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Charles P. Braman & Co., Inc.
Real Estate Appraisals & Consulting
23300 Chagrin Blvd., Suite 102
Beachwood, OH 44122
(216) 831-8180 office
(216) 225-9383 cell
August 21, 2020

Mr. David Riley

The Riley Law Firm
24502 Cornerstone
Westlake, Ohio 44145

In Re: 5810 Fullerton Avenue, Cleveland, Ohio
Permanent Parcel Numbers: 132-12-043 to 048 and 132-12-053 to 057
Owner: Cleveland Metropolitan School District Board of Education

Dear Mr. Riley:

Pursuant to your request, I have prepared an appraisal of the captioned property as defined in the attached
report. It is my conclusion that as of August 17, 2020, the fee simple interest in the subject property has
a Fair Market Value of:
Land Only - If Vacant: $167,500
Improved Property: $310,000

To develop the land, the building would have to be razed and the estimated razing costs exceed the
value of the site. This letter constitutes only a statement of final value and should not be considered
independently. The attached report explains the analysis of market data and the development of the final
estimate of value. The purpose of this appraisal is to estimate the market value of the subject property as
of August 17, 2020. The intended use of the report is for internal decision making purposes for the
Cleveland Metropolitan School District. The intended users of this report are Mr. Riley, Cleveland
Metropolitan School District and the Cleveland Metropolitan School District Board of Education.

I, the undersigned, after having personally inspected this property, do hereby certify that, to the best of
my knowledge and belief, the statements contained in this appraisal and upon which the opinions
expressed herein are based, are correct, subject to the limiting conditions herein set forth. The appraisal
has been made in conformity with the professional standards of the Appraisal Institute and the Uniform
Standards of Professional Appraisal Practice (USPAP) as promulgated by the Appraisal Standards Board
of the Appraisal Foundation. Employment in and compensation for making this report are in no way
contingent upon the value reported and I certify that I have no financial interest in the subject property.
If you have any questions, do not hesitate to contact me.

Sincerely,

- ppraisa
nstitutes

/ MAILISRA \

AI-GRS \

Emily L. Braman, MAI, SRA, AI-GRS

State Certified General Real Estate Appraiser
Certification Number 381955
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Summary of Important Facts and Conclusions

Address:

Property Type:

Intended Use:

Intended Users:

Owner of Record:

Permanent Parcel Numbers:
Land Area:
Gross Building Area:

Zoning:

Highest & Best Use As If Vacant:

Highest & Best Use As Improved:

Date of the Report:
Date of Value:

Value Indications:

5810 Fullerton Avenue, Cleveland, Cuyahoga
County, Ohio

Fullerton Elementary School

Internal decision making purposes for the Cleveland
Metropolitan School District

Mr. Riley, the Cleveland Metropolitan School
District and the Cleveland Metropolitan School

District Board of Education.

Cleveland Metropolitan School District Board of
Education

132-12-043 to 048 and 132-12-053 to 057
3.351 acres

38,939 s.f. elementary school

2F-B1, Two Family

Residential development

Renovation for school or other use
August 21, 2020

August 17,2020

Indicated Value from Sales Comparison Approach: Land Only — As if Vacant: $167,500 —

Indicated Value from Income Approach:
Indicated Value from Cost Approach:

Correlated Conclusion of Value:

Razing costs exceed the value of the site

Improved Property: $310,000

N/A
N/A

$310,000
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Area Map
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Aerial View of Subject
( Aerial view downloaded from GIS Cuyahoga County website on 8/17/2020)
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Special Assumptions and Limiting Conditions

Extraordinary Assumptions:

Extraordinary assumptions are defined as:

“An assumption directly related to a specific assignment, which, if found to be false, could alter
the appraiser’s opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain
information about physical, legal, or economic characteristics of the subject property; or about conditions
external to the property such as market conditions or trends; or about the integrity of data used in the
analysis.”!. An extraordinary assumption may be used in an assignment only if:

- It is required to properly develop credible opinions and conclusions;
- the appraiser has a reasonable basis for the extraordinary assumption;
- use of the extraordinary assumption results in a credible analysis; and
- the appraiser complies with the disclosure requirements set forth

in USPAP for extraordinary assumptions

This appraisal is not subject to any extraordinary assumptions.

Hypothetical Conditions:

Hypothetical conditions are defined as:

That which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical
conditions assume conditions contrary to known facts about physical, legal or economic characteristics of
the subject property; or about conditions external to the property, such as market conditions or trends; or
about the integrity of data used in an analysis. > A hypothetical condition may be used in an assignment
only if:

- Use of the hypothetical condition is clearly required for legal purposes,
for purposes of reasonable analysis, or for purposes of comparison;

- use of the hypothetical condition results in a credible analysis; and

- the appraiser complies with the disclosure requirements set forth in USPAP
for hypothetical conditions-

This appraisal is subject to the following hypothetical condition: The appraiser is not aware of any Phase
1 or Phase 2 Environmental Assessment for the subject property. Properties of this type often have
significant asbestos material however it is not known if there is any asbestos material in the subject
property. This appraisal does not consider the cost of abatement of any potential asbestos material. If
significant asbestos abatement is required, the assignment results could be affected.

! Appraisal Institute, The Dictionary of Real Estate Appraisal, Fifth Edition (Chicago: Appraisal Institute, 2010) page 73
2Appraisal Institute, The Dictionary of Real Estate Appraisal, Fifth Edition (Chicago: Appraisal Institute, 2010) page 97
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General Assumptions and Limiting Conditions

The appraisal of the subject property is subject to the following limiting conditions:

Title 1s assumed to be marketable, and no responsibility has been assumed for matters that are legal in
nature, nor has any opinion on title been rendered, this appraisal assuming marketable title. Liens and
encumbrances, if any, have been disregarded and the property appraised as if free of indebtedness. The
property is under responsible ownership and competent management and is available for its highest and
best use. The appraiser assumes no responsibility for title services and furnishing of title policies that may
be required, nor for survey or title conditions that have not been disclosed to the appraiser.

There are no existing judgments or pending or threatened litigation that could affect the value of the
property.

Information identified in the appraisal as having been furnished by others is believed to be reliable, but no
responsibility has been assumed for its accuracy.

The appraiser shall not be held responsible for errors and omissions, nor for revisions to this appraisal,
resulting from information that was withheld or unavailable to the appraiser, nor from erroneous
information supplied to the appraiser by others. The appraiser reserves the right to revise this appraisal,
under separate service contract, for the disclosure of information that was not provided or was not
available to the appraiser as of the date of this report.

Possession of the appraisal report does not carry with it the right to publication, nor may it be used for any
purpose by anyone but the recipient without the consent of the appraiser. The valuation conclusions in
this appraisal may not be used in conjunction with any other appraisal or appraisals.

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, sales, news media, or other media without the prior written consent and approval of the
authors, particularly as to valuation conclusions, the identity of the appraisers or firm with which
connected, or any reference to the Appraisal Institute.

Employment in and compensation for making this report are in no way contingent upon the value reported.
Liability of Charles P. Braman & Co., Inc. and it's employees is limited to the fee collected for preparation
of the appraisal. There is no accountability or liability to any third party. The appraiser will not be
required to give testimony, respond to any subpoena or attend any hearing or appear in court by reason of
this appraisal unless prior or special arrangements have been, and at additional fees.

No responsibility is assumed for failure to disclose damages to the property not readily visible through
normal visual inspection. The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would render it more or less valuable. The appraiser assumes no
responsibility for such conditions, or for engineering that might be required to discover such factors.
While the general conditions of the property were observed, no guarantee can be made concerning the
individual components of the structures including but not limited to the heating system, plumbing,
electrical services, roof, possible termite damage or building foundation.

MCHARLES P. BRAMAN & CO., INC. - Real Estate Appraisals & Consulting www. cpbco.com 5



General Assumptions and Limiting Conditions, Continued

No facts affecting the value of this property have been knowingly overlooked or withheld. Factual data
have been compiled by the appraiser from sources deemed reliable, but no responsibility has been assumed
for their accuracy.

We accept no responsibility for considerations requiring expertise in other fields. Such considerations
include but are not limited to, legal descriptions and other legal matters such as title, compensability, case
law, legal title, etc., geologic considerations, civil, mechanical, electrical, structural and other engineering
and environmental matters. The client is urged to retain an expert in these fields, if desired.

The land and building areas referenced in this appraisal are based upon available information, including
information obtained from the County Auditor’s public records. No responsibility is assumed by the
appraiser for the accuracy of these records including the land and building areas and the dimensions
referenced in the appraisal. The appraiser is also not responsible for the preparation of any site or building
surveys. Any plans prepared for the project which are referenced in this appraisal are not the responsibility
of the appraiser.

Assessment of the potential costs and effects on market value pertaining to compliance or non-compliance
with the Americans with Disabilities Act (ADA) is beyond the scope of this appraisal. The presence of
architectural and communications barriers that are structural in nature that would restrict access by
disabled individuals may adversely affect the property’s value, marketability, or utility. For the purposes
of this appraisal, the property is assumed to be in full compliance with current ADA guidelines.

The distribution, if any, of the total valuation between land and the improvements thereon applies only
under the existing program of utilization and conditions stated in this report. The separate valuation for
land and building must not be used in conjunction with any other appraisal and are invalid if so used. No
part of this appraisal report shall be used separately and out of context.

This appraiser is not qualified to make a complete inspection of any well or septic system, consequently,
it was beyond the scope of this report and no statements can be made concerning the adequacy or condition
of these or other systems.

Unless otherwise stated in this report, the existence of hazardous material, which may or may not be
present on the property, was not observed by the appraiser. The appraiser has no knowledge of the
existence of such materials on or in the property. The appraiser, however, is not qualified to detect such
substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other
potentially hazardous materials may affect the value of the property. The value estimate is predicated on
the assumption that there is no such material on or in the property that would cause a loss in value. No
responsibility is assumed for any such 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. The subject is assumed
to be environmentally clean and marketable. The existence of significant undevelopable wetland areas
were not observed by the appraiser, unless specifically described herein. The appraiser, however, is not
qualified to define such areas. No responsibility is assumed for any such areas, or for any expertise
required to delineate them.

MCHARLES P. BRAMAN & CO., INC. - Real Estate Appraisals & Consulting www. cpbco.com 6



General Assumptions and Limiting Conditions, Continued

Subsurface rights (minerals, natural gas, and oil) were not considered in this assignment unless specified
otherwise within the report. We have assumed that the property is not subject to surface entry for the
exploration or removal of such materials, unless noted otherwise in the report.

All engineering data is assumed to be correct. Sketches, plot plans and illustrated material in this report
are furnished as an aid in visualizing the property; no surveys have been made, and as a result, no
responsibility is assumed by this appraiser for such information.

Any income and expense estimates contained in the appraisal report are used only for the purpose of
estimating value and do not constitute predictions of future operating results.

No consideration has been given to personal property located on the premises or the cost of moving or
relocating such personal property’ only the real property has been valued.

The analyses contained in the report necessarily incorporate numerous estimates and assumptions
regarding property performance, general and local business and economic conditions, the absence of
material changes in the competitive environment and other matters. Some estimates or assumptions,
however inevitably will not materialize, and unanticipated events and circumstances may occur; therefore,
actual results achieved during the period covered by our analysis will vary from our estimates, and the
variations may be material. Charles P. Braman & Co., Inc. and our appraisers are not responsible for these
and other future occurrences that could not have reasonably been foreseen on the effective date of this
assignment.

The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and no
representation is made as to the effect of subsequent events.

No changes in any federal, state or local laws, regulations or codes are anticipated.
Any appraisal is inherently subjective and represents our opinion as to the value of the property appraised
as of the appraisal date, as subject to these limiting conditions and assumptions, extraordinary

assumptions, and hypothetical conditions as described in this report.

Acceptance of and/or use of this report constitutes acceptance of the above conditions.
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Certification of the Appraiser

I certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions and are my personal, unbiased professional analyses, opinions, and
conclusions as a disinterested and unbiased third party.

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

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

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

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

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

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Uniform Standards of Professional Appraisal Practice
as well as applicable state appraisal regulations.

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

Appraisal Practice of the Appraisal Institute.

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

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

No one provided significant real property appraisal assistance to the person signing this report.

MCHARLES P. BRAMAN & CO., INC. - Real Estate Appraisals & Consulting www. cpbco.com 8



Certification of the Appraiser, Continued

I have experience in appraising properties similar to the subject and am in compliance with the
Competency Rule of USPAP.

As of the date of this report I, Emily Braman, MAI SRA, AI-GRS have completed the Standards
and Ethics Education Requirement of the Appraisal Institute for designated members.

COIDe—— A

Emily L. Braman, MAI, SRA, AI-GRS August 21, 2020
Real Estate Appraiser

State Of Ohio

General Certification #381955
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Photographs of the Subject Property

(all photos were taken by Emily Braman on August 17, 2020)
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Photographs of the Subject Property, Continued
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Reporting Option

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under
Standard Rule 2-2(a) of 2018-2019 of the Uniform of Standards of Professional Appraisal Practice for an
Appraisal Report. As such, it presents summary discussions of the data, reasoning, and analyzes that were
used in the appraisal process to develop the appraiser's opinion of value.

Identify the Client and Users

The client is the Cleveland Metropolitan School District. The users of the appraisal may include David
Riley, Esq., Cleveland Metropolitan School District and the Cleveland Metropolitan School District Board
of Education.

Note that all of the conclusions and opinions in this appraisal are subject to the Special and General
Assumptions and Limiting Conditions that are an integral part of this report. No opinions or conclusions
are valid unless this report is considered in its entirety and only if used for its intended use by the client
and its intended users. No parties are authorized to rely upon this report, or any part thereof, for any other
purpose whatsoever.

Intended Use of the Appraisal

The appraisal is intended to be used for internal decision making purposes for the Cleveland Metropolitan
School District and the Cleveland Metropolitan School District Board of Education.

Identity of the Real Estate Involved In The Appraisal

This appraisal report and the estimates of value contained herein encompass the real estate defined as “the
physical land and appurtenances affixed to the land®” including permanent structures, fixtures and site
improvements. All items of personal property have been excluded from analysis in this appraisal report.

The subject property is located at 5810 Fullerton Avenue, Cleveland, Cuyahoga County, Ohio. It is known
as Cuyahoga County Fiscal Officer’s Permanent Parcel Numbers 132-12-043 to 048 and 132-12-053 to
057. The property is 3.351 acre parcel of land improved with a 38,939 s.f. elementary school built in
1973.

3 Appraisal Institute, The Appraisal of Real Estate” Thirteenth Edition (Chicago: 2008) page 6
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Real Property Interest Being Appraised

The real property interest being appraised is the fee simple estate in the whole property. Fee Simple Estate
is defined as:

“Absolute ownership unencumbered by any other interest or estate; subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police power and
escheat.®”

Purpose of the Appraisal

The purpose of the appraisal is to estimate the value of the property both as improved and as if vacant, for
internal decision making purposes for the Cleveland Metropolitan School District.

4 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fifth Edition (Chicago: Appraisal Institute, 2008) page 78
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Definition of Market Value

The most widely accepted components of market value are incorporated in the following definition:

"The most probable price that the specified property interest should sell for in a competitive
market after a reasonable exposure time, as of a specified date, in cash, or in terms
equivalent to cash, under all conditions requisite to a fair sale, with the buyer and seller,
each acting prudently, knowledgeably, for their self-interest, and assuming that neither is
under duress.’

Market value is described in the Uniform Standards of Professional Appraisal (USPAP) as follows:

A type of value, stated as an opinion, that presumes the transfer of a property (i.e. a right of ownership or
a bundle of such rights), as of a certain date, under specific conditions set forth in the definition of the
term identified by the appraiser and as applicable in an appraisal.® Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:

1. buyer and seller are typically motivated;

2. both parties are well informed or well advised and each acting in what he considers
his own best interest;

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

4. payment is made in terms of cash in U. S. dollars or in terms of financial
Arrangements comparable thereto; and

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

The valuation analysis of this report is predicated upon cash, or terms equivalent to typical institutional
debt financing as the basis of the market value estimate.

The current "as is" market value as established in this report represents an estimate of the market value of

the property in the condition observed upon inspection and as it physically and legally exists without
hypothetical conditions, assumptions, or qualifications as of the effective appraisal date.

Dates of the Appraisal and the Appraisal Report

The Date of the Appraisal is August 17, 2020
The Date of the Report is August 21, 2020

3 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fifth Edition (Appraisal Institute, Chicago, IL 2010) Page 122.
6 USPAP (2010-2011) ed.
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Appraisal Problem and Scope of the Appraisal

The appraisal problem is to value the subject property both as improved and as if vacant, for internal
decision making purposes for the Cleveland Metropolitan School District.

In arriving at the value of the property, the appraiser:

e Emily Braman has made a personal observation of the subject property and the comparable sales.
This observation is limited to those things readily observable without the use of special testing
equipment. The appraiser is not responsible for any and all items, aspects and or conditions that
the appraiser is not skilled to detect. Observation of the subject property and comparable sales
may or may not include the use of plans and specifications, photographs, property sketches, plat
map, flood maps, topographical surveys, USGS surveys, zoning documents, aerials, surveys and
other documents.

e Has developed an Appraisal Report that conforms to the USPAP regulations. The report will
include regional and neighborhood analysis, site and building descriptions, appropriate exhibits,
maps and photographs, zoning and tax information and other relevant information. The appraiser
1s not responsible for delinquent taxes or liens that may or may not be reported. All relevant
information not included in this report is retained in the appraisers file.

e Emily Braman has compiled data upon which the value conclusions are based. Data have been
compiled from public records, proprietary services such as Loopnet, Costar, the Northeast Ohio
Multiple Listing Service and others, published market studies, and interviews with knowledgeable
parties and in-house appraisal files. Sales of comparable properties in the area of the subject were
verified from county records, buyer, seller, broker, attorney and/or appraiser and have been
reviewed and analyzed and viewed by this firm.

e The valuation of the property encompassed the three traditional approaches to value including the
Cost, Sales Comparison and Income Capitalization Approaches.

e The Cost Approach is applicable when the value of the land, the cost to replace the buildings, the
amount of depreciation which has accrued and the value of the site improvements are
independently measurable, and when the sum of these components is believed to reflect market
value. The cost approach is not applicable when appraising unimproved land or obsolete
improvements.

e The Income Capitalization Approach is applicable for income producing properties when adequate
and accurate income and expense information is available. It is not applicable for properties that
have no readily discernible income properties.

e The Sales Comparison Approach is applicable when there is adequate and accurate market data
involving similar or comparable properties. The sales comparison approach may be used to value
improved properties, vacant land, or land being considered as though vacant, when an adequate
supply of comparable sales is available.
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Exposure Time

The concept of exposure time is defined as “The estimated length of time the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal; a retrospective estimate based on an analysis of past
events assuming a competitive and open market.”” The fact that exposure time is always presumed to
occur prior to the effective date of the appraisal can be substantiated by related facts in the appraisal
process such as supply/demand conditions as of the effective date of the appraisal and the analysis of
historical sales information.

Given the current demand and supply relationships, the typical exposure time for a property similar to the
subject, given its location would generally range in the area of 12-36 months or more assuming a
reasonable, orderly approach to its sale and a stable economic environment. This estimate would
encompass approximately two to three years in direct marketing of the property by a well-qualified
brokerage company with an additional two to six months for due diligence and to secure the financing
commitment and subsequent closing.

The current COVID-19 pandemic significant lengthens the marketing time going forward.

Inspection

Inspection by: Emily L. Braman, MAI, SRA, AI-GRS
Date of the Inspection: August 17,2020

Identification of the Person Who Accompanied the Appraiser: Dennis Jones, Cleveland Metropolitan
School District

7 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fifth Edition (Chicago: Appraisal Institute, 2008) page 72
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Area, City and Neighborhood Analysis

Regional Data

The subject property is situated in the City of Cleveland in Cuyahoga County, Ohio. Cleveland is part of
the Cleveland/Akron/Elyria SMSA which covers eight counties and had a population of 2,891,988 in the
2010 census, the 16™ largest nationally, down by 54,000 people since 2000. Cuyahoga County, housing
the City of Cleveland, had a population 1,280,109 in 2010, a decrease of 8.5% over the previous decade
and has a slightly lower estimated 2014 population of 1,259.828. The population of the surrounding
suburban areas was more stable with a small overall loss but growth in some new outlying areas, while
the older central core area decreased.

According to the 2010 figures of the Census Bureau, Cleveland had a population of 396,815 persons. This
represents a 17.1% decrease in population from the 2000 census of 478,403. This is characteristic,
however, of most major northern industrial cities in the United States. As pointed out, the population of
the surrounding suburban areas was more stable with a small overall loss but growth in some new outlying
areas, while the older central core area decreased. More than half the population of the United States
resides within 500 miles of the State of Ohio. This is a very centrally located area with respect to
population and, hence, markets as it is almost equidistant between New York and Chicago. New York is
576 miles to the east and Chicago is 339 miles to the west. While the number is dropping, approximately
25 of the 1,000 top industrial corporations in the United States are still headquartered in the Greater
Cleveland area, more than any other city in the United States except New York and Chicago.

According to TeamNEO, from 1990 to 2015, the gross regional product (GRP) of Northeast Ohio grew
by 17%, while productivity increased by 92%. GRP is projected to grow another 25%, and productivity
another 63%, over the next 10 years. The $43.6 billion manufacturing industry represents 19.5% of the
region’s economy today. By 2025, it is expected to grow to $53.3 billion, representing 22% of the
economy. 8

8 Team NEO Regional Economic Development Report Q4 2014
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Area, City and Neighborhood Analysis, Continued

Cleveland has transitioned from a manufacturing economy to one based on healthcare and innovation.
The area experienced significant declines in manufacturing employment from 1990 to 2015 going from
453,000 to 273,000 workers (a decline of 40%). However, the loss in manufacturing jobs was balanced
by significant increases in healthcare, where employment rose from 196,000 to 319,000 jobs (up 64%).
A new report, by Cleveland State University’s Center for Economic Development found that advanced
manufacturing contributes $21.8 billion annually to the regions GRP. Advanced manufacturing consists
of 35 industries from automobile manufacturing to natural resource extraction to computer system design.
That amounts to more than half of overall manufacturing GRP for the region and represents an 8% growth
rate since 2013, 5 percentage points above the national average. ° The following Fortune 1000 corporations
were still headquartered in the northeastern Ohio area at the end of 2017:

#41 Marathon Petroleum, Findlay, Ohio #112 Progressive, Mayfield Village, Ohio
#187 Goodyear Tire & Rubber — Akron, Ohio #190 Sherwin Williams, Cleveland, Ohio
#219 First Energy, Akron, Ohio #256 Parker Hannifin, Cleveland, Ohio
#412 Key Corp, Cleveland, Ohio #598 RPM International, Medina, Ohio
#339 TravelCenters of Am., Westlake, Ohio #757 Diebold Nixdorf, North Canton, Ohio
#662 TransDigm Group, Cleveland, Ohio #618 PolyOne, Avon Lake, Ohio

#731 Timkin, North Canton, Ohio #748 Medical Mutual, Cleveland, Ohio
#751 Hyster-Yale Materials Handling, Inc., Clev. Oh #757 Aleris International, Cleveland, Ohio
#759 Cooper Tire & Rubber, Findlay, Ohio #804 Lincoln Electric Holdings, Cleveland
#810 Applied Industrial Technologies, Cleveland, #837 A Schulman, Fairlawn, Ohio

#867 Cleveland Ciffs/Cliffs Natural Resources, Cle. #939 Nordson, Westlake, Ohio'”

Other large companies in the area that have recently dropped off the Fortune 1000 list include JoAnn
Stores, Invacare, J. M. Smucker, Lubrizol and American Greetings. TeamNeo reports an overall increase
in employment in the northeast Ohio area. Other areas that grew include headquarters, increasing 100%
or 30,000 jobs and professional, scientific and technical services, which increased 20,000 jobs or 21%. In
2019 unemployment in the Cleveland-Elyria MSA was slightly higher than the national average at 4.5%.

The region is a hub of medical innovation. The Cleveland Clinic, Case Western Reserve University and
University Hospitals of Cleveland are major employers in the region with many research and development
startup firms spinning off from their research. CNN Money reported that the 1,600-acre Health-Tech
Corridor acts as Cleveland's biomedical nerve center, housing three major health-care institutions besides
the Cleveland Clinic, four higher education institutions, more than 130 biomedical and other technology
companies and eight incubators that lease space and provide consulting and other business development
services. This is where the Cleveland Clinic and other partner organizations, such as incubator
BioEnterprise, interact with researchers, clinical caregivers, academics and business executives. State-
funded groups like Team NEO were launched to help attract new business to the region. Since Cleveland
Heartlab opened in the Health-Tech Corridor's first building, eight additional buildings have opened for
tenants. The top 20 employers in Northeast Ohio show this change away from manufacturing into
healthcare and service industries.'!

9 https://www.csuohio.edu/news/advanced-manufacturing-key-economic-driver-for-region
10

Fortune.com May 2018 and https://development.ohio.gov/files/research/B2020.pdf
1 http://money.cnn.com/2014/08/08/news/economy/ozy-cleveland/
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Area, City and Neighborhood Analysis, Continued

Top Employers in Greater Cleveland Region'?

Employer Employees
Cleveland Clinic 44,843
University Hospitals 21,714
Group Management Services 15,942
US Government 14,957
Progressive Corp. 10,370
Giant Eagle Inc. 8,300
State of Ohio 8,096
Cuyahoga County 7,414
City of Cleveland 6,828
MetroHealth System 6,547
Cleveland Metro School District 6,517
Summa Health 5,788
KeyCorp 5,498
FirstEnergy Corp. 5,056
Kent State University 4,956
Sherwin-Williams Co. 4,940
Akron Children’s Hospital 4,880
Swagelok Co. 4,671
Case Western Reserve University 4,534
Aultman Health Foundation 4,134

Between 2000 and 2013, Cleveland experienced a 25 percent increase in science, technology, engineering,
math, and health-related jobs. Creative class job growth in Cleveland between 2015 and 2022 is projected
to exceed the projected national average of 12.5 percent.'* According to the Downtown Cleveland
Alliance, Cleveland is home to 105,000 jobs and is the largest job hub in Ohio with University Circle
separately ranking at 4" with 68,132 jobs. Cleveland’s economy generated $139 billion, positioning the
city as the 28th largest economy in the nation. Cleveland State University, Levin College of Urban Affairs
ranks Cleveland as #7 in the U.S. with the highest percentage of our workforce aged 25-44 with an
advanced degree.

In the first quarter of 2019, office vacancy was the lowest in 17 years, since 2001, at 15.8%, with average
rental rates around $18 per square foot. Since 2013, over 6 million square feet of office product in the
CBD has been converted or plans have been proposed for re-purposing, according to Newmark Knight
Frank. Recently announced projects include the 1.4 million square foot 925 Euclid Avenue which was
purchased in May 2018 by The Millennia Cos. for nearly $40 million. After years of being vacant and
several attempts at redevelopment project, the new owners have announced a $270 million renovation
project dubbed The Centennial. Market speculation includes a mix of office, residential, retail, restaurants
and possibly a hotel. Another project, the Market Square in Ohio City is expected to break ground in late
2019 with a 137,000 square foot office, retail and apartment building.

12 Reported by Crain’s Cleveland Business as of 6/30/18
13 http://www.downtowncleveland.com/media/249074/q2_2015-final.pdf
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Area, City and Neighborhood Analysis, Continued

Downtown Class A office occupancy was 83.6% in the first quarter of 2017 and 86.9% in the first quarter
of 2018, with overall office occupancy at 79.5%, with Class A asking rents averaging $23.77 per square
foot up from $21.30 per square foot a year ago. In 2016, 70 employers leased 1,213,141 square feet of
office space with 6,932 jobs created or retained in Downtown.

$21.50 18%
17.5% 18.6%

$21.25 16 8% 17%

63% oo
21 16%
£ 50075 3 1 ' 15%
g 5 5
$20.50 14%
$20.25 13%
$20 12%

032015 042015 012016 022018 03201

VACANCY

$2098

The Cleveland Clinic is a major employer in the area and there is some spin off economic development
as a result of the clinic and partnerships with Case Western Reserve University and University Hospitals.
The Medical Mart, Convention Center and a new Casino were all developed in the past decade. This
combined with the successful East 4" Street entertainment district has brought new residents to downtown
in the past decade. New development at Playhouse Square and East 4™ Street have benefitted from the
Health Line as well. The Midtown Tech Park, on Euclid Avenue, is a recent spec building which is home
to JumpStart, Inc., a venture capital firm and now Cleveland Heart Lab.

According to the Downtown Cleveland Alliance, the

Downtown Clevc?land hoqsing me}rket is struggling
to keep up with the increasing demand. The

Cleveland area ranks 8th in the United States, fowltlossno s 1o
. . . . . Total Market Rate Units 7,224
tied with Miami and Seattle, in the growth of college Total Incorme Restristed Units T
educated 25-34 year-OldS. Total Townhomes and Condo Parcels 880
2018 Market Rate Occupancy Rate 92 percent
Downtown experienced a 136 percent increase in Average Market Rate Rent $1.54 psf

o M -1,
the number Of reSldentS WhO hOld a four year or onthly Rent Range for 1 Bedroom Apartment ~ $818 - $1,934

2018 Condo/Townhome Sales 70
advanced degree between 2000 and 2014. 2018 Average Sdle Prce 6245.004
2018 Average Sale Price per square foot $203.45 psf

At the end of 2016, the downtown housing market had 6 consecutive years of 94 percent occupancy or
greater and has increased to more than 15,000 people. The Residences at The 9 reached 100 percent
occupancy in its first full quarter of operation in 2013. A rapidly growing residential population especially
among 25-34 years old and 55-64 years old attracting the attention of national retailers, as the City
Planning Commission approved preliminary design for nuCLEus, a $400 million mixed use development
in the Gateway District with plans for 150,000 square feet.'*

14 http://www.crainscleveland.com/article/20141030/FREE/141039969/downtown-residential-population-exceeds-13000-in-latest-downtown
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Area, City and Neighborhood Analysis, Continued

Apartment occupancy rates remain over 90% despite multiple new residential projects. Even as new
housing developments command lease rates over $2.00 per square foot, the average one bedroom rental
rate of $1,189 per month remains affordable for a high percentage of Cleveland households. The average
downtown rental rate increased from $1.37 to $1.55 per square foot in 2018.'5 New residential
development in 2018 includes a new 34 story tower with 318 luxury apartments in The Lumen at
Playhouse Square. The renovation of the Cleveland Athletic Club will add another 166 apartment units.
There were 17 projects totaling 3,300 units under construction at the end of 2017. In 2018, Downtown
Cleveland Alliance engaged Urban Partners to study the demand for additional housing. The study
confirmed demand for an additional 6,800 housing units between 2018-2030 bringing Downtown
Cleveland’s population to 30,000 by 2030. Multifamily development has expanded beyond downtown
with new construction in University Circle and the Detroit Shoreway and Ohio City neighborhoods.

DOWNTOWN HOUSING MARKET

042012 042014 Q32016 032018'8
RENTAL
Total Units: 4,705 5,565 6,198 7,160
Occupancy: 96.2% 97.2% 94% 91.7%
PSF rental: $1.14 $1.33 $1.50 $1.52
OWNED
Total Units: 936 880" 880 880
Num. Sold: 13 14 19 19
Avg. Sale Price: $182,269 $197,112 $221,858 $298.,716
PSF For Sale: $150.50 $181.06 $181.55 $223.59

There are six new hotels recently developed in downtown Cleveland. In 2014, there were 4,000 hotel
rooms downtown with 900 additional rooms opened before the Republican National Convention in 2016,
increasing Downtown’s total number of hotel rooms to more than 4,800. New hotels opened in 2016
include the 600 room Hilton Hotel, the Kimpton Schofield and Drury Plaza Hotels. Hotels in the planning
stages include a 175 room boutique hotel near the Rock and Roll Hall of Fame and a 279 room hotel in
the former Huntington Building. 2018 occupancy was 67.5%, the ADR was $150.23. There were 4,530
total hotel rooms in 19 hotels with an average RevPAR of $101.44.

The last decade saw the announcement and completion of several significant investment projects.
Construction was completed on the world’s first Global Center for Health Innovation, which is now 100
percent leased, and the Cleveland Convention Center, which has already hosted more than 100 events.
Sherwin Williams is has announced that their headquarters will remain in Cleveland, bring approximately
2,500 new jobs to the downtown area. Overall, the outlook for the City of Cleveland is good.

15 http://www.downtowncleveland.com/media/249074/q2_2015-final.pdf
16 www.downtowncleveland.com/media/.../dca-q4_2014-market-update.pdf
17 http://www.downtowncleveland.com/DCA/media/DCA_Media/Work/Reports/Q3_2016_SPREADS.pdf

18 https://www.downtowncleveland.com/DCA/media/DCA_Media/2018-Q3-REPORT.pdf
19

Number includes condominiums at the Avenue Tower that were converted to rentals to meet demand.
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Area, City and Neighborhood Analysis, Continued

Neighborhood Data

Despite the progress and economic development downtown, many Cleveland neighborhoods still suffer
from significant blight. The foreclosure crisis of 2008-2012, hit Cleveland neighborhoods particularly
hard, destroying progress made in the previous decade. This crisis has not ended for many
neighborhoods, with foreclosures resulting in many homes being abandoned, falling into disrepair and
ultimately being razed. The result is the destruction of neighborhoods which were formerly thriving.
Neighborhoods that were struggling prior to the crisis have declined even further as a result. The subject
property is in the Broadway-Slavic Village neighborhood of Cleveland, perhaps one of the hardest hit
areas of the country.

In the immediate area of the subject property from Mound Avenue on the north to Lansing Avenue on
the south between East 53" Street and East 71%¢ Street, there have been 23 sales of single family homes
since the beginning of 2019, ranging from $6,000 to $112,000 with an average price of $39,963 and a
median price of $36,500. The median marketing time was just over one month.

ills Market Analysis Report

Market Analysis v
(23) Beds Baths Sqft Org List Price List Price $/Sqft Sold Price SP$/LP$ SP$/OrigLP$ Year Built DOM CDOM
Min 2 1 800 $10,900 $10,900 $5.73 $6,000 55.05% 53.51% 1900 2 2
Max 4 3 2,165 $109,900 $109,900 $70.31 $112,000 109.42% 109.42% 2006 214 351
Avg 3 2 1,295 $46,135 $44,417 $31.37 $39,963 85.87% 83.15% 1928 49 78
Median 3 2 1,168 $44,900 $44,900 $23.09 $36,500 90.60% 84.76% 1910 35 37
Sum $1,061,099 $1,021,599 $919,150
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Sale History of the Subject Property

There have not been any transfers of the subject property within the past five years.

Existing Use and Reflected Use In The Apprai