grantor: Jane W. Sambolt RE Trust Sale Date: February 6, 2015
Grantee: Daniel N. & Kristen L. Manius Sale Price:  $117,500.00
GLA: 1,458 SF Land Area: 2.38 Acres
Sale Condition: Arms Length - Buyer Concession Financing:  Conventional
Zoning: “R-1" Single Family Residential District

Description:  This sale is situated in Robinson Township. Access is achieved from Forest Grove Road. The prop-
erty consists of a partially wooded level home-site localed in a single-family residence sub-division. The parcel is
improved with a one-story vinyl sided single-family dwelling. The residence contains gross living area of 1,458
square feet. it was approximately 63 years old at the time of the most recent sale. The home contains a total of 8
rooms, including a living room, dining room, kitchen, 4 bedrooms and 1 bathroom above grade. Heating is provided
by a oil forced air unit and a fireplace with no A/C. This sale was a raze and a build of a new home. All public
utiities are available, except for sewerage (septic system) and water (well), The dwelling was in fair condition at the
time of sale. There is no basement. The amenities consist of a 1 car integral garage. Harry Kuruce of Re/Max indi-
cated that a buyer concession was agreed to by the parties involved in the sale.

Verification: Data pertaining to this sale was provided by the West Penn Mulii-List Service and the Allegheny
County records. It was verified by Mr. Harry Kuruce (412) 303-3894, the listing agent with Re/Max.
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COMPARABLE SALE NQ. 2

Location: 2 Buratti Drive / Robinson Township / Allegheny County

Tax No: 0271-P-00212-0000-00 Reference: DBV 17126, PG 106
Grantor: Arron Goodyear Sale Date: February 19, 2018
Grantee: Marcia A. Medvid Sale Price:  $188,500.00

GLA: 1,218 SF Land Area: 1.02 Acres

Sale Condition: Amms Length- Sale Concession Financing:  Cash

Zoning: R-1 Single Family Residential District

Description: This sale is situated in Robinson Township. The dwelling is accessed via Forest Grove Road and
South Petrie Road. This sale is located within a suburban area of single-family residences. The property is partially
wooded with a slight upslope from the street grade. It is improved with a 1.5 story wood frame and vinyl sided
dwelling. Other improvements include a detached 2-car garage and an additional structure behind the garage wti-
lized as a potential bedroom, office or game room. The residence contains pgross living area of 1,218 SF. The home
contains a total of 6 rooms, including a living room, kitchen/dining area, 3 bedrooms and | bathroom above grade.
Heating is provided by a gas forced air unit, with no cooling provided. All public utilities are available. The dwell-
ing was in good condition at the time of sale. The basement is a full unfinished space. An amenity of a fireplace
was also noted. This sale was in good condition at the time of sale.

Verification: Data pertaining to this sale was provided by the West Penn Multi-List Service and the Allegheny
County records. It was verified by Mr. Allen Wheeler (412-525-0340), the listing agent with Howard Hanna Resl
Estate.
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COMPARABLE SALE NO. 3

Location: 421 McCoy Road / Stowe Township / Allegheny County

Tax No: 0073-F-00310-0000-00 Reference: DBV 15763, PG 501
Grantor: LM Zinkhan Living Trust Sale Date:  September 22, 2014
Grantee: James M. Grimm Sale Price:  $139,900.00

GLA: 960 Square Feet Land Area: 7.30 Acres

Sale Condition: Armms Length - Buyer Concession Financing: FHA

Zoning: “R-1" Single Family Residential District

Description: This sale consists of a 63 year old updated one-siory frame single-family dwelling. Access to this
Sale is achieved via McCoy Road behind The Tap Club bar. This Sale’s parcel is an interior home-site that is level
at street grade. The residence contains gross living area of 960 square feet. It contains a total of 5 rooms, including
a living room, eat-in kitchen, 2 bedrooms and 1 bathroom above grade. The flooring materials installed include ce-
ramic tile, wood and carpeting. Heat is provided by an oil fueled forced air system with no central A/C. Al public
utilities are available. The home was in good condition at the time of sale and similar in comparison to the subject

in terms of upgrades and quality of construction materials. The basement is full and unfinished. No other amenities
were noted by the appraisers.

Verification: Data pertaining 10 this sale was provided by the West Penn Multi-List Service and the Allegheny

County records. It was verified by Dereck Latch (412-519-6241), the listing agent with Howard Hanna Collier Real
Estate,
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APPRAISAL
CONCLUSION



RECONCILIATION OF VALUE

The valuation process is a systematic procedure employed to develop a well-supported estimate in value which
is based on the consideration of ail pertinent general and specific data. Towards this goal, three traditional
methods for analyzing market information are relied on. They are the Sales Comparison, Income and Cost Ap-
proaches to Value. For the purpose of this assignment, only the Sales Comparison Approach was considered
applicable and used for estimating the Market Value of the property. The Income and Cost Approaches were

not developed for reasons stated within the report. The value indicator amrived at by the Sales Comparison Ap-
proach is as follows:

PROPERTY VALUATION
Sales Comparison Approach: $160,000.00
Income Approach: Not Applicable
Cost Approach: Not Applicable

In conclusion, it is our opinion from the analysis of all the relevant data contained herein, that the estimated
Market Value of the appraised property as of the February 28, 2018 effective date is:

One Hundred Sixty Thousand {$160,000.00) Dollars
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Appraizal Spnéons
110 Gara oward
Pistzhurgh, PA 152343.2902

(412) 987-0002 .

Fax: {412) 9067.0402

Emsil: apprB howardheana com

4

ENGAGEMENT LETTER

Real Estate Services

February 12, 1018
Jennlfer 1.. Ruboline
cfo M. Russell Rubolino
5604 Alken Rnad
MeKeos Rocks, PA 15136
RE:  Appmisc] Proposal
2042 Furest Gruve Road
Pettion ol B&L #027|-D-00204
Robinson Township

Dear Ms, Ruboting:

Per your reyuest. this Jetter is & propasal 10 provide o real estate appraisul un the above refercnced prpeny. The
puepose af the sppraisal is o estimate the Market Valoe of the land znd a5 improved, hased upon its projected
highest and best wse us of the effective date.

The oppraisal, in » narmtive format, will be completed in compliance with the Code of Professional Ethics and
Surclards of the Appmisal Instituie, as well as in sccocdence with the Unifiarn Sidirds of Professipnal
Approisal Practice of 1he Approisal Foundation. In orlzt tu complete the assignmant, we will inspect the propenty
und research dats considered appraprinte for use in our valuation, The nppisisal will csiimate the value of the land
as vocant and e ingeoved. No consideration will be given to the possible Jexse tenms for the property or equipment
and fumnilure,

Dur fee ta complere 1his appraisal is One Thosand Light 1lundred (S1,800.00) Dollars. We will deliver two
copies of the completed report to your legal representative, Me, Willlam Bresnahan, end one copy 1o you. A
retainer of $0% of the toial fee is required immedialely upon your acceptance of our praposa! with the bilance
tuz upon your recelpt of aur reporn.. Professiunal services for appraisal updaies oc revisions afler # period of sis
momhs will he hilled at a role o1 S175.00 per hour. Payment is duc within 30 days of receipt of rendering each
ntdditional service. Our per hour rate penains (o Imavel time poriz) to poral, ndditionut consultalion, witness
testimony, court preparntion. depusitions and sny other additional tasks we perform fur your case,

£l this propasal meets with your approval, plense sign & copy af this letter nnd refum it 10 my astentlon along with

v check mnde payable to Howenl |lenne Appraisal Scrvices Jar 50% of the approisal fee. 1t will servee a5 written
authorization 1o proceed

Respectfully submitied,
- W
Coud C‘a —
- r——

Dennms Cestra, SRA
Howard Hanna Apgproisal Services

4Clicn Ac f ,
I*A Certified General Appraiser 4
Cenification Na. GA-000293-L Daleﬂ?”/”lj: 3 '2/, Al /
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11,

ASSUMPTIONS AND LIMITING CONDITIONS

All three approaches to value were considered. However, only the Sales Comparison Approach was deemed rel-
evant for the valuation. All calculations and supporting assumptions for the estimated value derived from the
Sales Comparison Approach are included and reported in summary form.

This assignment is intended to comply with the reporting requirements set forth under Standard Rule 2-2(b) of the
Uniform Standards of Professional Appraisal Practice. However, for the purpose of the report and in order to satisfy
the Federal Financial Institutions Regulatory Agencies requirements of an “Evaluation™, discussions of the dala,
reasoning and analyses that were used in the appraisal process to develop the appraisers’ opinion of value are
included. Supporting documentation concerning the data, reasoning and analyses is retnined in the appraisers’ file.
The data contained in this report is specific to the needs of the client and for the intended use stated in this report,
The appraisers are not responsible for unauthorized use of this report.

No responsibility is assumed for legal and/or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated in this report.

The properiy is appraised free and clear of any or all liens and encumbrances unless otherwise stated in this re-
port.

Responsible ownership and competent property management are assumed unless otherwise stated in this report,
The information furnished by others is believed to be reliable. However, no warranly is given for its accuracy.

Al engineering is assumed to be correct. Any plot plans and illustrative material in this report are included only
10 assist the reader in visualizing the property.

It is assumed that there are no hidden or unapparent conditions of the propenty, subsoil, or structures that render it

more or less valuable. No responsibility is assumed for any such conditions or for arranging for engineering
studies that may be required to discover them,

It is assumed that there is full compliance with all applicable federal, stale, and local environmental regulations
and laws unless otherwise stated in this report.

It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a
nonconformity has been stated, defined, and considered within this report.

It is assumed that all reguired licenses, certificates of occupancy, or other legislative or administrative authority
from any local, state, or national governmental, or private entity or organization have been or can be obtained or
renewed for any use on which the value estimates conlained in this report are based.
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14,

15.

i6.

17.

18.

19

ASSUMPTIONS AND LIMITING CONDITIONS: (Continued)

Any skelch in this report may show approximate dimensions and is included to assist the reader in visualizing the
property. Maps and exhibits found in this report are provided for reader reference purposes only. No guarantee
as 1o accuracy is expressed and/er implied unless otherwise stated in this report. No survey has been made for
the purpose of this report.

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

Appraisers are not qualified to detect hazardous waste and/or 1oxic materials. Any comment that might suggest
the possibility of the presence of such substances should not be taken as confirmation of the presence of hazard-
ous waste and/or toxic materials. Such determination would require investigation by a qualified expert in the
field of environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam insula-
tion or other potentially hazardous malerials may affect the value of the property. The appraisers’ value estimate
is predicated on the assumption that there is no such material on or in the property that would cause a loss in val-
ue unless otherwise stated in this report. No responsibility is assumed for any environmental conditions, or for
any expertise or engineering knowledge required to discover them. The client is urged to retain an expert in this
field, if desired, If it is determined that the subject property is affected by any type of environmemntally hazardous
situations, we reserve the right to reconsider the final conclusions projected in this report.

Unless otherwise stated in this report, the subject property is appraised without a specific compliance survey hav-
ing been conducted to delermine il the property is and/or is not in conformance with the requirements of the
American with Disabilities Act (ADA). The presence of architectural and communicalions barriers that are struc-

tural in nature or that would restrict access by disabled individuals may adversely affect the property's value,
marketability, or utility.

Proposed improvements are assumed to be completed in a good workmanlike manner in accordance with the
submitted plans and specifications.

The disiribution, if any, of the 1otal valuation in this report between and improvements applies only under the
stated program of wtilization. The separate allocations for land and buildings must not be used in conjunction
with any other appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right of publication. It may not be used for
any purpose by any person other than the party to whom it is addressed without the writlen consent of the ap-
praiser, and in any event, only with proper written qualification and only in its entirety.

Neither all nor any par of the contents of this repost (especially any conclusions as (o value, the identity of the
appraisers, or the firm with which the appraisers are connected) shall be disseminated to the public through ad-

verlising, public relations, news sales, or other media without prior written consent and approval of the apprais-
ers.



APPRAISER CERTIFICATION:

We certify that, to the best of our knowledge and belief:
k. The siatements of fact contained in this report are true and correct,

2. The reporied analyses, opinions, and conclusions are limiled only by the reported assumptions and limiting
conditions, and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3. Wehave no present or prospective interest in the property thal is the subject of this seport, and no personal
interest with respect Lo the parties involved.

4, We have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immedialely preceding the accepiance of this assignment.

5. We have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
6. Our engagement in the assignment was not contingent upon developing or reporting predetermined results,
7. Our compensation for completing this assignment is not contingent upon the development or reponting of 8

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion,

the atlainment of a stipulated result, or the occurrence of a subsequent event directly related 1o intended use

of this appraisal.

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

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

10.  That we are certified appraisers in good standing in the state where the propenty is localed,

11, That_Dennis Cestra_belongs to the following appraisal organization: _The Appraisal Instilme,

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

Professional Appraisal Practice, which include the Unjform Srandards of Professional Appraisal Praciice.

13.  The use of this report is subject to the requirements of the Appraisal Institule relating (o review by it's duly
authorized representatives,

Date: March 20, 2018

Qo QA I i SN

Dennis Cestra, SRA Scott F. Lazarus

Howard Hanna Appraisal Services Howard Hanna Appraisal Services
PA Certified General Appraiser PA Certified General Appraiser
Certification No. GA-000293-L Certification No. GA-004025

Re-certification: The Appraisal Institute has mandatory programs of continuing education of ils designated members. Those who
meet the standards of the programs are considered to be re-certified. Mr. Dennis Cestra is currently re-centified by this organization.
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PROFESSIONA ALIFICATION

DENNIS A. CESTRA
REAL ESTATE APPRAISER

Pennsylvania Certified General Appraiser:
Certification No. - GA-000293-L
Expiration Date - June 30, 2019

Pennsylvania Real Estate Associate Broker:
Certification No. — AB 02B367A
Expiration Date - May 31, 2018

EDUCATION
Bachelor of Arts, Point Park University, 1972
PROFESSI BERSHIP AND DESIGNA

Appraisal Institute (SRA — Member #34103)

Employee Relocation Council {CRP - Certified Relocation Professionatl - Member#462)
Realtors Association of Metropolitan Pittsburgh (33 Year Realtor Member)

Pennsylvania Assoclation of Realtors (GRI - Graduate of Real Estate Institute)

National Association of Realtors (GAA - General Accredited Appralser ~ Member #3066)
Council of Pennsylvania Real Estate Appralsers, Inc. - Director, Past President

PR TIONAL ACTIVITIE

Vice President of Appraisal and Commercial Development Services, Howard Hanna Company
Appraisal Institute — Current Chapter Vice President, 2013

President, Council of Pennsylvania Real Estate Appraisers, Inc., 1998

President Pittsburgh Chapter, National Assoc. of Independent Fee Appraisers, 1988-1989
Real Estate Appraiser — Full Time, December, 1975

Real Estate Associate Broker — December, 1975

Real Estate Salesman, Property Manager and Rental Agent, Sept. 1972

R ACHING EXPERIENCE

Directar, Alan Kells School of Real Estate (RE 000066-L), Apri! 4, 1995, Bureau of Professional and Occu-
pational Affairs, State Real Estate Commisslon, Commonwealth of Pennsylvania

Approved Instructor of Real Estate by the Department of Education of the Commonwealth of Pennsylvania,
August 4, 1978, State Instructors Number: RIO000GEBA

Faculty Member, Pennsylvania Bar Institute, 2002

REAL ESTATE TEACHING EXPERIENCE (Continued)
Professional schools served as a Real Estate Instructor:

1) Alan Kells School of Real Estate - Present 2) Pennsylvania Bar Institute
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119 Gamma Drive
Pittsburgh, PA 15238

3} Allegheny Community College
South Campus
West Mifflin, PA 15122

5) Greater Pittsburgh Board of Realtors
1427 W. Liberty Avenue
Pittsburgh, PA 15226

Pittsburgh, PA
Harrisburg, PA

4) Robert Morris University
610 Fifth Avenue
Pittsburgh, PA 15219

Appraising for Federal Land Transfers (Yellow Book)

PUBLIC AUTHORITIES

Pennsylvania Turnpike Commission
County of Allegheny, Dept. of Aviation
Pennsylvania Department of Transportation
Veterans Administration

Riverview School District

Butler Area School District

Carlow Unlversity

Adams Township Water Authority
Bradford Regional Airport

Butler County Airport Authority
DuBois-Jefferson County Airport
Lehigh Northampton Airport Authority

EXPERT WITNESS

U.S. District Court
Court of Common Pleas
Board of Viewers

LENDERS

Accurate Valuations, LLC

Citl Bank

Dollar Bank

EquiVantage

First National Bank of PA

Greater Pittsburgh Federal Credit Union
Merchants Home Mortgage Cerporation
Nations Valuation Services {NVS)
TriState Capital Bank

RELOCATION CORPORATIONS

Americorp, Inc.

Busch Properties, Inc.

Cartus

Coldwell Banker Relocation
Dupont Company

Executive Relecation Corporation
GMC Mortgage Corporation
Johns Manville Corporation

CLIENTS SERVED

County of Allegheny, Dept. of Law

HUD Lender Selection Roster Approved
Port Authority of Allegheny County
Urban Redevelopment Autherity

City of Pittsburgh

Fox Chapel Area School District

Mars Area School District

Township of O'Hara

Washington & Jefferson College
Indiana County Redevelopment Authority
Washington County Airport Authority
Westmoreland County Airport Authority

Board of Adjustment
Board of Assessors

Bank One

Citizens Bank

Community Bank

ESB Bank

First Western Bancorp, Inc,
Flagstar Bank

Gateway Bank

PNC Mortgage Sesvice
V.A.H. Federal Credit Union

Associates Relocation Management
Armstrong Realty Group, Inc.
Carolina Relocation Group, Inc.
Corporation Relocation Management
EDS Relocation & Assignment Service
Fidelity Valuation Service

Hewitt Relocation Services, Inc.

Kirk & Company
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NRI Relocation, Inc. Prudential Relocation Management
PNC Realty Services Remax International Relocation
Sibcy Cline Relocation Services Sirva Relocation

USS Real Estate TRC Glabal Solutions, Inc.

Vertice Global Relocation, Inc. The Relocation Center, Inc.

Weichert Relocation

CERTIFICATIONS

Commonwealth of Pennsylvania:
- General Appraiser / Certified through June 30, 2019
- Assaciate Broker / Certified through May 31, 2018

Appraisal Institute
- SRA Member

Employee Relocation Council
- CRP - Certified through 2014

Federal National Mortgage Association
- Appraiser No. 1086253

Dapartment of Veterans Affairs
- Appraiser ID No. 3110007
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BEFORE THE PENNSYLVANIA PUBLIC UTILITY COMMISSION
Letter of Notification of Duquesne Light

Company, Filed Pursuant to 52 Pa. Code

Chapter 57 Subchapter D, for Approval to :  Docket No. A-2018-3002896
Upgrade an Existing 138KV Ring Bus at

Montour Substation in Robinson Township,

Allegheny County.

VERIFICATION

I, Lesley Gannon, SENJOR MANAGER OF REAL ESTATE AND RIGHTS
OF WAY at Duquesne Light Company hereby state that the facts above set forth are
true and correct to the best of my knowledge, information and belief, and that 1 expect
Duquesne Light Company to be able to prove the same at a hearing held in this matter.
[ understand that the statements herein are made subject to the penaities of 18 Pa.C.S.
§ 4904 (relating to unsworn falsification to authorities).
Fotlr

Lesley Gannon
Senior Manager, Real Estate and Rights of Way

Date: 8/27/2018



BEFORE THE PENNSYLVANIA PUBLIC UTILITY COMMISSION

Letter of Notification of Duquesne Light
Company, Filed Pursuant to 52 Pa. Code
Chapter 57 Subchapter D, for Approval to
Upgrade an Existing 138KV Ring Bus at
Montour Substation in Robinson Township,
Allegheny County.

Docket No. A-2018-3002896

% 24 B E¥ we mE we

CERTIFICATE OF SERVICE

I hereby certify that I have this day served a true copy of the Data Request Responses upon
the participants listed below in accordance with the requirements of 52 Pa. Code § 57.74(b)

(relating to service of copies):

VIA FIST CLASS MAILING

Rick Urbano — Chairman

Robinson Township Planning Commission
1000 Church Hill Road

Pittsburgh, PA 15205

Allegheny County Planning Commission
Rich Fitzgerald — County Executive
Allegheny County

436 Grant Street

Pittsburgh, PA 15219

Patrick McDonnell — Acting Secretary
Department of Environmental Protection
Rachel Carson State Office Building
400 Market Street

Harrisburg, PA 17101

Leslie S. Richards — Secretary
PA Department of Transportation
Keystone Building

400 North St.

Harrisburg, PA 17120

Nancy Moses — Chairman

Historical and Museum Commission
State Museum Building

300 North Street

Harrisburg, PA 17120

Donna Killingsworh — Manager Real Estate
Pittsburgh & Ohio Central RR Co, c/o
Genesee & Wyoming Railroad Services, Inc.
13901 Sutton Park Dr., S Suite 160
Jacksonville, FL 32224

Donald Newman — Chairman of the Board
Aliegheny County Conservation District
River Walk Corporate Center

33 Terminal Way, Suite 325B

Pittsburgh, PA 15219

John Soprano — Director

Bureau of Enforcement and Investigation
Penn Center, 2601 N. 3™ Street
Harrisburg, PA 17110



Tanya J. McCloskey — Acting Consumer
Advocate

Pennsylvania Office of Consumer Advocate
555 Walnut Street

Forum Place, 5™ Floor

Harrisburg, PA 17101-1923

Jennifer Lynn Rubolino
2092 Forest Grove Road
Coraopolis, PA 15108

Date: August 27, 2018

Jason M. Rubolino
2094 Forest Grove Road
Coraopolis, PA 15108

John R. Evans — Small Business Advocate
Pennsylvania Office of Small Business
300 North Second Street, Suite 202
Harrisburg, PA 17101

Richard Kanaskie

Bureau of Investigation & Enforcement
Commonwealth Keystone Building
400 North Street, 2™ Floor West

PO Box 3265

Harrisburg, PA 17105-3265

411 Seventh Avenue, 15" Floor
Pittsburgh, PA 15219

Phone: 412-393-6431

Email: efarah@duglight.com

Counsel for Duguesne Light Company
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