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BEFORE THE

SURFACE TRANSPORTATION BOARD

DOCKET NO. AB 556 (Sub No. 2X)

RAILROAD VENTURES, INC. - EXEMPT ABANDONMENT
BETWEEN YOUNGSTOWN, OH AND DARLINGTON, PA,
IN MAHONING AND COLUMBIANA COUNTIES, OH
AND BEAVER COUNTY, PA

PETITION TO REOPEN ADMINISTRATIVELY FINAL ACTION

PETITION OF RAILROAD VENTURES, INC.
TO REOPEN ADMINISTRATIVELY FINAL ACTION
AND

REQUEST FOR EXPEDITED ACTION

Railroad Ventures, Inc. ("RVI") pursuant to 49 U.S.C.§ 722 (e) and 49 CFR § 1115.4
hereby files this Petition to Reopen an Administratively Final Action of the Surface

Transportation Board in the above proceeding and in support thereof states as follows:
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On January 6, 2000, the Surface Transportation Board entered an Order in the offer of
financial assistance proceeding in this docket finding the net liquidation value for a fee simple
estate in all real property owned by RVI to be $450,000.00", less the capitalized value of
$100,000.00 attributable to 1567 third party occupancy agreements to be retained by RVI or
$350,000.00. This valuation was based on an appraisal report submitted by John F. Rossi, on
behalf of the Columbiana County Port Authority ("CCPA"). (Exhibit A)

In a subsequent order dated October 3, 2000, the STB, relying upon Mr. Rossi's appraisal
concluded that his $350,000.00 valuation of RVT's fee simple estate included not only the
railroad right-of-way but also all structures located on that property, noncontiguous parcels’,
aerial and subsurface rights, and all other third party license agreements* not valued by Mr. Rossi
in Exhibit A of his report or deducted from his real estate valuation.

However, newly discovered evidence in a separate, pending state court proceeding
confirms that Mr. Rossi did not value RVTI's fee simple estate. In his deposition, Mr.

Rossi stated that page 4 of his engagement letter of August 3, 1999 with Mr. Tracy Drake,
Executive Director, CCPA specifically excluded the valuation of third party agreements (See

Rossi Deposition Exhibit 2). Mr. Rossi now admits under oath that he did not include the value

" In its Order of October 3, 2000, the Board increased this valuation to account for the fact that RVI had executed an
agreement of sale for a 4.2 mile recreational trail easement with Boardman Township for $600,000, increasing the
value of the entire right of way to $817,868. The Board assigned no value to the balance of the fee interest that RVI
would have retained subject to the trail easement nor did it attempt to articulate how a 4.2 mile easement could
exceed the value of a fee simple estate for the entire 35.7 mile rail right of way.

2 RVI has only been able to identify 146 of the 156 agreements listed by Mr. Rossi in Exhibit A.

* In Railroad Ventures, Inc. v. STB, 299 F 3d 523, 552, fn. 13, the Sixth Circuit noted that noncontiguous properties
not included in the RVI abandonment application could not be conveyed by RVI to CCPA under OFA procedures.

* RVI has subsequently determined that of the omitted agreements, 63 were active income producing agreements.




M oo

N

»
i

[

rmm rm

m

M

A

r—m

o B

also admits that he did not value any structures located on RVI's property. This new evidence
also reveals that Mr. Rossi made major errors and omissions in his valuation of 156 third party
agreements and that he improperly deducted the value of those third party agreements from his

$450,000 real property valuation. See Deposition of John Rossi, Venture Properties of

Boardman, Inc. v. Boardman Supply Co., Case No. 00-CV-2275 (Court of Common Pleas,
Mahoning County, Ohio) (Exhibit B).

II. NEW EVIDENCE OF CHANGED CIRCUMSTANCES

WARRANTING REOPENING

Contrary to the determinations made by the STB in the OFA proceeding which relied on
CCPA representations that Mr. Rossi valued a fee simple estate in RVI's property, the March 28,
2003 deposition establishes that Mr. Rossi did not include or value substantial RVI real property
interests in his December 8, 1999 appraisal. These omissions include the following items:

A. Mr. Rossi never valued any of the improvements to the property that

RVI was required to transfer to CCPA. On page 46 of his deposition, Mr. Rossi indicates that
he did not account for any of the improvements located on the subject property. At Page 46,
Lines 10-16 of the Deposition transcript, Mr. Rossi makes it very clear that while he recalled
seeing "improved" structures (i.e. buildings on the land he was asked to appraise), he did not
account for those assets in his Appraisal. Attached to the Rossi deposition as Plaintiff's Exhibit 3
are six pictures of the various real property improvements that RVI was ordered to sell to CCPA
by the STB. Mr. Rossi was handed Plaintiff's Deposition Exhibit 3°, and he acknowledged that
the buildings depicted in that Exhibit were on RVI's property, but he was simply not asked to

value them by CCPA. At page 48 he states that the valuation of these improvements was not

* Deposition Exhibit 1 is Mr. Rossi's Appraisal and Deposition Exhibit 2 is his engagement letter from CCPA.




Yy oy

T oo

B

r

M

|

™

M

within the scope of his appraisal as defined by Mr. Tracy Drake of the Columbiana County Port
Authority. On page 49, line 3 of his deposition, Mr. Rossi confirms that the $450,000.00 net
liquidation value did not include the value of any of the buildings or improvements.

B. Mr. Rossi's base appraisal of $450,000.00 specifically excluded
the valuation of any third party occupancy agreements, yet at the request of CCPA he
deducted $100,000.00 of capitalized valuation for 156 agreements from the base
$450,000.00 base property valuation. Attached at Rossi Deposition Exhibit 2 is Mr. Rossi's
engagement letter with the Port Authority dated August 3, 1999. On page 4, it specifically
excludes right-of-way easements, royalties, and/or rental income from Mr. Rossi's valuation
assignment. At page 16 of this deposition, he indicates that he was given this property definition
by Mr. Drake, who "identified to me as the property that was the subject of an application to the
Surface Transportation Board." Again on page 59 of his deposition Mr. Rossi confirms that he
was not engaged to value the easements, license agreements or do a full analysis or investigation
of third party agreements. On page 60, he indicates that the $450,000.00 valuation of RVI's
railroad real estate did not include any value assigned to third party agreements. On page 61, Mr.
Rossi states that he believed he took notes on all of the third party agreements that were provided
to him by RVI but he only made copies of three agreements despite the fact that he had access to
a copier. The Verified Statement of Ms. Celeste Lisko, an RVI employee, indicates that she was
present during Mr. Rossi's inspection of those agreements and that she provided him with all 252
third party agreements and that he did not request any additional information regarding those
agreements. (Exhibit C) Mr. Rossi's deposition testimony confirms that he omitted and never
valued the additional 63 income producing third party agreements. Finally, on page 63, Mr.

Rossi again states that his $450,000.00 base appraisal excluded any consideration of third party
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agreements and this is confirmed again on page 64 of his deposition. It was therefore improper
and illogical for Mr. Rossi to deduct $100,000.00 in capitalized value for 156 third party
agreements which were already specifically excluded from his $450,000.00 valuation.
C. Mr. Rossi acknowledged that he should not have deducted real estate taxes
when calculating the capitalized value of the license agreements. This error by Mr. Rossi results in a
$150,000.00 under valuation of the 156 third party agreements. On page 70 and again on page 71, Mr.
Rossi acknowledges that the deduction for real estate taxes in his valuation methodology was not proper.
He acknowledges that eliminating this deduction would have a major impact on the valuation of third
party agreements. On page 79, Mr. Rossi affirmatively acknowledges that he only valued the 156 third
party agreements that were contained on his Exhibit A list and that no other agreements were valued for
purposes of his appraisal. Finally, on page 88, Mr. Rossi attempts to deal with the missing agreements
and their impact on his valuation methodology. Mr. Rossi acknowledges that if he had valued these
additional agreements, under a correct methodology without deducting real estate taxes, the value of all
third party agreements might exceed the base property value of $450,000.00. Mr. Rossi acknowledges
that had he included these other omitted agreements he would have had to change his entire valuation.
D. Mr. Rossi acknowledges that he did not value any commercially
developable land. In his appraisal report, Mr. Rossi indicated that the size of the property which
he was appraising provided no flexibility for free standing buildings, land improvements or
construction because of narrow width, zoning and building requirements. At pages 49-57, Mr.
Rossi claimed to be unaware of particular parcels of RVI property which contained substantial
acreage not restricted by narrow widths or other limitations. At page 99 of his deposition, he
admitted that his limitations for nondevelopable land was merely a "generalization." When

confronted with the precise parcels previously referred to in the deposition by location on
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railroad valuation maps, Mr. Rossi conceded that he had not made any determination whether or
not these parcels could be commercially developed and that the feasibility for development of a
site would "likely be something separate" from what he had prepared in his valuation report.
Page 99, line 14-24, page 100, line 1-3. Mr. Rossi also acknowledged at page 102-103 that he
omitted from his appraisal a large parcel of ground referred to as the Roundhouse parcel
identified on V-1 Ohio 9 of the valuation maps for which RVI had a post abandonment
agreement sale of $55,000.00. Once more, this testimony indicates that Mr. Rossi substantially
undervalued or failed to value significant portions of RVI's real property that was ultimately
conveyed by RVI to CCPA under STB order.®

1L LEGAL ARGUMENT

Under 49 U.S.C. §722 (c) the Board may at any time reopen a proceeding, grant
rehearing, reargument, or reconsideration of an action of the Board or change an action of the
Board. Under 49 CFR §1115.4, a party may file a Petition to Reopen an Administratively Final
Action of the Board which states in detail the relief requested and which states in brief fashion
the evidence warranting reopening an administratively final action. A Petition to Reopen must
also state in detail the respects in which the proceeding involves material error, new evidence, or
substantially changed circumstance and must request that the Board make such a determination.

A. RVT's March 28, 2003 deposition of Mr. Rossi provides new evidence that

CCPA's valuation of RVTI's real property omitted valuable assets and was incorrectly calculated.

¢ Based on Mr. Rossi’s admission that his reduction of income by real estate taxes was improper, the value of 156
license agreements should have been approximately $250,000.00. Rather than deducting those assets from his initial
valuation of $450,000.00, $250,000.00 should have been added to $450,000.00 to total $700,000.00. Even this total
does not account for assets and agreements omitted by Mr. Rossi and must also be adjusted to account for the 4.2
mile trail easement agreement with Boardman Township.
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The new evidence presented by RVI is the March 28, 2003 deposition testimony of John
P. Rossi which for the first time discloses that under his retention letter with CCPA he did not
appraise all real property interests of RVI comprising a fee simple estate, but omitted third party
income producing occupancy agreements and various buildings and other assets comprising
RVTI's property. Mr. Rossi then signed and submitted verified statements supporting CCPA
demands for the conveyance of assets which he and Mr. Drake knew had not been appraised. He
compounded these omissions by deducting from his incomplete and misleading valuation
$100,000.00 representing the capitalized value of 156 third party occupancy agreements while
omitting other income producing agreements from that capitalized value despite the fact that the
value of those 156 third party agreements were excluded from his $450,000.00 base valuation.
Mr. Rossi also acknowledged that in calculating his $100,000.00 capitalized value, he improperly
attributed real estate property taxes to those third party agreements and deducted those taxes from
the income produced by those agreements before applying a ten year capitalization multiplier to
the income net of taxes from those agreements. It is important to note that Mr. Rossi's December
8, 1999 appraisal report specifically purports to value a "fee simple estate" and provides no
indication that Mr. Rossi's retention letter with Mr. Drake directed him to exclude from his
appraisal one of the most valuable real property interests owned by RVI, i.e. the third party
occupancy agreements.

During the period prior to the November 8, 1999 CCPA Offer of Financial Assistance,
RVI repeatedly informed CCPA that third party agreement would not be part of the assets to be
sold. CCPA, despite it later claims to the contrary, understood that fact because when it retained
Mr. Rossi on August 3, 1999, Mr. Drake instructed Mr. Rossi not to value third party interests.

Nor can CCPA claim it did not know about those third party agreements because RVI insisted on
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and finally obtained an STB protective order before it would permit Mr. Rossi to examine those
third party agreements. See STB Order of September 10, 1999 p. 3 fn. 4. Yet despite an
extended exchange of correspondence between counsel for the parties regarding a protective
order for these agreements, and Mr. Rossi's subsequent review of those agreements on October 7

and 8, 1999, Mr. Rossi never increased his initial $450,000 valuation to include the capitalized

value of RVI's third party agreements.

These omissions and errors have infected CCPA's valuation of RVI's property from the
outset of the OFA proceeding. In the CCPA Offer of Financial Assistance filed November 8,
1999, counsel for CCPA stated:

Based on this criteria, Mr. Rossi arrived at a total real estate value of $450,000.
However, on November 5, 1999 CCPA learned that RVI purports to have
transferred to an assignee all its right title and interest in and to all income,
proceeds, accounts receivable royalties and other payments to be derived from
existing third party agreements effecting the line. Since incomes from these
agreements were considered in Mr. Rossi's evaluation, he has determined that loss
of such revenue should reduce the value by $100,000. In the circumstances
CCPA has arrived at a real estate net liquidation value of $350.000. (CCPA Offer
of Financial Assistance p. 11 (November 8, 1999). (Emphasis Added)

The STB relied on this explanation by CCPA in its Order of November 12, 1999
when it stated:

CCPA's offer is based on an independent appraisal, conducted by Mr. John F.
Rossi, of Real Estate Appraisal Associates of Warren, OH. Mr. Rossi concludes
that the real estate value of the line is $450,000. The real estate value was then
reduced by $100,000 to reflect the diminution of potential income from the
property resulting from RVI's October 29, 1999 sale of existing occupations,
licenses, agreements and easements, previously granted to third parties, to Venture
Properties of Boardman, Inc. CCPA explains that Mr. Rossi had included the
potential income from these existing agreements in arriving at his $450,000 real
estate value estimate. Accordingly, CCPA's final estimate of the total value of the
real estate is $350,000. (Emphasis Added)
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Mr. Rossi's report was subsequently submitted by CCPA to the Board on December 8, 1999
when CCPA requested the Board set terms and conditions of sale. The Board adopted Mr.
Rossi's real estate valuation.

In subsequent verified statements filed by Mr. Rossi with the Board on March 27, 2000
and April 27, 2000, Mr. Rossi continued to defend his flawed appraisal from claims by RVI that
it was impossible to determine whether Mr. Rossi had appraised a fee simple estate comprising
all RVI real property interests. In his verified statement submitted to the STB on March 27,
2000, Mr. Rossi stated:

as I was concluding my appraisal report, I became aware that RVI had apparently
assigned the interest in certain third party agreements to Venture Properties of
Boardman. That assignment appeared to convey to the cosignee certain third
party license, leases, easement contracts and crossing contracts and crossing
agreements which were contained in the "rental master file list" of the
Youngstown and Southern Railway Company found at Mahoning County
Recorder - Vol. 72 (Page 332-338) and were consistent with confidential
information subsequently supplied by RVI on October 7 and 8, 1999. In order to
recognize the impact of the prospective loss of income which would be
attributable to the assignment of those particular interests, I determined that the
net liquidation value of the property ($450,000.00) should be reduced by
$100,000.00.

Similarly, in the verified statement of Mr. Rossi submitted to the STB on April 27, 2000, Mr.
Rossi stated that he was instructed to make the $100,000.00 valuation adjustment by CCPA and
its counsel:

At the request of the client CCPA and its counsel, in an effort to recognize the
impact of the prospective loss of income which would be attributable to a
purported assignment of the known pre-existing interests, I determined that the net
liquidation value of the property ($450,000) should be reduced by a $100,000
assuming all the pre-existing third-party licenses, leases, easement contracts and
crossing agreements were still binding and in affect. The recommended offset to
the net liquidation value of the property, set forth in the appendix to the appraisal
report, was solely attributable to the assignment of the pre-existing third-party
agreements that were already known to exist prior to the effective date of
November 1, 1999. (Emphasis added).

10
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However, neither Mr. Rossi, Mr. Drake nor CCPA counsel disclosed to the Board or RVI that

Mr. Rossi had not been retained to value the third party agreements by CCPA. More importantly

the Board was never advised that Mr. Rossi’s $450.000.00 valuation did not include any

valuation of third party agreements.

Mr. Rossi has now testified that CCPA requested that he not value third party agreements
and that his $450,000.00 real property valuation did not include the value of the income produced
by the third party agreements. Thus, CCPA’s Offer of Financial Assistance, Mr. Rossi’s
December 8, 1999 appraisal report and verified statements offered by Mr. Rossi to the STB on
March 27, 2000 and April 27, 2000 as well as CCPA pleadings in the OFA proceeding are
materially inaccurate and deceptive in that they lead the STB to believe that the $450,000.00
included the valuation of third party agreements and that it was therefore proper to deduct from
that value $100,000.00 to account for 156 third party agreements to be retained by RVI and to
order RVI to transfer all remaining agreements to CCPA.

The mistakes and omissions in CCPA’s valuation evidence caused the STB to order RVI
to convey assets which were either completely excluded or erroneously undervalued by Mr. Rossi
in his appraisal. Thus, RVI’s property has been expropriated by the STB without payment of just
compensation required by the Fifth Amendment of the U.S. Constitution.

B. RVI had no opportunity to discover the nature and extent of CCPA’s deceptive

and defective appraisal due to the statutory time limitations in the OFA proceeding.
Under the provisions of 49 U.S.C. §10905 (f)(1)(A) the Board is required to establish

terms and conditions for sale of a rail line proposed for abandonment within thirty days. Mr.
Rossi's appraisal report was served on the Board and RVI on December 8, 1999, along with

CCPA's request that the Board set terms and conditions of sale. The Board set terms and

11
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conditions of sale for RVI's real property on January 6, 2000 based solely on Mr. Rossi's
defective appraisal report. In these circumstances, there was simply no adequate opportunity for
RVTI to use the Board's discovery procedures to obtain and review all of Mr. Rossi's work papers,
prepare and file a motion with the Board seeking an order to conduct Mr. Rossi's deposition,
schedule and take that deposition, obtain a transcript and file appropriate pleadings with the
Board regarding the deficiencies in Mr. Rossi's report within the thirty day OFA time period.
The Board has recognized that the short deadlines under the OFA procedures are ill suited for

controversial matters involving discovery. Illinois Central Railroad Company - Abandonment

Exemption - In Perry County, Illinois, 1994 W.L. 732869 (January 12, 1995). Thus, there can be

no contention that RVI had an adequate opportunity to discover the deficiencies in Mr. Rossi's
appraisal between the time it was served on RVI and filed with the Board on December 8, 1999
and the Board's valuation decision on January 6, 2000.

Mr. Rossi's 2003 deposition was taken as part of a state court proceeding in which VPB's
rights accorded under Ohio law with respect to one of the 156 private occupancy agreements is
being litigated. This deposition was the first time that RVI learned of the limitations imposed by
CCPA on Mr. Rossi's December 8, 1999 appraisal. It was the first time that RVI was able to
obtain sworn evidence of the omissions of various real property interests from Mr. Rossi's report
or to confirm the errors committed by Mr. Rossi in calculating his real property valuations.

C. Mr. Rossi's appraisal misled the Board and the Sixth Circuit Court of Appeals.

The impact of CCPA’s defective appraisal is most evident in the decision of the Sixth

Circuit Court of Appeals in Railroad Ventures, Inc. v. Surface Transportation Board, 299 F. 3d

523, 555 (2002). The court held that "CCPA was entitled to acquire the entire fee simple interest




in the property comprising the rail line that was the subject of RVI's Abandonment Petition." As

the Court explained:

Because CCPA acquired a fee simple interest in the rail line, RVI was
required to transfer all its property interest associated with the rail line.
Under Ohio law, a fee simple is the highest right, title, and interest that
one can have in land; it is the full and absolute estate in all that can be
created. Masheter v. Diver, 20 Ohio St. 2d 74, 78, 253 N.E. 2d 780, 782
(1996); See also, 20 Ohio Jurisprudence 2d 237, estates, section 8 ("an
estate in fee simple is the entire interest and property in the land.");
Murifield, Ass'n., Inc. v. Franklin County BD. revision, 73 Ohio St. 3d
710, 711, 654 N.E. 2d 110, 111 (1995) (Defining "fee simple" as "absolute
ownership unencumbered by any other interest or estate; subject only to
the limitations of eminent domain, escheat, police power and taxation")
(quoting the American Institute of Real Estate Appraiser’s Dictionary of
Real Estate Appraisal (1984).

As is now manifestly evident from the deposition testimony of Mr. Rossi, despite his
representation that "this appraisal was made to express an opinion of the market value of the fee
simple estate in the property appraised as if available for sale in the open market” in fact, Mr.
Rossi did not appraise a fee simple interest and was not retained by CCPA to provide such an
appraisal. Rather, at page 4 of Mr. Rossi's retention agreement it explicitly states that:

Excluded from the real estate valuation analysis would be any

consideration of non-fee owned property (e.g. right-of-way and

easements), leases, royalties, and/or rental income, if any.

Information relating to such is not expected to be made available

by any of the respective parties. Nor will any investigation be

undertaken to develop such specified detailed information.
However, rather than fully disclosing this limitation on his appraisal assignment from CCPA, at
page 6 of the appraisal report immediately below his representation regarding the appraisal of the
fee simple estate, Mr. Rossi stated:

Limited consideration has been given to easements, licenses,

restrictions, encumbrances, leases, reservations, covenants,

contracts, declarations, special assessments, ordinances, and other
items of similar nature. I have determined that the appraisal

13




process performed is not so limited that the resulting assignment

would tend to mislead or confuse the client or intended users of the

report."”
But Mr. Rossi was wrong. CCPA's appraisal misled the STB, and the Sixth Circuit Court of
Appeals, both of which accepted as true CCPA's representation that the base valuation of
$450,000.00 for RVT's real property interest included the valuation of all property interests owned
by RVI except the 156 third party agreements identified on pages 128-139 of his report. Mr.
Rossi's appraisal and supporting CCPA statements and pleadings were submitted under
verifications as to their truth and correctness. Yet Mr. Rossi's appraisal did not value all the real
property assets belonging to RVI. Moreover, he and Mr. Drake were aware that their retention
letter excluded the valuation of third party income interests. Thus, CCPA prepared an
incomplete and misleading valuation of RVI's real property, did not properly value all of the
"bundle of sticks" in RVI's fee simple estate and submitted false and misleading valuation
testimony to the Board.

IV.  CONCLUSION

WHEREFORE, RVI respectfully requests that the Board expeditiously determine that its
valuation of RVT's fee simple estate based on CCPA’s appraisal is fundamentally flawed and in
view of RVI's new evidence of substantially changed circumstances, the valuation of RVI's real
estate interests be reopened to (1) provide the parties an opportunity to present new evidence on

the valuation of RVI's real property interests, (2) redetermine the net liquidation value of the
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real property interests acquired by CCPA from RVI, and (3) direct CCPA to pay RVI for the
redetermined value of those interests for which RVT has yet to be constitutionally compensated.
Respectfully submitted,

VUONO & GRAY, LLC

o Sl fosit

Richard R. Wilson
Attorney for Railroad Ventures, Inc.

/26070
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Before the

SURFACE TRANSPORTATION BOARD

STB Docket No. AB-556 (Sub-No. 2x) Railroad Ventures, Inc.
STB Docket No. AB-555 (Sub-No. 2x) The Ohio & Pennsylvania Railroad Co.
Between Youngstown, Ohio and Darlington, Pennsylvania

VERIFIED STATEMENT OF JOHN F. ROSSI

My name is John F. Rossi, d.b.a. Real Estate Appraisal Associates. I am a General Real
Estate Appraiser licensed in the State of Ohio (No. 380382) and a Certified General
Appraiser in the State of Pennsylvania (GA-000725-L) with offices located at 1416
Mahoning Avenue N.W. Warren, Ohio 44483-2204. A copy of my qualifications is attached.

In accordance with a request made by Mr. Tracy V. Drake, Executive Director Columbiana
County Port Authority, I have conducted an appraisal of the real estate identified as that of
Railroad Ventures, Inc.

I have made a personal inspection, study, and performed a valuation analysis of the real
estate which comprises the identified property under appraisement. 1 am providing this
verified statement and my findings and conclusions resulting from the investigation and
analysis in the form of a Restricted Report which is also attached.

A Restricted Report is provided herein and intended to comply with the purposes stated and
the reporting requirements set forth by the Uniform Standards of Professional Appraisal
Practice (USPAP) for a Complete Appraisal and Restricted Report. The depth of discussion
contained herein is specific to the immediate requirements of the client, and for the intended
use as stated. Supporting detailed documentation pertaining to the data, reasoning, and
analyses performed has been retained as a part of our workpapers.

The appraised property is generally known as contiguous and non-contiguous portions of the
former Youngstown & Southern Railway and Pittsburgh, Lisbon, and Western Railroad
located within Mahoning County and Columbiana County, Ohio and Beaver County,
Pennsylvania.

The purpose of the appraisal was to express an opinion of the Net Liquidation Value as of
the effective date of November 1, 1999, assuming a fee interest in the real estate for its
highest and best use, and exclusive of all rail improvements.

- EXHIBIT A
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It is my understanding that the function of the appraisal is to determine Net Liquidation
Value, as it specifically relates to a prospective purchase offer and possible acquisition by the
Columbiana County Port Authority. The intended user is Mr. Tracy V. Drake, Executive
Director of Columbiana County Port Authority.

The engagement and the reporting is subject to a Protective Order governing the production of
confidential documents in STB Docket No. AB-556 (Sub-No. 2x) and STB Docket No. AB-

555 (Sub-No. 2x). Therefore, I cannot permit any unauthorized use or distribution of the
report or its contents. Possession of the report or any copy thereof does not carry with it the
right of publication or distribution to third parties. No one should distribute the report or any
confidential information therein to third parties without the prior written consent and
approval of the appraiser.

Based on the investigation and premise outlined, it is my opinion as of November 1, 1999
that the Net Liquidation Value of the property appraised, subject to the definition of value,
assumptions and limiting conditions, and certification in the attached report is:

FOUR HUNDRED FIFTY THOUSAND DOLLARS
(5450,000)

The fee or compensation is not contingent upon reporting a predetermined value or
contingent upon any action or event resulting from the analyses, opinions, or conclusions in,
or the use of, this report.

Moreover, we hereby certify that we have no past, present, or contemplated future interest
in the property appraised and this appraisal assignment was not based upon a requested
minimum valuation, a specific valuation, or the approval of a loan.




VERIFICATION

1, John F. Rossi, declare under penalty of perjury that the foregoing is true and correct,

Further I certify that I am qualified and authorized to file this Verified Statement. Executed on

this 8" day of December, 1999.

M A

J¢ghn F. Rossi
engral Appraiser
o License No. 380382
Pennsylvania License No. GA-000725-L
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VALUATION ANALYSIS

COMPLETE APPRAISAL - RESTRICTED REPORT

FORMER YOUNGSTOWN & SOUTHERN RAILWAY
(RAILROAD VENTURES, INC.)

Contiguous and non-contiguous portions of the former
Youngstown & Southern Railway and Pittsburgh, Lisbon, and
Western Railroad located within Mahoning and Columbiana
County, Ohio and Beaver County, Pennsylvania
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COMPLETE APPRAISAL - RESTRICTED REPORT

Identification and Brief Description of the Real Estate

In general terms, the entire line is between M.P. 0.0 at Youngstown, Ohio and M.P. 35.7 at
Darlington, Pennsylvania. By my independent calculations, the entire property comprises a
total direct lineal distance estimated at 35.82 miles, excluding an indirect 2.22 mile segment
known as the Cannelton Branch located within Darlington Township, Beaver County,
Pennsylvania.

The real estate encompasses approximately 14.44-miles situated within Mahoning County,
14.36 miles situated within Columbiana County, and 9.24-miles situated within Beaver
County, inclusive of the Cannelton Branch. The entire assemblage of land parcels under
consideration contains a total of 303.81-acres. Of the total 303.81-acres, approximately
82.00-acres are situated within Mahoning County, 153.02-acres are situated within
Columbiana County, and 68.79-acres are within Beaver County.

All estimates of land area and parcel locations were developed from Right of Way and Track
Maps of the Youngstown and Southern Railway Company (September 30, 1958) and Right
of Way and Track Maps of the Pittsburgh, Lisbon & Western R.R. (November 29, 1919).

Property History

According to USPAP Standards Rule 1-5(a), I must consider and analyze any current
Agreement of Sale, option, or listing of the appraised property, if such information is
available to the appraiser in the normal course of business. The owner, Railroad Ventures,
Inc., reported that the subject property was not under any current agreement for sale or
option to sell, and was not being offered for sale on the open market prior to my last date of
inspection on November 1, 1999.

However, it was made known that Boardman Township Park District and Railroad Ventures,
Inc., has entered into a purchase and sale agreement (11-8-99) for a 4.012-acre portion of the
subject property. Consideration is reported at $140,000. The price represents $34,895-per
acre, or approximately $200,000-per mile, based upon approximately 0.70-miles. The
consideration is reported to exclude: (a) “any track, rail facilities, or other railroad materials
and equipment including rail and other track materials, wires, pipes, conduits, poles, guys,
structures, buildings, electrical or mechanical signal devices, bridges, culverts and appurtenant
devices located thereon” and (b) “any third party agreements relating to the property” and (c)
any subsurface rights or air rights relating to the property and retained by RVI or its
Designee.”
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According to USPAP Standards Rule 1-5(b), I must also consider and analyze any sales of
the appraised property that have occurred within the past three years. The subject has not
changed hands during the past three (3) years, according to public records and disclosures by
the owner.

The subject is owned by Railroad Ventures, Inc., a Pennsylvania Corporation and was
purchased from Youngstown & Southern Railway Company, an Ohio Corporation in
November of 1996. The reported sales price for the entire acquisition was $730,000.

The following sales prices were noted of record for the three (3) conveyances:

Mahoning County, Ohio $80,700 Volume 3070 Page 98-117
Columbiana County, Ohio $153,700 Volume 562 Page 546-568
Beaver County, Pennsylvania 9,352 Volume 1737 Page 660-669
TOTAL $303,752

The allocated purchase prices appear to be subjectively allocated among the three (3)
counties. Moreover, the reported $730,000 included all rights, title and interest in and to
those certain pieces or parcels of land as described. It also appears to have included all track,
rail facilities, or other railroad materials and equipment including rail and other track materials,
wires, pipes, conduits, poles, guys, structures, buildings, electrical or mechanical signal
devices, bridges, culverts and appurtenant devices located thereon.

Finally, the seller (Youngstown & Southern Railway Company) provided the buyer with a
mortgage for the purchase price with a Cognovit Note in the principal amount of $730,000, to
be paid in twenty-four (24) monthly installments of principal of $5,000 each, beginning on
December 8, 1996 and continuing each month thereafter to and including January 10, 1999
when the then outstanding principal balance was to be paid in full. In November of 1996 a
Partial Release was recorded in both Mahoning County (Vol. 3074/Pg. 78) and Columbiana

County (Vol. 563/Pg. 109).

Title and Ownership

An Instrument of Assignment between Railroad Ventures, Inc., a Pennsylvania corporation
and Venture Properties of Boardman, Inc., an Ohio corporation was recorded on November 4,
1999. This document indicates that Railroad Ventures, Inc. owns 36.7 miles of the former
Youngstown and Southern Railroad Line extending from Struthers, Ohio to Darlington,
Pennsylvania and approximately 2.6 miles of operating rights over the former Pittsburgh and
Lake Erie Railroad for the purposes of interchange with Consolidated Rail Corporation and
CSX Transportation Corporation, their successors and assigns.

In lieu of any recorded conveyance or other proof of actual fee ownership or other interest, it
appears that the estimated 2.57 miles (Map V1/5 343+63.52 to 479+57.7) between Signal
and Rogers in Elk Run Township, Columbiana County may be the “2.6 miles of operating
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rights over the former Pittsburgh and Lake Erie Railroad for the purposes of interchange with
Consolidated Rail Corporation and CSX Transportation Corporation” mentioned above.
However, no confirmation was available from the owner or the Pittsburgh, Lisbon & Western
R.R.

Moreover, the Assignment between Railroad Ventures and Venture Properties of Boardman
(Mahoning Co. Recorder - Vol. 4399/Page 157) indicates an assignment of all right, title, and
interest in and to the Third Party Agreements to Assignee (Venture Properties of Boardman).
This appears to convey all Railroad Ventures’ licenses, leases, easement contracts, crossing
agreements, and other items of a similar nature. A listing of such third-party agreements
appears to be contained within the “Rental Master File List” of the Youngstown & Southern
Railway Company found at Mahoning County Recorder’s - Vol. 72/Page 332-335. These
agreements appear to be consistent with confidential information subsequently supplied by
Railroad Ventures, Inc.

In addition, Railroad Ventures granted Ohio Edison Company (a.k.a. First Energy) an
casement and right-of-way, together with the rights and privileges for lines for the
transmission and distribution of electric current, including Ohio Edison’s communication
facilities, upon over, under and across portions of the subject property. The conveyance is
recorded as an Easement in the Mahoning County Recorder’s Office - Volume 4352/Page 78-
83. The conveyance was undertaken by the parties for the conversion of existing license
agreements (utility line crossings and occupations) to permanent easements. The easements
involve rights relating to in excess of 40 acres of the subject property.

A full description of the individual locations and widths is contained within the recorded
document at Volume 4352/Page 82-83, in the Mahoning County Recorder’s Office.

The consideration for the convevance to Ohio Edison was reported at $893.000. This
information may be subject to a Protective Order served October 12, 1999. govemning the
production of confidential documents in STB Docket No. AB-556 (Sub-No. 2x) and STB
Docket No. AB-555 (Sub-No. 2x).

Railroad Ventures granted OLE Ltd., a Management Agreement relating to the subject
property. In the agreement the property is identified as approximately 36 miles of right-of-
way and 304 acres of land and improvements. The management agreement is for a term of ten
(10) years commencing December 15, 1996.

Purpose and Intended Use of the Appraisal

My appraisal is designed to express an opinion of the Net Liquidation Value as of the
effective date of November 1, 1999, assuming a fee interest in the real estate for its highest
and best use and exclusive of all rail improvements. It is my understanding that the function
of this report is to determine Net Liquidation Value, as it specifically relates to a prospective
purchase offer and possible acquisition by the Columbiana County Port Authority.
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It is my understanding that this appraisal report is to be used for purchase negotiations and
prospective acquisition purposes by Mr. Tracy V. Drake, as Executive Director of the
Columbiana County Port Authority. No one other than the client as the intended user should
rely on our report. Unforeseeable third-parties, and all incidental beneficiaries, should not rely
on our report in any manner, particularly as a substitute for their own due diligence.

The engagement and the report is subject to a Protective Order served October 12, 1999,
governing the production of confidential documents in STB Docket No. AB-556 (Sub-No. 2x)
and STB Docket No. AB-555 (Sub-No. 2x). Therefore, I cannot permit any unauthorized use
or distribution of the report.

Real Estate Appraisal Associates and John F. Rossi are not responsible for the unauthorized
use of this report. Possession of this report or any copy thereof does not carry with it the
right of publication or distribution to third parties. No one should distribute this report or
any copy thereof to third parties without the prior written consent and approval of the
appraisers.

Any copy that does not have original signatures of the appraisers is unauthorized and may
have been altered, and is considered invalid. Out-of-context quoting from or partial reprinting
of the report is not authorized. The appraisers intend to protect their rights against copies
and distribution and will take all steps necessary to enforce those rights.

Effective Date of the Appraisal

The property was inspected during September, 1999 and November, 1999. No Railroad
Ventures personnel accompanied the appraiser. When the date of inspection differs from the
effective date of appraised value, as in this case, we have assumed no material change in the
condition of the property between the dates, unless otherwise noted in the report.

Inspection Date

The property was last inspected on November 1, 1999.

Competency

It is our primary mission to ensure the development of a competent appraisal for our client or
the intended user. Based upon the agreement to perform this appraisal assignment, the
appraisers concluded they possess both the knowledge and the experience required to
perform the specific appraisal service competently before accepting the assignment.

However, if facts or conditions are uncovered during the course of the assignment, which
brings to light the need for additional knowledge or experience, we will take all steps
necessary or appropriate to complete the assignment competently. This may be
accomplished in various ways including, but not limited to, personal study; association with
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an appraiser believed to have the necessary knowledge or experience; or retention of others
who possess the required knowledge or experience.

Pertinent regional experience includes:

(4) Erie Lackawanna Railway Company’s Marion Division between the City of
Lima in Allen County, Ohio, (Land Area 155.70-acres, or 12.96-miles) and the
Township of Willshire in Van Wert County, Ohio (Land Area 230.85 acres, or
16.74-miles). The corridor is owned by the Allen County and Van Wert County
Port Authorities with portions operated by R. J. Corman Railroad/Western
Ohio Line.

(B) Consolidated Rail Corporation's Freedom Secondary - Milepost 164.52
commencing west of Leavitt Road, Warren Township, Trumbull County, Ohio
and terminating at Milepost 182.82 just west of Peck Road in Ravenna
Township, Portage County, Ohio.

(C) CSX Transportation Surplus Parcels - Three (3) parcels containing a total of
8.8547 acres located at the southeast quadrant of Robbins Avenue and State
Street and the northeast quadrant of Robbins Avenue and Main Street in the
City of Niles, Trumbull County, Ohio.

(D) Consolidated Rail Corporation - Lisbon Branch located within Mahoning
County, Ohio Containing a net area, excluding crossings, of 86.89-acres, or
10.72-miles. Alternate non-railroad use by Board of Park Commissioners, Mill
Creek Metropolitan Park District: prospective value for the purpose of acquiring
same for non-railroad use. Purchase price negotiations and collateral financing.

Definition of Values
Net Liquidation Value is defined as follows:

"The net liquidation value, for their highest and best non-rail use purposes, of
the rail properties on the line to be subsidized which are used and required for
performance of the services requested by the person offering the subsidy. This
value shall be determined by computing the current appraised market value of
such properties for other than rail transportation purposes, less all costs of
dismantling and disposition of the improvements necessary to make the
remaining properties available for their highest and best use and complying
with applicable zoning, land use, and environmental regulations."

Interstate Commission regulations [49 C.F.R., Sec. 1152.34 (c)]

Market Value, as considered in this report, is defined as the most probable price which a
property should bring in a competitive and open market and under all conditions requisite to
a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming that
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:
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(1) Buyer and seller are typically motivated,;

) Both parties are well informed or well advised, and acting in what
they consider their best interests;

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

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

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

[Rules and Regulations, Federal Register, Vol. 55, No. 165, Page 34696.]
Real Property Interest and Property Rights Appraised

This appraisal was made to express an opinion of the market value of the fee simple estate in
the property appraised as if available for sale in the open market.

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.

We have not investigated the title to or any liabilities against the property appraised. No
investigation of legal title was made, and we render no opinion as to ownership of the
property or condition of the title. We assumed the following:

The title to the property is marketable.

Unless otherwise indicated in this report, the property is free and clear of
all liens, encumbrances, easements, and restrictions.

The property does not exist in violation of any applicable codes,
ordinances, statutes, or other government regulations.

The property is under responsible ownership and competent management
and is available for its highest and best use.

Easements, Restrictions, Encumbrances, Leases, Reservations, Covenants, Contracts,
Declarations, Special Assessments, Ordinances, or other items.

Limited consideration has been given to easements, licenses, restrictions, encumbrances,
leases, reservations, covenants, contracts, declarations, special assessments, ordinances, and
other items of a similar nature. I have determined that the appraisal process performed is not
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so limited that the resulting assignment would tend to mislead or confuse the client or
intended users of the report.

The details relating to such items is summarized as Exhibit B and is subject to a Protective
Order served October 12, 1999, governing the production of confidential documents in STB
Docket No. AB-556 (Sub-No. 2x) and STB Docket No. AB-555 (Sub-No. 2x).

Fractional Interest, Physical Segment, or Partial Holdings

Departure from Standard Rule 1-4 (e) was concluded as a result of no detailed consideration
being given to any fractional interest, physical segment, or partial holdings contribution pro-
rata to the value of the whole. No fractional interest, physical segment, or partial holdings
were noted, apart from those already mentioned. I have determined that the appraisal process
performed is not so limited that the resulting conclusion would tend to mislead or confuse the
client or intended users of the report.

Scope of the Appraisal

The scope of the appraisal included a physical inspection of the subject property, a review of
the comparable properties, and an analysis of regional and neighborhood trends. Market data
were verified by the buyer, seller, broker, deed, public record sources, title company, and/or
real estate agent wherever possible; and the accumulated data have been included within the

complete report.

I have considered all three traditional approaches to value. To develop the opinion of value, I
have performed a complete appraisal process as defined by the Uniform Standards of
Professional Appraisal Practice - Standard No. 1. However, departures related to Standard 1-
4(b), Standard 1-4(c), and Standard 1-4(d) were invoked. Based upon the type and degree of
limitations placed upon information made available, the reliability of the value conclusion
provided herein may be somewhat reduced.

No financial reports, operating budgets nor projections were provided by the owner or the
operating management. Historical operating budgets, nor financial statements were made

available.
The complete narrative report consists of:

A transmittal letter identifying the property appraised,
summarizing the full nature and extent of our investigation, and
conclusions reached.

A Self-Contained Appraisal Report, containing a description of the
property appraised, a complete presentation and discussion of the
valuation methods used, and the reconciled conclusions of Market
Value, as well as Net Liquidation Value as defined herein.
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And exhibits including a complete identifying legal description,
location maps, plat maps, and railroad valuation maps.

In arriving at my opinion of Market Value and Net Liquidation Value for the property
appraised, I considered the following factors:

Location, size, and utility of the land.
Highest and best use of the land.

Sales of vacant and/or improved parcels in the vicinity and general
area.

Sales of former and existing railroad properties in the vicinity,
general area, and surrounding regional market.

I did considered associated costs that would be incurred as a function of selling the property,
in whole or in part, over time, as well as the marketing-exposure period likely to be required
to sell the segments which comprise the entire property.

Estimate of Exposure Time

Together with the estimate of Market Value and Net Liquidation Value, I have forecast a
reasonable exposure period. Exposure period 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; it
is a retrospective estimate based upon an analysis of past events assuming a competitive and
open market.

Implicit in the analysis is; the "reasonable exposure time" reflects a period of time subsequent
to the effective date of value considered necessary to offer, negotiate and consummate a sale
transaction of the subject property at the current market value estimate and assumes values
remain relatively constant during the marketing period; the reasonableness of the exposure
time is predominantly determined by the number of potential purchasing entities (i.e.,
investor, speculator or owner-user) to which the subject property may appeal; and the
"reasonable time" for marketing is distinguished from any holding period related to the
feasibility of a proposed use. Exposure time is assumed to always precede the effective date
of the appraisal. It is important to remember, that a reasonable exposure period is a function
of price and time, not time alone.

Existing supply and demand conditions relating to land was analyzed from the perspective of
the informed seller and purchaser. The local Mahoning County and Columbiana County
markets and Beaver County, Pennsylvania market was considered on a regional basis, from
which to draw prospective purchasers such as - speculators, investors, and/or owner-users.
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I also considered several sales of similar type properties and their reported time on the
market. In general, the forecast exposure time of between one (1) to five (5) years was largely
based on information gathered through the sales verification process, interviews, and the
appraiser's familiarity with similar properties in the regional market.

The forecast of the time period is not intended to be a prediction of a date of sale or a
definitive statement. The estimate of exposure and marketing periods also assumes the
property to be offered for sale on a regional basis, by a broker or representative familiar with
the market for this type of property. This conclusion also presumes the value to remain
stable during the marketing period.

Environmental Issues

The appraisers have no specific knowledge of the existence of hazardous materials on the
property. An environmental assessment of the subject property exceeds the scope of our
engagement and this report. Any reference to environmental issues indicates an inexpert
opinion into the environmental matters affecting the property; such reference shall not be
construed as an opinion on specific issues concerning the subject property unless otherwise
noted in this report.

No consideration has been given to the impact of any environmental concerns which may or
may not be associated with the subject property, as the appraiser is not expertly qualified to
detect hazardous substances or to quantify the cost to cure such particulars.

The estimated value reported herein reflects the total value of the appraised properties, as if
unaffected by the existence of any hazardous or toxic substances, which may or may not be
present on the property, or other environmental conditions, including floodplain and/or
wetlands.
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SUMMARY OF PERTINENT FACTS AND CONCLUSIONS

Property Appraised

Property Type
Appraisal Date
Inspection Date
Interest Appraised

Appraisal Purpose

Appraisal Function

Inclusions

Exclusions

Contiguous and non-contiguous portions of the
former Youngstown & Southern Railway right-
of-way and Pittsburgh, Lisbon, and Western
Railroad and located within Mahoning and
Columbiana County, Ohio and Beaver County,
Pennsylvania.

Fee-owned land parcels with no rail assets.
November 1, 1999.

September and November, 1999.
Unencumbered fee-simple.

To express an opinion of the Net Liquidation
Value, assuming a fee interest in the real estate
for its highest and best use, exclusive of all rail
improvements.

The function of this report is to determine Net
Liquidation Value, as it specifically relates to a
prospective purchase offer and possible
acquisition by the Columbiana County Port
Authority..

Designated real estate, consisting of land only.

All other assets including all rail assets and any
other personal property, supplies, materials on
hand, and any current or intangible assets that
may exist were also exciuded.

-10 -
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NET LIQUIDATION VALUE

The concluded Net Liquidation Value of $450,000 is allocated below by county, and

summarized in detail on the following three (3) pages.

MAHONING COUNTY, OHIO
Land Area 82.00 Acres (14.44 Miles)

COLUMBIANA COUNTY, OHIO
Land Area 153.02 Acres (14.36 Miles)

BEAVER COUNTY, PENNSYLVANIA
Land Area 68.79 Acres (9.24 Miles)

TOTAL
Rounded to

-11-

1l

$335,000

$100,000

$20,000

$455,000
$450.000
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REGIONAL DESCRIPTION

The Youngstown-Warren Metropolitan Area (MSA) is comprised of Columbiana, Trumbull
and Mahoning Counties and situated in the northeastern portion of the State of Ohio. The
region is bounded on the north by Lake Erie and Ashtabula County; on the west by Geauga,
Portage and Stark Counties; on the south by the Ohio River; and on the east by Mercer and
Lawrence Counties within Western Pennsylvania.

The area is approximately 75-miles southeast of Cleveland, Ohio; 70-miles northwest of
Pittsburgh, Pennsylvania; 425-miles from New York, New York; and 400-miles from
Chicago, Illinois. A regional and area map are provided on the preceding pages.

Since 1892, basic steel has played an important role in the region's economy and growth. It
has been the catalyst for the development of allied industries, both suppliers and users of
steel products. The region still plays an important role in the industry's overall production
capacity.

Manufacturing diversity has been increasing throughout the three counties, albeit very
slowly. Since the late 1970's when the regional economy was devastated by numerous plant
closings from which it has still not fully nor completely recovered. Decreasing steel
production and the closing of mills, as the area's major employers, had a significant impact on
the area's employment and population. Moreover, it also adversely impacted many local
communities by reducing their tax revenues while producing a rippling effect within many of
the area's steel support industries which had depended on the major mills for business. For
example, according to the Ohio Bureau of Employment Services, some 20,700 jobs in the
primary metals industry in the Mahoning and Trumbull Counties area have been lost since
1976. Of those jobs lost, an estimated, 19,400 were eliminated in the blast furnace and steel
operations.

Since the late 70's and early 1980's a variety of efforts have been undertaken to establish new
manufacturing and distribution facilities throughout the metropolitan area. At the present
time, the steel industry and automobile assembly still remain their position as the area's major
employers.

Although it appears certain the major steel mills will never regain their previous prominence
as the major employer in the area, smaller more diversified and fragmented industries,
including health-care, services, distribution and transportation, are increasingly filling the
employment void produced by the demise of steel production and the major plant closings of
the 1970s.
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Population

The MSA, with a total population estimated at 492,619, consists of 60 local units of
government. Each county and its local units are listed as follows:

MAHONING TRUMBULL COLUMBIANA
COUNTY COUNTY COUNTY
5 Cities 6 Cities 4 Cities
6 Villages 5 Villages 9 Villages
14 Townships 24 Townships 18 Townships

Youngstown is the largest city in Mahoning County and Warren is the largest city in
Trumbull County. The Youngstown-Warren Metropolitan area ranked 96th nationally in
Total Households at 277,500, out of 211 SMA's ranked, according to Sales and Marketing
Management 1996 Survey of Buying Power.

 According to the most recent statistics, complied by the bureau of the census for 1990, the

current population of Youngstown is estimated at 95,706 with Mahoning County containing
264,806. Youngstown, therefore, represents about 36% of the total population for all of
Mahoning county. Trumbull County's population is estimated at 227,813 with Warren
representing 50,793 or about 22% of that total. Columbiana County's current 1990
population is estimated at 108,276 with Salem representing 26,683 or about 25% of that
total.

The distribution of population among the cities, villages and townships suggests that the
larger urban centers of population such as Youngstown, Warren and communities within
Columbiana County are losing population. However, some of the smaller suburban
communities, especially those villages and townships surrounding the major cities, are
experiencing a lesser rate of out-migration with only a few actually experiencing growth.

A graphical representation of the underlying trends for the two major cities and Mahoning
County and Trumbull County follows.
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MSA Population Trend Comparison (1970 to 1990)
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Out-migration at approximately -7.29% for the metropolitan area between 1980 to 1990, is
substantially higher than the rate from the period between 1970 to 1980 (-1%), therefore
regional out-migration remains an important social factor for the region.

Implications of the recent and continuing out-migration include loss of more highly educated
and highly skilled workers due to the lack of sufficient employment opportunities. Out-
migration could also impact upon the available pool of skilled workers to support economic
development in the future. Population growth in Columbiana, Trumbull and Mahoning
Counties has lagged, or at best kept pace with the State, and the U.S. The area's economy
could be adversely impacted to some degree in the longer term.

Current projections indicate that the area will continue to lose population over the next three
to five years, but at a slower rate than that experienced in the past decade. Population
changes in the area would have little immediate impact on the majority of major industries
remaining, as long as an adequate labor force remains available. The majority of the major
industries, including primary and fabricated metals, and automobile assembly, serve markets
which are largely outside the immediate area. Industries which now account for much of the
area's economic base such as; specialty steel; automobile assembly and parts; and
warehousing and distribution can adequately thrive without an increasing local population
base if economic conditions remain at least stable.
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Population Forecasts

Population projections developed by the Office of Strategic Research, Ohio Department of
Development are presented below for each of the relevant counties from 1990 to 2015 within
the metropolitan area in contrast to the State of Ohio.

YOUNGSTOWN-WARREN METROPOLITAN AREA (MSA)
POPULATION PROJECTIONS (1990-2000)

PROIJ. YR. ASHTABULA |TRUMBULL CO./ MAHONING | COLUMBIANA STATE OF
CO. Co. CO. OHIO
1990 99.800 227,800 264,800 108,300 10.847.100
1995 102,400 231,000 267.900 109.900 11.045,000
2000 104,000 231,400 268,000 110,300 11.188.300
% Change Yr. 0.41% 0.16% 0.12% 0.18% 0.31%

Recent data indicates Mahoning County's 1994 population of 263,884 decreased by an
additional 0.3% since 1990. The fastest growing part of the County between 1990 and 1994
was Canfield Township with a 16.5% increase, followed by Washingtonville Village (portion)
with a 15.3% increase. Youngstown City, the largest municipality (est. 91,750), had a 4.1%
decrease.

Trumbull County's 1994 population estimated at about 228,829 increased by 0.4% since
1990. The fastest growing part of Trumbull County (between 1990 and 1994) was West
Farmington Village, with a 15.3% increase, followed by Mesopotamia Township with a
12.8% increase. Both are rural communities. Warren City, the largest municipality (est.
50,343), had a 0.9% decrease.

Columbiana County's 1994 population estimated at about 111,408 increased by 2.9% since
1990. The fastest growing part of Columbiana County (between 1990 and 1994) was Rogers
Village, with an estimated 15% increase, followed by Middleton Township (outside Rogers
Village) with a 9.3% increase. East Liverpool City is the second largest municipality (est.
26,013), had a estimated 4% increase in population.

Historical Employment - Mahoning County

Total employment (132,275) increased by 16,636 between 1984 and 1994. The county's
1984-94 fourteen percent jobs increase is contrasted to Ohio's 19% and the Nation's 20%
increase. The county's 1989-94 jobs increased by only 3% while Ohio's employment
increased by 6% and the Nation's increased by 6%.
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The largest sector of the economy remains the Service-Producing Sector, with about 92,520
jobs, as of 1994 and 176,000 jobs in the larger Youngstown-Warren MSA, as of November
1996. There were about 16,623 (22%) jobs generated between 1984 and 1994, while there
was a 30% increase for Ohio, overall and 30% for the United States.

The Service-Producing Sector's percentage of total County jobs was estimated at 66% in
1984, increasing to 70% in 1994. The State of Ohio was at 57% in 1984 and 62% in 1994 was
about equal the Nation's estimated percentage of 58% in 1984 and 63% in 1994.

Historical Employment - Trumbull County

For Trumbull County, total employment (114,401) increased by 11,406 between 1984 and
1994. The county's 11% jobs increase (1984-94) is contrasted to Ohio's 19% increase and the
Nation's 20% increase, during the same period. Trumbull County employment increased by
4% (1984-94) while Ohio's employment increased by 6% and the Nation's increased by 6%.

Again, the largest sector of the County's economy is the Service-Producing Sector, with
approximately 61,378 jobs as of 1994. There were 12,987 (27%) jobs generated between
1984 and 1994 in this sector alone. There was a 30% increase for the State of Ohio and an
estimated 30% increase for the United States, during the same period.

The Service-Producing Sector's percent of total county jobs was 47% in 1984 and 54% in
1994, The State of Ohio was at 57% in 1984 and 62% in 1994 was about equal the Nation's
estimated percentage of 58% in 1984 and 63% in 1994.

Historical Employment - Columbiana County

For Columbiana County, total employment (44,310) increased by 7,298 between 1984 and
1994. The county's 20% jobs increase (1984-94) is contrasted to Ohio's 19% increase and the
Nation's 20% increase, during the same period. Columbiana County employment increased
by 9% (1984-94) while Ohio's employment increased by 6% and the Nation's increased by
6%.

The largest sector of the County's economy is the Service-Producing Sector, with
approximately 25,596 jobs as of 1994. There were 5,684 (29%) jobs generated between 1984
and 1994 in this sector alone. The sector's percent of total county jobs increased from 54% to
58% in 1994. For the State of Ohio the sector's was at 57% in 1984 and 62% in 1994, about
equal the Nation's estimated percentage of 58% in 1984 and 63% in 1994.

During the past two decades, decreasing manufacturing employment has generally resulted in
an over-supply of skilled and semi-skilled workers. Early on the steel-mill shutdowns, many
steel-workers either retired or left the area.

Highly skilled workers such as engineers and tool and die makers are also often in short
supply due to the lack of a vibrant local economy for their services. Unskilled workers are
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generally in over-supply, despite to the proliferation of low-wage, unskilled and non-
manufacturing employment opportunities. In conclusion, the available labor force of the
Youngstown-Warren area has generally met the needs of local industry, as best as can be
presently determined.

A table detailing the changes in Non-Agricultural Wage and Salary Employment by Industry
from 1980 to 1990, and comparison with current August, 1997 results follows:

NON-AGRICULTURAL WAGE AND SALARY
EMPLOYMENT BY INDUSTRY SECTOR (1980 TO AUGUST, 1997)

1980 1990 1980-1990 AsOf  1990-1997
’ % Change Aug-97 % Change
[Total Employment 203,100 197,700 -2.66% 274,500 38.85%
oods Producing 78,000 56,700 -27.31% 70,700  24.69%
onstruction 6,600 8,300 25.76% 10,800 30.12%
Manufacturing 70,800 48,200 -31.92% 59,400 23.24%
Durable Goods 65,000 42,700 -34.31% 51,400 20.37%
Primary Metals Ind 30,500 18,300 -40.00% 19,800 8.20%
Fabricated Metal Prod 9,200 7,100 -22.83% 10,100 42.25%
[nd Mach & Equipment 6,500 4,300 -33.85% 6,200 44.19%
ransportation Equip 11,200 8,200 -26.79% 8,100 -1.22%
on-Durable Goods 5,800 5,300 -8.62% 8,000 50.94%
Service Producing 125,100 141,000 12.71% 171,400 21.56%
[Trans & Utilities ) 9,600 7,300 -23.96% 10,200 39.73%
(Wholesale Trade 7,900 11,200 41.77% 11,200 0.00%
Retail Trade 36,900 42,200 14.36% 51,600 22.27%
Finance, Insurance & R.E. 7,100 8,400 18.31% 9,400 11.90%
Services 37,900 47,600 25.59% 61,400 28.99%
Health Services N/A 21,400 N/A 24,700  15.42%
overnment 25,800 24,200 -6.20% 27,600 14.05%
overnment (State) 4,800 4,200 -12.50% 4,400 4.76%
overnment (Local) 20,200 17,800 -11.88% 20,900 17.42%

Due to a historical reliance on manufacturing employment the Youngstown-Warren
metropolitan area has been significantly affected by the decline in manufacturing
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employment. In addition, public revenues in the form of taxes, sales taxes, payroll taxes and
property taxes have largely been declining.

Both Warren and Youngstown have been generally classified as U.S. Department of Labor
"Labor Surplus Areas." Historical unemployment statistics for the Youngstown-Warren
metropolitan area, State of Ohio, and the United States follows:

UNEMPLOYMENT RATES
YOUNGSTOWN-WARREN MSA

YEAR Us OHIO MSA
1980 7.10% 8.40% 11.90%
1985 7.20% 8.90% 11.30%
1990 5.50% 5.70% 7.20%
1995 5.60% 4.80% 6.30%
1996 5.40% 4.90% 6.40%
1997 4.57% 4.95% 5.80%
1998 4.50% 4.30% 5.90%

July 1999 4.30% 4.50% 6.20%

Unemployment rates for the metropolitan area have remained relatively stable (annual basis)
in 1990 and 1991 at 6.8% and 7.1%, respectively. The unemployment rate for the area
dropped from 7.4% in 1988 to 6.7% in 1989. The unemployment rate for the area, however,
peaked in 1992 at 9.4%; and declined somewhat to 8.4% for 1993. It fell further to 7.8% in
1994 and declined in 1995 to 6.3%.

According to OBES, the July 1999 unemployment rate for Mahoning County was 5.7%
down from 10.3% in July 1998, and up from 5.4% in June 1999. As of July 1999, the City of
Youngstown is presently reported at 10.1%, down from 17.5% in July 1998 and up from
9.5% the month earlier.

The unemployment rate for Trumbull County was 7.0% in July 1999 up from 5.2% in June,
and down from 11.9% in July 1998. The City of Warren was last reported at about 7.5%.

The unemployment rate for Columbiana County is presently at 5.5% in July 1999, down
from 6.7% in July 1998. It is also down from 6.2% in June of this year.

No local data were available for any of the major municipalities within the county.
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COMPARATIVE UNEMPLOYMENT TREND
YOUNGSTOWN-WARREN METROPOLITAN AREA

ANNUAL UNEMPLOYMENT RATE COMPARISON (1984 to 1997)
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Major firms which are, or once were headquartered in the Youngstown-Warren area include:
The Edward J. DeBartolo Corp. (Merger with Simon Properties of Indianapolis, Indiana);
Phar-Mor, Inc.; American Waste Services; The Cafaro Company, Commercial Intertech, Inc.;
and RMI Titanium Corporation.

In summary, due to the trend exhibited by regional unemployment rates and the slow
expansion of the employment opportunities, the Youngstown-Warren area has an adequate
labor force available locally to support future expansion of the existing plants or
accommodate new industries in the area. An adequate supply of unskilled, semi-skilled and
skilled workers appear to be readily available to existing, as well as future employers.

Historically, the labor-management climate in the region was generally considered unfavorable
for many years due to the strength and contentious character of the unionized labor force. It
generally was characterized by the lack of a cooperative attitude between labor and
management in solving their on-going local problems.

In the last several years, however, an attitude of cooperation and communication has brought
about mutually beneficial contracts for many of the existing industries and has contributed to
economic development efforts initiated by local and regional authorities, both public and
private. The changes in labor and management relations combined with economic
development programs and incentives offered have served to enhance the overall image of the
region.
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Transportation and Infrastructure

The Youngstown-Warren Metropolitan area, locally known as the Mahoning Valley, is
ideally situated in the northeastern region of Ohio. The region is bounded on the north by
Lake Erie; on the west by Geauga, Portage and Stark Counties; on the south by the Ohio
River; and on the east by Mercer and Lawrence Counties in Western Pennsylvania. The
Mahoning Valley is approximately 75-miles southeast of Cleveland, Ohio and 70-miles
northwest of Pittsburgh, Pennsylvania.

The urban two-county area encompassing Mahoning County and Trumbull County covers
approximately 1,061 square miles and is generally rectangular in shape averaging
approximately 30 miles in width (east to west) and about 45 miles in length (north to south).
The area accounts for 2.5 percent of the total land area in the State of Ohio. Trumbull County
encompasses 636 square miles or 407,040 acres; the highest point of elevation is 1,284 feet
above sea level. Mahoning County is the smaller, representing 425 square miles or 272,000
acres; its highest elevation is 1,314 feet above sea level.

Northeastern Ohio has historically been a major link between national markets located in the
east, west and south. Mahoning and Trumbull Counties are served by an efficient network of
state and interstate highways; including the Ohio Turnpike; Interstate 1-76; Interstate 1-77;
Interstate I-71; and Interstate I-80 South. All of which converge around the Akron-Cleveland
area. Interstate's 1-79, 1-70, and I-77 enclose the region from the east, south and west
respectively.

The Ohio-Pennsylvania Turnpike, Interstate's I-80 and I-76, connect the metropolitan area
with Pittsburgh and Philadelphia, as well as with the Washington and Baltimore areas. With
connections to Interstate I-90 through Cleveland, the Mahoning Valley is connected to the
Boston and New York areas through Buffalo, Syracuse and Albany.

Interstate 1-680, Youngstown's outerbelt, provides an important link to Interstate 1-76 and
the Ohio Turnpike, as well as the Pennsylvania Turnpike. The Ohio Turnpike connects the
area with Chicago and from there to major cities within the Midwest and on the pacific coast.
Due to the proximity of Interstate I-71 to the southwest, the area has direct access to
Columbus and Cincinnati and markets further south.

State Route 11, the Lake Erie to Ohio River Highway, and State Routes 5 and 82 provide an
important link between Mahoning and Trumbull Counties. State Route 11 is the only north-
south limited access highway which provides connections to many of the interstate routes
mentioned above. State Routes 422 and 46, though not limited access highways, also provide
direct links between the two urban counties.

The Western Reserve Transit Authority (WRTA) is the principal mass transportation carrier
in Mahoning County and primarily services Youngstown. At the present time Trumbull
County has no public transportation service. Greyhound services both Trumbull and

-23-




Real Estate Appraisal Associates
Valuation and Consulting

Mahoning Counties. Mass transportation is weak in the Youngstown-Warren metropolitan
area, however, there is no evidence that an increase in service would substantially benefit the
area economy.

Air transportation is provided to the area by Youngstown Municipal Airport located in the
southern portion of Trumbull County 15-miles north of Youngstown, Cleveland Hopkins
International 75-miles north, and Greater Pittsburgh Airport, 70-miles southeast.
Youngstown Municipal Airport is city-owned with a recent trend to regionalization and
ownership via a metropolitan authority; it serves a regional area with direct commuter flights
to Detroit and Pittsburgh.

Columbiana, Mahoning and Trumbull Counties are largely served by Conrail, including the
Penn Central and Erie Lackawanna routes. Rail service is also available via the Chessie
System, and the Pittsburgh & Lake Erie. A local rail line, known as the Y & A, services a
portion of Mahoning County's industrial areas, largely located in Youngstown and
Austintown

The major urban centers of both Mahoning and Trumbull Counties are located along the
banks of the Mahoning River, whereby water resources still play a major role in the
Mahoning Valley's economy. The area contains an adequate system of reservoirs constructed
for the purposes of flood control, low flow augmentation, water supply and recreation.

The basic transportation infrastructure is more than adequate to serve the existing residential,
commercial and industrial base of the area, as well as meet the anticipated economic
development demands.

General Profile

Public utility services are adequate to support the present population and accommodate
additional growth. Electric power is supplied by Ohio Edison Electric Company, and East
Ohio Gas Company provides natural gas. All three counties have adequate water supplies for
domestic and non-domestic activities, however, some portions of each of the counties need
improved distribution systems.

All three counties have adequate water supplies for domestic and non-domestic activities,
however, some portions of each of the counties need improved distribution systems. The
most important watershed in Columbiana County is the Little Beaver Creek watershed,
which includes 2/3rd of the land area of the county.

All communities with a population over 1,000 are reported to have wastewater treatment
plants. Sewage treatment is also largely provided by the major municipalities including the
City of Warren, City of Salem, Columbiana, Mahoning Valley Sanitary District, Campbell,
Shenango Water Company and Ohio Water Service Company. Sewerage treatment facilities
currently serve nine of the county's cities and larger villages including Columbiana.
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Educational opportunities in the area are generally good with an adequate number of primary
and secondary schools. There are also a number of post high school privately-sponsored
technical schools providing training in health related fields, drafting and data processing
technologies. Higher educational opportunities available in the area include Youngstown State
University (enroll. 12,000), and Kent State University-Trumbull Branch (enroll. 1,600) and
Kent State University-East Liverpool Branch .

The State Universities are essentially urban commuter colleges and provide a good recruiting
market for employers seeking to fill professional and technical positions. It is estimated that
college graduates makeup 14.0% (State of Ohio 17%) of those over 25 years of age in
Mahoning County. College graduates account for only 11.4% of those over 25 years of age
within Trumbull County. In Columbiana County college graduates makeup only about 8.5%
of those over 25 years of age, according to the latest census.

In summary, review of the Youngstown-Warren metropolitan area indicates it to be a stable
community, adversely impacted by historic declines in heavy manufacturing employment.
However, the area appears to have begun a deliberate shift its economic base away from the
such employment. The area appears to have many of the prerequisites necessary for a return
to a more positive economic climate in the future.
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REAL ESTATE MARKETS

Historically, the Mahoning Valley has mirrored the Nation's slowdown as a result of the
recent economic recessions in the 1980s and early 1990s. The most recent recession, with its
slow-growth economy, had forced many businesses to forego new investment or expansions.
The lack of improved consumer confidence, coupled with varying rates of local
unemployment, and the continuing reliance on manufacturing and automobile related
industries have, in the short-run, reduced expectations for any significant growth in the area
economy.

Central Business Districts

Both Warren and Youngstown have, .over the last decade worked to revitalize their central
business districts, largely through Urban Development Action Grants and public-private
partnership arrangements and revolving loan funds. Despite revitalization, growth within the
central business districts of both Warren and Youngstown has been slow.

Major Youngstown City projects include the Erie Terminal Building, the Strouss building's
conversion into the Phar-Mor Centre, a parking complex developed by H. L. Libby
Corporation; and the renovation of the former B & O ftrain station into a restaurant.
Additional Youngstown City projects include new prisons located in the community and the
addition of a Federal Courthouse at the west end of the central business district in the city.

Major Warren City projects, largely sponsored by Warren Redevelopment and Planning
Corporation include; the renovation of the Park Hotel; renovation of the former Robbins
Theater complex and similar older central business district retail and office buildings
surrounding the county courthouse in the heart of the city. A new multi-level parking deck
was recently completed within the West Market Street corridor across from the County's
Courthouse Square.

Industrial, Warehouse and Distribution

A majority of the region's industrial and warehouse development has taken place in the
municipal-owned (est. 1989) 102-acre Salt Springs Road Industrial Park located on
Youngstown's west side. The major developments have included a Toys-R-Us 425,000
square foot distribution center/warehouse. In 1990 Brentwood Original's, Inc., a decorator
pillow maker, built and began production in a new facility, while Federal Express, Inc., and
Lyons Medical Supply Co. constructed new facilities in the park also. However, in 1996 the
Nannicola Wholesale of Warren purchased the 62,000-square foot Lyons Medical Supply Co.

More recently, Ohio Bell has consolidated its regional operations into a center located within
the park in a new modem office complex. Portage Transformer and NS Metals completed
their two new free-standing light-industrial facilities within the past five years.
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The largest recent manufacturing project was a $14 million machinery and equipment
expansion at Exal Corporation in Youngstown's Performance Park, located off Poland Avenue
in the city. Also at Youngstown's Performance Park, Cantar Polyair is completing its new
manufacturing facility.

Cleveland-based Things Remembered recent completed a $11.5 million, 210,000 square foot
national distribution center in Jackson Township, creating a reported 150 new jobs. The 238-
acre industrial park known as Youngstown Commerce Park now has about 13 tenants. The
Erwin Geis Corporation is jointly developing the park.

Warren's development is largely concentrated in the central business district and south of the
downtown in an area developed through Urban Renewal efforts of the late 70's and early 80's.
Recent development has taken place along North River Road and Perkins Jones Road at the
City's northern and eastern borders. Development included Packard Electric's distribution
center, the Current manufacturing facility, both in Warren's Commerce Park neighborhood.
The industrial park is known as the Commerce Park and encompasses about 100-acre in total,
with only a portion yet developed.

Recently, an 80-acre industrial park was completed called the Northwest Business Park
located along the south side of Parkman Road (U.S. 422) within the west side of the city of
Warren. Wetzel Company, a vendor to Delphi Packard Electric purchased a site and built a
new free-standing light-industrial facility. This investment reported preserved 85 jobs for the
firm and is expected to add another 40 over time.

A regional K-Mart distribution center is located northeast of Commerce Park, at Larchmont
Avenue and the State Route 5/82 by-pass near Delphi-Packard Electric. All these
developments have occurred within what is known locally as the "golden triangle" - due to the
multi-jurisdictional boundaries which converge in the neighborhood - Howland, Warren,
Warren Township and Bazetta. General Motor's Delphi Packard Electric plant is situated at
the northeast corner of North River Road and Larchmont Avenue.

Additional light-industrial development has also taken place west of the regional airport along
Ridge Road in Vienna. In addition, a Delphi Packard Electric satellite plant and the LSI
industrial facility are both located in the same neighborhood, each taking advantage of the
close proximity to the regional airport located off Warren-Sharon Road.

For Columbiana County the largest and most expensive construction projects has been the
two penal institutions; a $100 million federal prison in Elkrun Township and a new $13

million county jail.

The development of the 100-acre industrial park in Leetonia, owned by the County Port
Authority, has been one of the more recent development projects. Mitsubishi Heavy
Industries of America planned to relocate there from another existing Leetonia plant.
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Other industrial parks, comprised largely of light-industrial manufacturing and distribution
plants, are located in Columbiana and Salem. Salem Industrial Park recently added four new
businesses and has less than a half-dozen sites left. These existing parks are swiftly
approaching their potential in terms of occupancy, based upon land area. Salem Industrial
Park is looking to add another 30 to 40 acres to the existing park.

Retail and Commercial

Both Youngstown and Warren are well served by a large number of retail centers including;
the Eastwood Mall-Niles, Southern Park Mall-Boardman, Boardman Plaza-Boardman,
Liberty Plaza-Liberty, Austintown Plaza-Austintown, Great East Plaza-Niles, Trumbull
Plaza-Warren, Gretchen Village Plaza-Warren, and Ridgeview Plaza-Warren.

The most recent retail developments in Mahoning County are located at U.S. Route 224 in
Boardman. A partnership originally formed by two major local interests, Handel and Monus
(former head of Phar-Mor), have successfully developed about 44 acres situated on the south -
side of U.S. 224 (Canfield-Poland Road) into what is now known as Shops at Boardman
Park. The purchase was completed in November of 1990 and development was completed in
about 1996.

Wal-Mart, Home Depot and Lowe's all built new facilities in Boardman Township over the
past two years. The Wal-Mart and Lowe's are located at South Avenue and Doral Court in
eastern Boardman Township, while the Home Depot is located on Southern Boulevard near
Simon-DeBartolo's Southern Park Mall.

In 1993 Wal-Mart store was developed along the south side of Mahoning Avenue at Wilcox
Road. The adjoining Sears Outlet Store was recently finished in 1996. This is located across
from the Austintown Plaza and forthcoming multi-plex theater complex presently under
development by Gulch, Ltd., in the western portion of Austintown Township.

The most recent retail development in Trumbull County is largely concentrated along U.S.
Route 422 (Youngstown-Warren Road) in Niles. The Cafaro Company has developed
additional acreage on the south side of U.S. 422 across from its existing Eastwood Mall. This
center is anchored by a Finast - a Cleveland based grocery chain and Wilson's Audio &
Appliance. Other developments surrounding the new grocer include a Shoney's, Western
Auto and an Olive Garden Restaurant.

Further retail development has taken place along the State Route 46 corridor just east of the
Eastwood Mall. This development, largely as function of the widening of SR 46 from two to
five lanes, includes a Super K-Mart, a Kohl's Department Store, a Boston Market Outlet,
along with a Lowe's Store and a Home Depot. Plans for the neighborhood also reportedly
include the development of a new Holiday Inn Express Hotel and Fairfield Inn.
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Additional Trumbull County developments also include a Wal-Mart and D.I.Y in 1994 which
are located on Elm Road northeast of Warren at the State Route 5/82 by-pass. Growth
appears to be concentrated in the suburban communities which surround the urban centers.
Consequently commercial development, particularly retail, appears to be following the same
pattern with growth of retail centers taking place in the suburban communities which
surround the urban centers. Prime examples include the continuing retail expansion
surrounding the Eastwood Mall in Niles and the recent retail developments around the
Southern Park Mall and Shops at Boardman Park in Boardman.

Wal-Mart has been seeking to develop a store in Salem but has run into local opposition due
to the unusual requests for inducements which were made by the developer. The store would
be sited on East State Street, near the Salem City Limits. Moreover, a Mark's retail variety
store was opened in the old Fisher's Big Wheel outlet space located across from the Ames
Plaza in west Salem.

As a result of this growth and expansion in the suburbs the urban centers, especially older
centers, must compete more aggressively to entice, as well as retain, tenants. Most retail
operations want to move to or locate within the more active suburban retail centers in the
outlying communities. The highly competitive environment for older retail centers has
typically resulted in more favorable terms and rent concessions being offered to new tenants
and reductions in rental charges to existing tenants in an effort to retain them.

Residential Development

The decade of the 1980's was a rocky one for the area. The Mahoning Valley was still reeling
from the recession of the late 70's and the economic recovery for most of the country eluded
the area for the most part until the mid to late 80's.

However, the area's economy began to rebound by 1985 and finally, in 1989 housing
construction reached its peak for the decade. In fact, according to the Home Builders
Association, the areas benefiting most from the increase in new homes are Boardman, Poland
and Canfield Townships in Mahoning County and Champion, Cortland, Howland and Niles
in Trumbull County. Condominium construction is also on the increase, with the most
popular area's being Boardman and Canfield in Mahoning County and Cortland and Howland

in Trumbull County.

The growth of residential construction, both single-family and condominium, and its pattern
indicate an expansion outside the urban centers such as Warren and Youngstown. As of 1994,
the median home value for Mahoning County was reported at $47,900, statewide the median
value was $63,500. Trumbull County's median home value was estimated at $53,300.

The 1990 Census found that there were 92,892 year-round housing units in the regional
market and of these, 86,056, or 92.64% were occupied. There was a modest continuation of
growth, but at a slower pace than in recent decades. There were 23,157 renter occupied units
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which represents about 25.6% of total occupied units. Owner-occupied housing units totaled
62,899, or 69.5% of total occupied housing units. The suburbs adjacent to Warren have home
ownership rates ranging from an average of 67% to a high of about 90% by contrast with
Warren at about 55%.

Between 1980-1989, the number of new housing units constructed in the Youngstown-
Warren metropolitan area averaged 831 per year. During the 1970's, the Youngstown-Warren
SMSA averaged 3,625 new units constructed annually. While the number of new units added
fell during the 1980's, the number of demolitions continued at a steady pace. Warren
reportedly removed 139 units and Niles 48 units between 1980 and 1984.

Overall, about 0.20 percent of the total housing stock in the SMA was removed between
1980 and 1984. Warren's removal rate was about 0.60 percent. Removals during 1985 and
1989 increased dramatically in the City of Youngstown. However, Warren's removal of about
185 did not compare to the 1,777 demolished in Youngstown. Youngstown's demolition rate
was 3% during the period while Warren's was approaching 1% at 0.80 percent in terms of the
entire MSA totals.

According to the Youngstown State University study and cited references to a Housing
Demand Analysis prepared by Danter and Company, Inc., in 1989, the MSA has experienced
a deficit in housing starts since 1980 and is likely to continue to do so. One reason is that the
number of households in the MSA was still growing despite a population loss.

Another reason is that a percentage of population can be expected to "move up" annually and
the availability of "move-up" dwellings within the urban centers is nearly non-existent. It
appears that new construction has failed to keep up with household growth and move up
demand. However, construction of new housing units at the top of the price scale in the
suburbs appear to be accelerating the filtering process, creating abandonment problems for
marginal urban neighborhoods and the cities.

The recent pattern of increased suburban development is expected to continue, coupled with
increasing demand for single-family, upper income, move-up housing, according to bankers,
planners, and real estate agents surveyed as part of the Youngstown State University study,
particularly in light of the trends relating to lower mortgage interest rates.
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THE PROPERTY APPRAISED

Summary

The real estate encompasses approximately 14.44-miles situated within Mahoning County,
14.36 miles situated within Columbiana County, and 9.24-miles situated within Beaver
County, inclusive of the Cannelton Branch.

The entire assemblage of land parcels under consideration contains a total of 303.81-acres. Of
the total 303.81-acres, approximately 82.00-acres are situated within Mahoning County,
153.02-acres are situated within Columbiana County, and 68.79-acres are within Beaver

County.

All estimates of land area and parcel locations were developed from Right of Way and Track
Maps of the Youngstown and Southern Railway Company (September 30, 1958) and Right
of Way and Track Maps of the Pittsburgh, Lisbon & Western R.R. (November 29, 1919).

Of particular note in my review of the recorded documents was the fact that the Columbiana
County deed of reference provided by Railroad Ventures, as well as the document obtained
from the Columbiana County Recorder’s Office, (Volume 562 Page 546-568) does not include
a conveyance of, or legal description of rights for what is known as Parcel V1/Ohio/S located
between 405+51.7 and 479+57.7 in Elk Run Township. This segment appears to represent
approximately 2.57 miles between Signal and Rogers in Columbiana County. The segment has
an average 60-foot width and totals to approximately 18.75-acres.

For purposes of the valuation analysis, the real estate was classified into forty-seven (47)
Economic Parcels, which were developed largely as a function of natural or neighborhood
boundaries, streets and roads and/or municipal jurisdictions.

The land areas and lineal-foot mileage estimates are provided on the following five (5) pages.

Zoning maps were reviewed to confirm adjoining land uses and neighboring land use patterns.
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ALLOCATION OF LAND AREAS

MAHONING COUNTY
CITY OF YOUNGSTOWN

Economic Parcel No. SQFT AC Mi
Y-l 12,632 029 000
Reference Pascel W1 (V5/1) NA
Non-contiguous Terminus-Jones St
Y-2 47,785 110 000
Reference Parcel #2 (V5/1) NA
Non-contiguous Terminus-Jones St
to North of Arbukle Street
Y-3 230,868 530 086
Reference Pascel #3 (V$/1)
Poland Ave 1o South Avenue
Y4 48,352 i 000
Reference Parcel # 1,2 & 3 (V5/1a) NA
Wilhiamson to Fountain Sueet
Non-contiguous Parcels Combined
Y-S 333,670 766 tn
Reference Parcel #1 (V5/2)
South Avenue 1o Indianola Avenue
Y-6 337,590 775 134
Reference Parcel #2 (VS5/2, 3, 4)
Indianola Ave to Boardman Twp/
City of Youngstown Line
CITY OF YOUNGSTOWN 1,010,897 2.2 3
TOTAL TOTAL TOTAL
MAHONING COUNTY
BOARDMAN TOWNSHIP
Ecol ic Parcel No. SQFT AC Ml
BO-1 228,254 524 .00
Reference Parcel #1 (V5/4, 5, 6) Allocated Allocated
Reference Pascel 42 (V5/2, 3, 4)
Youngsiown Border to Mathews Rd
BO-2 250,034 574 1.03
Parcel #1 (V5/4, 5, 6) Allocaied Allocated
Mathews Road to N/S U.S. 224
(ak.a Boardman-Canfield Rd)
803 215.666 495 1oz
Paccel ¥1 (V5/6-11) Aliocated Allucaied
S/S U.S. 224 (Boardman-Canfield Rd)
10 Approx_ Scotland Avenue
(Boardman Township)
BO-4 345,866 794 1.49
Parcel #1 (VS/6-11) Allocated Allocaied
Scouand Avenue to
Westemn Reserve Road
BO-S 89,821 206 000
Pascel #1 (V5/8) N/A
Turn-out at Spirex
Southern Blvd a1 Envelope Drive
BOARDMAN TOWNSHIP 1,129,641 25.93 4.8
TOTAL TOTAL TOTAL
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Area Summary

ALLOCATION OF LAND AREAS

MAHONING COUNTY

BEAVER TOWNSHIP/ NORTH LIMA

Economic Parcel No. SQFT AC ML
BE-1 213,816 19 101
Parcel #1 (V5/6-11) Aliocuted Allocuted
Westen Reserve Road 10
North Benton-Calis Road
BE-2 333,234 765 150
Parcel #) (V5/6-11) Allocated Allocated
North Benton-Calls Road to
Youngsiown Lisbon Road (SR 164)
BE-3 75,880 174 036
Parcel #1 (V5/6-11) N Allocared Allocared
Youngstown Lisbon Road (SR 164)
to N/S of Water Aliey
{Nonh Lima)
BE-4 14,375 033 003
Parcel #1 (V5/11)
Non-Contiguous Land Parcel
Water Alley
(North Lima)
BE-S 3,920 0.09 002
Parcel #1 (VS/ 11)
Non-Contiguous Land Parcei
Cottpen Alley (North Lima)
BE-6 790,614 1815 367
Parcel #3(V5/ 1i-15)
Cotipen Alley (North Lima)
to Mahoning County - Columbiana
County Border at County Line Road
BEAVER TOWNSHIP 1,431,439 32.86 6.59
TOTAL TOTAL TOTAL
MAHONING COUNTY SUMMARY
Acres Miles
City of Youngstown Total 1,010,897 2321 331
SF Acres Mides
Boardman Townsbip Total 1,129,641 25.93 453
SF Acres Miles
Beaver Towaship Total 1,431,639 86 £.59
SF
MAHONING COUNTY TOTAL 3571978 82.00 14.44
SF Acres Miles
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Land Area Summary

ALLOCATION OF LAND AREA

COLUMBIANA COUNTY
COLUMBIANA VILLAGE / FAIRFIELD TOWNSHIP
Economic Parcel No. SQFT AC Al
COL-1 223,898 st4 01y
Parcel #1 (VS/15)
Columbsana Co /Mahoning Co Line
SR 14 to East Park Avenue
. coL-2 66,211 1.52 028
Parcel #1 (VS/16)
$/5 East Puk Avenue 10 Pinsburgh Street
CoL-a 32,234 0.74 004
Parcel ¥2 (V3/16) R
Pittsburgh Street to Raifroad Street
COoL+ 52,708 121 bo?
Parcel #3 (V5/16)
/S Raulroad Sueet 1o Penn R R Crossing
COL-S 98,010 228 ote
Parcel #4 (V5/16 or V1)
Penn R R Crossing to Duquesne Street
COLUMBIANA 473,062 10.86 134
TOTAL TOTAL TOTAL
COLUMBIANA COUNTY
COLUMBIANA VILLAGE / FAIRFIELD TOWNSHIP
Econamic Parcel No. SQFT AC Mt
FAR-1 321,017 37 0%
Parcel #| (V21-6) Aitocuted Allocated
Dugquesne Street 1o Mez Road
FAR-2 614,632 (LR} 116
Parcel #1 (V2/1-6) Aligcared Allwated
Mew Road 10 Kelly Park Road
FAR-3 554,083 122 3y
Parcel #1 (V2/16) Allucated Allocated
Kelly Park Road 10 Crestview Road
FAR-4 611,147 14.03 125
Pascel #1 (V2/1-6) Allocated Allocared
Cresiview Road 10 S.R. §58
FAR-S 350,222 8.04 083
Parcel W1 (V2/1-6) Alloared Allocated
S.R. 558 to County Road 517
FAIRFIELD TOWNSHIP 2,451,121 5627 $.17
TOTAL TOTAL TOTAL
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ALLOCATION OF LAND AREA
COLUMBSBIANA COUNTY
ELK RUN TOWNSHIP
E ic Parcel Nu. SQFT AC Ml
ELK-1 1,110,780 25.50 Lo
Parcel #1 (V2/6)
$/S Co Rd 517 to Signal Intessection
ELK-2 95,396 219 000
Parcel #1 (V1/Ohio/5a) NA
Brw SR 154 and Lusk Locke Rd
Non-Contiguous Segment (Sect. 11)
Elk Run Township
ELK-3 24,394 0.56 000
Parcel #1 (V1/Ohio/3) NA
Non-Conuguous Land Parcel
Elkion Viaduct (Sect. 21) Elk Run
ELK-4 [ 1875 257
(V1/5) NOT A FEE PARCEL
Signal intersecuon 1o Rogers
Station 343+63.52 10 479+57.7
Elk Run Township
NOT A FEE PARCEL OWNED BY RVI
ELK RUN TOWNSHIP 1,230,570 2828 L0
TOTAL TOTAL TOTAL
COLUMBIANA COUNTY
MIDDLETON TOWNSHIP
E. ic Parcel No. SQFT AC Ml
MID-1 2,048,191 47.02 ©39
Pascel #1 (V1/6-9)
1290 West of SR 7 (Rogers)
10 OH/PA Line Negiey (814+64.1)
MID-2 8712 0.20 000
Parcel #1 (V1/Ohio/7) NA
Non-Contiguous Parcel
595492.65
MID-3 64,904 1.49 000
Parcel #1, 2, and 3 (V1/Ohio/9) NA
Non-Contiguous S/S Commerce Street
Village of Negley
MID-4 388,991 893 03¢
Parcel #4 and 5 (V1/Ohic/9) Spur
Adjoining Parcels (Rail Yord)
MIDDLETON TOWNSHIP 2,510,798 87.64 6.75
TOTAL TOTAL TOTAL
COLUMBIANA COUNTY SUMMARY
Acres Miles
Fairfield Twp and Columbiasa 2,924,183 €113 6.51
SF Acres Miles
Elk Rue Townsbip 1,330,870 2825 110
SF Acres Miles
Middleton Township 2,510,798 164 838
SF
COLUMBIANA COUNTY TOTAL 6,665,551 153.02 1436
SF Acres Miles
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Land Area Sumsmory

ALLOCATION OF LAND AREA

BEAVER COUNTY, PENNSYLVANIA
DARLINGTON TOWNSHIP AND OTHER

Economnic Purce! No.

SQFT

AC

M

DAR-1
Parcel ¥1 (V1/Penna/l, 2,3, 4)
Ohio-Pennsylvama State Line
( SR $1 1n Darhington Township

DAR-Z
Parcel #1 (V I/Pennalt, 2,3, 4)
SR 51 1o Darhington Borough
Darlington Township

DAR-3
Parce) #1 (Via/Penn/d)
S/S Third Street at Marun's Alley

DAR-4
Parcel #2 (V|a/Penivd)
$/S Third E/S Momis Sueer

DARS
Parcel #3 (Via/Penn/d)
/S Third (Triangulated)

DAR-6
Pavcel ¥4 (VIa/Penn/d)
N/S Third E/S Plum

DAR-?
Parcel #5 (V)a/Pennvs)
N/S Thurd to Borough Bordes

DAR-$
Parcel #6 (V1e/Penva)
East Borough Line 1o PA DOT

DAR-%
Parce! 47 (Via/Penn/e)
Trangulated Ad). Excess W/S 46
DAR-19
Parcel #8 (V1a/Penn/d)
Triangulaied Adj Excess E/S #6
DAR-11
Parcel #1 (V1/Penn/S)
New Galilee Boro. (Big Beaver Twp.)
Non-Contiguous (1226+50)
DAR-12
Parcel #) (ViaPenna/l)
Cannelion Spur
West Dariiagion Township.

DARLINGTON AND OTHER

BEAVER COUNTY SUMMARY
Dariington Township

Darlington Borough

New Galilee Borowgh

BEAVER COUNTY TOTAL

1,481,040

283,140

18,644

16,117

436

12,632

399010

30,492

21,343

26,136

703,058

2,996,405
TOTAL

3400

650

16.14

£8.79
TOTAL

56.64

1188

0.60

.79
Acres
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HIGHEST AND BEST USE

In The Appraisal of Real Estate, Tenth Edition, Highest and Best Use is defined as the
reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value. It may also be defined as that legal use which will produce the highest
present value to the property as a whole, or the highest and most profitable continuous
use for which the property is adapted and needed, or likely to be in demand in the
reasonably near future.

Estimating highest and best use essentially involves four stages of analysis:

Legally Permissible. Which use is permitted by zoning
and deed restrictions on the site in question?

Physically Possible. To which use is it physically
possible to put the site in question?

Financially Feasible. Which permissible and possible
use will produce any net return to the owner of the site?

Maximally Productive. Among the feasible uses, which
use will produce the highest net return or the highest
present worth?

The highest and best use of the land as if vacant and available for development may be
different from the highest and best use of the property as improved; this is true when the
improvements do not constitute an appropriate use. The existing use will continue unless
and until the land value in its highest and best use exceeds the sum of the value of the
entire property in its existing use and the cost to remove the improvements.

In our analysis of highest and best use, only consideration of the property under the
assumption; as if vacant and available for development was applied. However, the
analysis was correlated into a final estimate of highest and best use based upon
consideration of each individual Economic Parcel.

Due to Railroad Venture’s support for abandonment it is assumed that a continued
railroad use would no longer economically feasible for the corridor segments, without both
a purchase and operating subsidy. Therefore, an alternate use must be considered has
most appropriate.

In the most general terms, the appraised property is comprised of contiguous land
segments of varying widths. The segments vary in topography. The various segments
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have different individual lengths and traverse a built-up urban and suburban areas, as well
as semi-rural and rural areas within the three counties.

An review of sales of abandoned railroad corridors (or portions thereof) in the area, as
well as within northeastern Ohio, indicates such properties have been sold for such
alternate uses as prospective recreational trails or utility corridors for placement of
electric, fiber optic, and other utility distribution and transmission lines, and/or sewer
lines and gas pipelines.

Because funds for development of alternate public transportation facilities are limited, it
is unlikely that a use as a mass transit corridor would be attempted, at least at the present
time, and due to lack of adequate demand to warrant feasibility.

Apart from Ohio Edison, the lack of any other substantial licensees would have an
interest in purchasing the line in total, or even portions thereof, to protect their interests.
The highest and best alternate non-railroad uses would be for sale to public or private
utility companies for use as a utility corridor, or for construction of electrical, water
and/or sewer transmission and distribution lines. The major licensee, Ohio Edison, has
already served its interest here by acquiring permanent easements.

Finally, the segments could be made available sale on the open market to adjoining
property owners, or a real estate speculators, who could hold for future resale and rental

income.

Legally Permissible- Legal restrictions, as they apply to the subject property, involve
public restrictions of zoning and private restrictions of easements. The uses which are
most probable are most likely those uses of consistent with the contiguous adjoining
parcels due to the similar improvements within the respective neighborhood locations.
Existing Ohio Edison easements do appear to substantially affect potential site
development and assemblage. Considering the legal restrictions placed on the sites, a very
limited number of alternative non-rail transportation uses are permissible.

Physically Possible- The second constraint on the highest and best use of the property is
that dictated by the physical aspects of the site itself. Size, location, and allowable
density are the most important determinants in value. In general, the larger the site, the
greater the potential for achieving economies of scale and flexibility in development. The
size of the lot, when considered within the provisions of the zoning, considerably
influences the lot's ultimate development: the permitted size determines how the site is
developed.

The physical aspects of the site impose a substantial constraint on possible alternative
uses of the property. The parcels are generally rectangularly-shaped and typically have
inadequate size and depth for development. Topography is both above and below the
surrounding grades with a sloping character. The size (width) and shape of the sites allow

-38-




A M rm

I

Al

A T

/M M

Real Estate Appraisal Associates
Valuation and Consulting

nearly no flexibility for free-standing building or land improvements construction as
individual parcels. '

Financially Feasible- Feasibility of a real estate project normally relates to its probable
economic potential. According to the tenth edition of The Appraisal of Real Estate, all
uses expected to produce a positive return are regarded as financially feasible.

Therefore, in this stage, the appraiser further analyzes the legally permissible and
physically possible uses to identify financially feasible alternatives.

To analyze the financial feasibility of all potential uses that pass the tests of legal
permissibility and physical possibility, the appraiser must first analyze area growth
trends, accessibility to the neighborhood, present occupancy levels, and proposed
development of potential competition. The population of the area has decreased since the
1980 census. However, it is projected to remain stable into the near future. Employment,
however, still remains heavily reliant on manufacturing and automotive related industries.

Demand is weak for urban industrial and residential properties, both in terms of vacant
land and improved sites. Land zoned for similar industrial, commercial and residential uses
is, however, in adequate supply within all of the local markets.

The urban and semi-rural and rural neighborhoods remain generally less attractive for
commercial and industrial development due to the lack of adequate prospective rates of
return - largely a function of the depressed rent commercial and industrial rent levels
associated with the older space remaining within the fully built-up areas and rural
communities.

Due to the competitive development taking place within the faster-growing suburbs and
incentives provided by local authorities to entice industrial development to such areas, it
is believed that development of the urban and rural sites with the uses consistent with
adjoining the land parcels would be warranted. This is believed to provide the greatest
positive net return to the land.

Maximally Productive- In a test of the highest and best use, the use that produced the
highest price or value were those uses consistent with the industrial, residential and
commercial mixed-use classifications which adjoin the various segments which comprise
the subject.

The most profitable uses of the sites, as if vacant and available for sale on the open
market, are concluded to be best represented by the adjoining or contiguous neighboring
land uses which surround each respective segment.
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VALUATION

Valuation Premise

The appraised property has been classified into forty seven (47) Economic Parcels, or
logical valuation segments. These zones typically lie between crossings or natural barriers
and vary in length and gross area based upon location.

The allocation is summarized on the following nine (9) pages.
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An attempt was made to isolate and analyze only comparable land sales along the subject
parcels making up the right-of-way. However, due to the fully built-up urban location of
a majority of the segments, and considering the limited market activity for unimproved
vacant land within the respective neighborhoods a search for comparable land sales was
extended to include the larger markets surrounding the subject’s neighborhoods.

Based upon analysis of the comparable land sales, unit values per-acre and per-square
foot were assigned to each economic parcel based upon the probable highest and best use,
or most likely use associated with the adjacent land. Where there was a variation in land
values on opposite sides of the appraised property unit values were averaged and
generally did not reflect substantial variations.

In general terms, unit values developed for the various economic parcels are based upon
consideration of the current market value of adjacent lands with a similar use or zoning
classifications. These initial unit values do not reflect liquidation prices that might be
realized if the right-of-way were to be split into much small parcels for sale to adjacent
property owners, or others such as a real estate speculator might due.

Further, as it is comprised of various contiguous and non-contiguous parcels, we did not
attempt reflect the cost (premium) likely to be incurred to re-assemble or acquire a new
contiguous right-of-way of comparable size and location.

The values concluded for each economic parcel are our estimate of a reasonable value for
each parcel, in light of adjacent and similar land uses and existing zoning.

Because of the lack of any ready market for disposal of all of the various parcels
comprising the entire 303.81-acres of land area, the cash present worth of an extended sale
and exposure/marketing period for the parcels was deemed appropriate. Discounting of
the sum of the assigned segment market values,

An additional factor affecting the conclusion of value was the existence of easements, over
and under the portions of the right-of-way, for electric transmission lines, pipelines,
sewer lines, and crossing rights. These do appear to affect the use of the land segments for
alternative uses.

In estimating the values for the individual valuation parcels consideration has been given
their limited marketability due to their long and narrow shape, and often problematical
topography and less than ideal ingress-egress.

Consideration has also been given to recent sales of other contiguous and non-contiguous
non-corridor segments through the regional market.

-50-




M M M rry

M

=

M

rm rm /0 Y rm Mmoo

Real Estate Appraisal Associates
Valuation and Consulting

Land Valuation

Land is valued as if vacant and available for development to its highest and best use.
Similar land recently sold or offered for sale is investigated. and a comparative analysis is
made of factors influencing value.

The sales comparison approach — the most common way of developing a market value
estimate for land - utilizes the comparison method, which involves collecting and
analyzing sales and listings of vacant land comparable to the subject property; such sales
and listings are commonly called comparables or comps.

Adjustment of prices to some common unit of comparison, such as price per acre or price
per square foot are made, and then these are adjusted for market conditions, location,
physical characteristics, available utilities, zoning, highest and best use, and other relevant
variations; such comparable adjustment characteristics applicable in the analysis of vacant
land are generally described in the sales comparison approach.

Additional factors typically considered include; overall size, shape, topography, access,
and prospective use. Finally, this information is analyzed and a unit value applicable to
the subject property is derived. When applied to the appropriate unit measure, this value
yields an estimate of the market value of the land as if vacant.

The most common and usually the most accurate, method of land valuation is based on a
comparison of the value characteristics of the subject site with those land parcels that
have recently been sold. The prices paid for the comparable properties are reduced to a
unit-of-comparison price and are most often adjusted for the following elements of

comparability:

Time and Market Conditions - Adjustments are applied to sales transacted
in prior years or under different market conditions where the general price
level differs from the present level.

Location - Adjustments are applied to each sale to compensate for
significant locational difference between the subject and the land sales.
Relative accessibility and desirability of neighborhoods are considered in
this adjustment.

Physical Characteristics - Adjustments are made for difference in size,
shape, topography, soils and utilities. Normally larger sites command
lower unit prices that smaller but otherwise comparable parcels. Sites
with very irregular configurations or ones with narrow shapes have less
utility and are more difficult to develop to full potential and consequently
possess less value. Terrain, degree of slope, soil conditions and drainage
qualities play significant part in the cost of developing a site. Those sites
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with fewer physical problems typically command higher unit values.
Adjustments are also applied for differences in utility services. Sites
lacking in any of the standard local services are typically discounted to
reflect the cost of extending the service or providing its own system.

Zoning, Legal Restrictions and/or Prospective Use - Although efforts are
made to compare the subject site to sales having the same or similar zoning
classifications, there are often cases where there is not sufficient sales, data
with similar zoning. In this case similarly-zoned sites are applied through
the comparative process and adjustments are made according to
prospective use. The general order of the major zoning classifications as
they relate to value, typically increase from agriculture to single-family
residential, apartments, industrial and finally commercial.

Financing and Others - Adjustments are made to reflect variations in
financing terms. Other elements which may warrant adjusting include
adjoining ownership, assemblages and distressed terms.

An inverse relationship between parcel size and sale price on a per-acre basis was
apparent in this market, indicating that as the size of a parcel decreases the sales price per
acre, typically increases.

The adjustment charts forthcoming indicate the composite adjustments and adjusted per-
acre unit value range indications for the subject parcels. A 1.00 reflects similar
characteristics with the subject, a number below 1.00 indicates the subject to be generally
inferior to the sale, and a number greater than 1.00 indicates the subject to be generally
superior to the comparable sale with respect to the factor under consideration.

Although no paired sales could be found to indicate an appropriate rate of appreciation,
surveys of local brokers and economic development officials indicate that land values in
the area have increased moderately over the past five to seven years to their current stable
level in the more recent two to three years. Some areas have shown a more rapid increase
in values depending upon attractiveness of location, utilities available and economic
development incentives offered. In general, sales prices and offering price have increased
at a rate equivalent to the annual rate of inflation (2% to 5%) since the early 1990's.

The direct sales comparison approach was be applied to value each of the land segments.
The summary of Economic Parcels with the derivation of individual unit values, along
with the comparable land sales considered and adjustment grids, are presented on the
following fifty six (56) pages.
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "Y-1" - 0.29 Acres/12,632-SF

ELEMENT OF COMPARISON L-1 L-16 L-18 L-23 L-29
Sale Price/Square Foot (Cash Eqv) $0.10 $1.35 $0.15 $0.11 $0.17
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.10 . $135 $0.15 $0.11 $0.17
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.10 $1.35 $0.15 $0.11 $0.17
Condition of Sale (Motivation) 0.90 0.90 0.90 1.00 1.00
Price After Adjustment $0.09 $1.22 $0.14 $0.11 $0.17
Market Conditions (Sale Date) 1.00 1.00 1.00 1.05 1135

Oct-98 Aug-98 May-97 Jan-93 Nov-93
Price After Adjustment $0.09 $1.22 $0.14 $0.12 $0.20
OTHER ADJUSTMENTS L-1 L-16 L-18 L-23 L-29
Location & Zoning 0.90 0.70 0.70 0.90 0.70
Physical Characteristics 1.00 0.70 0.70 0.70 0.70
Available Utilities 1.00 1.00 1.00 1.00 1.00
Frontage & Visibility 0.90 0.70 0.70 0.70 0.70
Size (Area) 1.00 1.00 1.05 1.30 0.70
Total Other Adjustments 0.81 0.343 0.36015 0.5733 0.2401
Indicated Unit Value $0.07 $0.42 $0.05 $0.07 $0.05
Composite Adj 27.10% 69.13% 67.59% 39.80% 72.39%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.13

Standard Dev ~ $0.14

Composite Adjustment - MEAN
Five Selected Sales from Summary 55.20%

Youngstown and Southern Railroad - Mahoning County, Ohio
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "Y-2" - 1.10 Acres/47,785-SF

ELEMENT OF COMPARISON L-1 L-16 L-18 L-23 L-29
Sale Price/Square Foot (Cash Eqv) $0.10 $1.35 $0.15 $0.11 $0.17
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.10 $1.35 $0.15 $0.11 $0.17
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.10 $1.35 $0.15 $0.11 $0.17
Condition of Sale (Motivation) 0.90 0.90 0.90 1.00 1.00
Price After Adjustment $0.09 $1.22 $0.14 $0.11 $0.17
Market Conditions (Sale Date) 1.00 1.00 1.00 1.05 LIS

Oct-98 Aug-9¥ May-97 Juan-93 Nov-93
Price Afier Adjustment $0.09 $1.22 $0.14 $0.12 $0.20
OTHER ADJUSTMENTS L-1 L-16 L-18 L-23 L-29
Location & Zoning 0.90 0.70 0.70 0.90 0.70
Physical Characteristics 1.00 0.70 0.70 0.70 0.70
Available Utilities 1.00 1.00 1.00 1.00 1.00
Frontage & Visibility 0.90 0.70 0.70 0.70 0.70
Size (Area) 0.80 0.80 0.80 1.30 0.70
Total Other Adjustments 0.648 0.2744 0.2744 0.5733 0.2401
Indicated Unit Value $0.06 $0.33 $0.04 $0.07 $0.05
Composite Adjustment 41.68% 75.30% 75.30% 39.80% 72.39%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.11

Standard Dev 85011

Composite Adjustment - MEAN
Five Selected Sales from Summary 60.90%

Youngstown and Southern Railroad - Mahoning County, Ohio
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "Y-3" - 5.30 Acres/230,868-SF

Youngstown and Southern Railroad - Mahoning County, Ohio

-58-

ELEMENT OF COMPARISON L-2 L-14 L-23 L-28 L-29
Sale Price/Square Foot (Cash Eqv) $0.36 $0.18 S0.11 $0.03 $0.17
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.3‘6 $0.18 $0.11 $0.05 $0.17
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.36 $0.18 $0.11 $0.05 $0.17
Condition of Sale (Motivation) 1.00 1.00 0.90 1.00 1.00
Price After Adjustment $0.36 $0.18 $0.10 $0.05 $0.17
Market Conditions (Sale Date) 1.00 1.00 1.05 1.05 I.15

Oct-98 Aug-98 Jan-95 Jul-93 Nov-93
Price After Adjustment $0.36 $0.18 $0.10 $0.05 $0.20
OTHER ADJUSTMENTS L-2 L-14 L-23 L-28 L-29
Location & Zoning 0.80 0.70 0.80 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Available Utilities 1.00 1.00 1.00 1.00 1.00
Frontage & Visibility 0.70 0.70 1.00 0.70 0.70
Size (Area) 0.70 0.50 [.20 0.50 0.50
Total Other Adjustments 0.2744 0.1715 0.672 0.245 0.245
Indicated Unit Value $0.10 $0.03 $0.07 $0.01 $0.05
Composite Adjustment 72.56% 82.85% 36.50% 74.28% 71.83%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.05

Standurd Dev  $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 67.60%




T

™M

[

A R A D

M M

Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "'Y-4" - 1.11 Acres/48,177-SF

Youngstown and Southern Railroad - Mahoning County, Ohio

.59 .

ELEMENT OF COMPARISON L-1 L-5 L-18 L-23 L-29
Sale Price/Square Foot (Cash Eqv) $0.10 $0.59 $0.t5 $0.11 $0.17
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.10 $0.59 $0.15 S0.11 $0.17
Financing Terms 1.00 1.00 1.00 .00 1.00
Price After Adjustment $0.10 $0.59 $0.15 $0.11 $0.17
Condition of Sale (Motivation) 0.90 1.00 0.90 1.00 1.00
Price After Adjustment $0.09 $0.59 $0.14 $0.11 $0.17
Market Conditions (Sale Date) 1.00 1.00 1.00 1.05 1.15

Oct-98 Jun-97 May-97 Jan-95 Nov-93
Price After Adjustment $0.09 $0.59 $0.14 $0.12 $0.20
OTHER ADJUSTMENTS L-1 L-§ L-18 L-23 L-29
Location & Zoning 0.90 0.90 0.70 0.90 0.70
Physical Characteristics 0.70 0.50 0.50 0.50 0.50
Available Utilities 1.00 1.00 1.00 1.00 1.00
Frontage & Visibility 1.00 0.70 0.70 0.70 0.70
Size (Area) 0.70 0.80 0.80 1.30 0.70
Total Other Adjustments 0.441 0.252 0.196 0.4095 01715
Indicated Unit Value $0.04 $0.15 $0.03 $0.05 $0.03
Composite Adjustment 60.31% 74.80% 82.36% 57.00% 80.28%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.06

Standard Dev  $0.05

Composite Adjustment - MEAN
Five Seiected Sales from Summary 70.95%
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "Y-5" - 7.66 Acres/333,670-SF

Youngstown and Southern Railroad - Mahoning County, Ohio

-60 -

ELEMENT OF COMPARISON L-4 L-7 L-26 L-27 L-28
Sale Price/Square Foot (Cash Eqv) $0.05 $0.10 $0.28 $0.22 $0.05
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.05 $0.10 $0.28 $0.22 $0.05
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.05 $0.10 $0.28 $0.22 $0.05
Condition of Sale (Motivation) 0.90 1.00 1.00 1.00 1.00
Price After Adjustment $0.05 $0.10 $0.28 $0.22 $0.05
Market Conditions (Sale Pale) .00 1.00 1.05 1.05 1.05

Mar-97 Feb-98 Dec-96 Jun-96 Jul-95
Price After Adjustment $0.05 $0.10 $0.29 $0.23 $0.05
OTHER ADJUSTMENTS L-4 L-7 L-26 L-27 L-28
Location & Zoning 1.00 0.90 0.90 0.90 0.90
Physical Characteristics 0.50 0.50 0.50 0.50 0.50
Available Utilities 1.00 1.00 1.00 1.00 1.00
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 0.80 0.80 0.60 0.60 0.60
Total Other Adjustments 0.28 0.252 0.189 0.189 0.189
Indicated Unit Value $0.01 $0.03 $0.06 $0.04 $0.01
Composite Adjustment 74.80% 74.80% 80.16% 80.16% 80.16%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.03

|Standard Dev ~ 50.02

Composite Adjustment - MEAN
Five Selected Sales from Summary 78.01%
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "Y-6" - 7.75 Acres/337,590-SF

ELEMENT OF COMPARISON L-4 L-11 L-13 L-26 L-31
Sale Price/Square Foot (Cash Eqv) $0.05 $0.38 $1.25 $0.28 $0.24
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.05 $0.38 $1.25 $0.28 $0.24
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.05 $0.38 $1.25 $0.28 $0.24
Condition of Sale (Motivation) 0.90 1.00 1.00 1.00 1.00
Price After Adjustment $0.05 $0.38 $1.25 $0.28 $0.24
Market Conditions (Sale Date) 1.00 1.00 1.00 1.05 1.00

Mar-97 Nov-98 May-99 Dec-96 Jun-99
Price After Adjustment $0.05 $0.38 $1.25 $0.29 $0.24
OTHER ADJUSTMENTS L-4 L-11 L-13 L-26 L-31
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Available Utilities 1.00 1.00 1.00 .00 1.00
Frontage & Visibility 1.00 1.00 1.00 1.00 1.00
Size (Area) 0.70 0.70 0.70 0.70 0.70
Total Other Adjustments 0.49 049 049 0.49 0.49 .
Indicated Unit Value $0.02 $0.19 $0.61 $0.14 $0.12
Composite Adjusiment 53.90% 31.00% 31.00% 48.35%  51.00%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.22

|Standard Dev  50.2)

Composite Adjustment - MEAN
Five Selected Sales from Summary 51.49%

Youngstown and Southern Railroad - Mahoning County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BE-1" - 4.90 Acres/213,416-SF

ELEMENT OF COMPARISON L-1 L-2 L-4 L-5 L-6
Sale Price/Square Foot $0.68 $0.50 $0.29 50.2] $0.68
Real Property Rights Conveyed 1.00 1.00 .00 1.00 1.00
Price After Adjustment $0.68 $0.50 $0.29 $0.21 $0.68
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.68 $0.50 $0.29 $0.21 $0.68
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.68 $0.50 $0.29 $0.21 $0.68
Market Conditions (Sale Date) 1.00 1.00 1.00 1.05 1.05

Apr-98 Jun-97 Nov-96 Apr-93 Jul-93
Price After Adjustment $0.68 $0.50 $0.29 $0.22 $0.71
OTHER ADJUSTMENTS L-1 L-2 L-4 L-5 L-6
Location & Zoning 0.80 0.80 0.80 0.80 0.80
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.00 1.00 1.00 1.00 1.00
Size (Area) 1.10 .10 0.90 0.90 1.10
Total Other Adjustments 0.4312 0.4312 0.3528 0.3528 04312
Indicated Unit Value $0.29 $0.22 $0.10 $0.08 $0.31
Composite Adjustment 56.88% 56.88% 64.72% 62.96% 34.72%
Indicated Unit Value - MEAN
Five Selected Sales from S y $0.20

Standard Dev  $0.09

Composite Adjustment - MEAN
Five Selected Sales from Summary 59.23%

Youngstown and Southern Railroad - Mahoning County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BE-2" - 7.65 Acres/333,234-SF

ELEMENT OF COMPARISON L-9 L-13 L-16 L-23 L-24
Sale Price/Square Foot $0.19 $0.09 $0.04 $0.23 $0.04
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.19 | $0.09 $0.04 $0.23 $0.04
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.19 $0.09 $0.04 $0.23 $0.04
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.19 $0.09 $0.04 $0.23 $0.04
Market Conditions (Sale Date) 1.05 1.00 1.00 110 1.20

Mar-96 Sep-97 Dec-98 Jun-93 Feb-92
Price After Adjustment $0.20 $0.09 $0.04 $0.25 $0.05
OTHER ADJUSTMENTS L-9 L-13 L-16 L-23 L-24
Location & Zoning 0.80 0.80 0.80 0.80 0.80
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.10 1.20 2.00 1.20 2.00
Total Other Adjustments 0.38808 0.42336 0.7056 0.42336 0.7056
Indicated Unit Value $0.08 $0.04 $0.03 $0.11 $0.03
Composite Adjustment 59.25% 57.66% 29.44% 53.43% 15.33%
Indicated Unit Value - MEAN
Five Selected Sales from S Y $0.06

Standard Dev  $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 43.02%

Youngstown and Southern Railroad - Mahoning County, Ohio
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel ¥BE-3" - 1.74 Acres/75,880-SF
Economic Parcel "BE-4" - .33 Acres/14,375-SF & Economic Parcel "BE-5'" - .09 Acres/3,920-SF

Youngstown and Southern Railroad - Mahoning County, Ohio

- 66 -~

ELEMENT OF COMPARISON L-7 L-10 L-20 L-21 L-22
Sale Price/Square Foot $0.28 $0.14 $1.90 $0.19 $0.37
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.28 $0.14 $1.90 $0.19 $0.37
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.28 $0.14 $1.90 $0.19 $0.37
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.28 S0.14 $1.90 $0.19 $0.37
Market Conditions (Sale Date) 1.20 1.0V 1.00 1.00 1.00

Sep-90 Jan-9& Nov-97 Apr-99 Apr-99
Price After Adjustment $0.34 $0.14 $1.90 $0.19 $0.37
OTHER ADJUSTMENTS L-7 L-10 L-20 L-21 L-22
Location & Zoning 0.80 0.80 1.00 1.20 1.20
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 0.90 0.90 1.10 1.10
Size (Area) 1.50 1.00 0.50 1.40 1.00
Total Other Adjustments 0.5292 0.3528 0.2205 0.90552 0:6468
Indicated Unit Value $0.18 $0.05 $0.42 $0.17 $0.24
Composite Adjustment 36.50% 64.72% 77.95% 9.45% 33.32%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.21

|Standard Dev ~ $0.12

Composite Adjustment - MEAN
Five Selected Sales from Summary 44.79%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BE-6" - 18.15 Acres/790,614-SF

M M Mmoo

ELEMENT OF COMPARISON L-9 L-13 L-15 L-17 L-19
Sale Price/Square Foot $0.19 $0.09 $0.03 $0.05 $0.25
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.19° $0.09 $0.03 $0.05 $0.25
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.19 $0.09 $0.03 $0.05 $0.25
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.19 $0.09 $0.03 $0.05 $0.25
Market Conditions (Sale Date) 1.05 1.00 1.00 1.10 1.00

Mar-96 Sep-97 Jul-97 Sep-95 Dec-98
Price After Adjustment $0.20 $0.09 $0.03 $0.06 $0.25
OTHER ADJUSTMENTS L-9 L-13 L-15 L-17 L-19
Location & Zoning 0.80 0.80 0.80 0.80 0.80
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 1.00 1.00 0.90 1.00
Size (Area) 1.00 1.10 1.30 0.80 0.80
Total Other Adjustments 0.3528 0.4312 0.5096 0.28224 03136
Indicated Unit Value $0.07 $0.04 $0.02 $0.02 $0.08
Composite Adjusiment 62.96% 56.88% 49.04%  68.95%  68.64%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.04

Standard Dev  $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 61.29%

Youngstown and Southern Railroad - Mahoning County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

<o
LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BO-1" - 5.24 Acres/228,254-SF
ELEMENT OF COMPARISON L-1 L-2 L-3 L-6 L-7
Sale Price/Square Foot $0.33 $0.30 $1.30 $0.22 $1.09
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.33. $0.30 $1.10 $0.22 $1.09
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.33 $0.30 SI.10 $0.22 $1.09
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.33 $0.30 $1.10 $0.22 $1.09
Market Conditions (Sale Date) 1.00 1.05 1.00 1.00 1.00

Dec-97 Jul-96 May-97 Jun-97 Mar-98
Price After Adjustment $0.33 $0.32 St.10 $0.22 $1.09
OTHER ADJUSTMENTS L-1 L-2 L-3 L-6 L-7
Location & Zoning 1.00 110 1.00 110 1.10
Physical Characteristics 1.00 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.00 1.10 1.00 1.00 1.00
Size (Area) 0.60 0.60 0.60 0.50 0.50
Total Other Adjustments 0.42 0.35574 0.294 0.2695 0.2695 .
Indicated Unit Value $0.14 $0.11 $0.32 $0.06 $0.29
Composite Adjustment 38.00% 62.65% 70.60% 73.05% 73.05%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.19

Standard Dev  $0.10
Composite Adjustment - MEAN
Five Selected Sales from Summary 67.47%
Youngstown and Southern Railroad - Mahoning County, Ohio
r )
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BO-2" - 5.74 Acres/250,034-SF

Ty MYy ey

Youngstown and Southern Raiiroad - Mahoning County, Ohio

-7

ELEMENT OF COMPARISON L-1 L-4 L-5 L-8 L-10
Sale Price/Square Foot $0.33 $2.71 $2.41 $0.92 $0.98
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.33 . $2.71 $2.41 $0.92 $0.98
Financing Terms 1.00 1.00 1.00 1.00 1.06
Price After Adjustment $0.33 $2.71 $2.4) $0.92 $0.98
Condition of Sale (Motivation) 0.90 0.90 0.90 1.00 1.00
Price After Adjustment $0.30 $2.44 $2.17 $0.92 50.98
Market Conditions (Sale Date) 1.00 110 1.10 1.03 1.10

Dec-97 Jun-93 Jun-935 Feb-9~ Aug-94
Price After Adjustment $0.30 $2.68 $2.39 $0.97 $1.08
OTHER ADJUSTMENTS L-1 L-4 L-5 L-8 L-10
Location & Zoning 1.00 1.10 i.10 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.00 1.00 1.00 1.00 0.90
Size (Area) 0.70 0.70 0.70 1.50 1.50
Total Other Adjustments 0.343 03773 03773 0.735 0.6615
Indicated Unit Value $0.10 $1.01 $0.90 $0.71 $0.71
Composite Adjustment 69.13% 62.65% 62.65% 22.83% 27.24%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.69

Standard Dev 0.3/

Composite Adjustment - MEAN
Five Selected Sales from Summary 48.90%
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Real Estate Appraisal Associates

Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BO-3" - 4.95 Acres/215,666-SF

Youngstown and Southern Railroad - Mahoning County. Ohio

-73 -

ELEMENT OF COMPARISON L-8 L-9 L-10 L-12 L-15
Sale Price/Square Foot $0.92 $5.71 $0.98 $5.13 $3.62
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.92. $5.71 $0.98 $5.13 $3.62
Financing Terms .00 1.00 1.00 1.00 1.00
Price After Adjustment $0.92 $5.71 $0.98 $5.13 $3.62
Condition of Sale (Motivation) 1.00 1.00 1.00 0.70 0.70
Price After Adjustment . $0.92 $5.71 $0.98 $3.59 $2.53
Market Conditions (Sale Date) 1.05 1.10 1.10 1.20 1.00

Feb-97 Aug-94 Aug-94 Aug-92 Sep-99
Price After Adjustment $0.97 $6.28 $1.08 $4.31 $2.53
OTHER ADJUSTMENTS L-8 L-9 L-10 L-12 L-15
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.00 0.70 0.80 1.00 0.90
Size (Area) 1.50 0.90 1.50 0.70 0.70
Total Other Adjustments 0.735 0.3087 0.588 0.343 0.3087
Indicated Unit Value $0.71 $1.94 $0.63 $1.48 $0.78
Composite Adjustment 22.83% 66.04% 35.32% 71.19% 78.39%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $1.11

|Standard Dev $0.51

Composite Adjustment - MEAN
Five Selected Sales from Summary 54.75%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BO-4" - 7.94 Acres/345,866-SF

Youngstown and Southern Railroad - Mahoning County, Ohio

.74 -

ELEMENT OF COMPARISON L-18 L-19 L-20 L-23 L-26
Sale Price/Square Foot $0.56 $0.42 $0.47 $0.76 $0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.56 $0.42 $0.47 $0.76 $0.16
Financing Terms 1.00° 1.00 1.00 1.00 1.00
Price After Adjustment $0.56 $0.42 $0.47 $0.76 $0.16
Condition of Sale (Motivation) 0.90 1.00 1.00 1.00 1.00
Price After Adjustment $0.50 $0.42 $0.47 $0.76 $0.16
Market Conditions (Sale Date) 1.00 1.20 1.10 1.30 1.30

Oct-96 Jan-92 Jun-94 May-90 Sep-90
Price Afier Adjustment $0.50 $0.50 $0.52 $0.99 $0.21
OTHER ADJUSTMENTS L-18 L-19 L-20 L-23 L-26
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 1.00
Access 0.70 0.70 0.70 0.70 1.00
Frontage & Visibility 1.00 1.10 1.00 1.00 1.00
Size (Area) 1.00 0.70 1.00 0.60 1.20
Total Other Adjustments 0.49 0.3773 0.49 0.294 1.2
Indicated Unit Value $0.25 $0.19 $0.25 $0.29 $0.25
Composite Adjustment 55.90% 54.72% 46.10% 61.78% 36.00%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.25

Standard Dev  $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 54.90%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "BO-5" - 2.06 Acres/89,821-SF

ELEMENT OF COMPARISON L-18 L-19 L-20 L-23 L-26
Sale Price/Square Foot $0.56 $0.42 $0.47 $0.76 $0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.56 $0.42 $0.47 $0.76 $0.16
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.56 $0.42 $0.47 $0.76 $0.16
Condition of Sale (Motivation) 0.90 1.00 1.00 1.00 1.00
Price After Adjustment $0.50 $0.42 $0.47 $0.76 $0.16
Market Conditions (Sale Date) 1.00 1.20 1.05 1.30 130

Oct-96 Jan-92 Jun-94 May-90 Sep-90
Price After Adjustment $0.50 $0.50 $0.49 $0.99 $0.21
OTHER ADJUSTMENTS L-18 L-19 L-20 L-23 L-26
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 1.00
Access 1.00 1.00 1.00 1.00 1.00
Frontage & Visibility 0.80 0.80 0.80 0.80 0.80
Size (Area) 0.70 0.80 0.70 0.90 0.70
Total Other Adjustments 0.392 0.448 0.392 0.504 0.56
Indicated Unit Value $0.20 $0.23 $0.19 $0.50 $0.12
Composite Adjustment 64.72% 46.24% 38.84% 34.48% 27.20%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.25

Standard Dev ~ $0.13

Composite Adjustment - MEAN
Five Selected Sales from Summary 46.30%

Youngstown and Southern Railroad - Mahoning County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel ""COL-1" - 5.14 Acres/223,898-SF

ELEMENT OF COMPARISON L-13 L-15 L-23 L-24 L-25
Sale Price/Square Foot $0.12 $0.30 $1.10 $0.22 $1.09
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.06
Price After Adjustment $0.12. $0.30 S1.10 $0.22 S1.09
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.30 $1.10 $0.22 $1.09
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.30 $1.10 $0.22 $1.09
Market Conditions (Sale Date) 1.00 1.00 1.00 1.00 1.00

Jui-98 Oct-96 Jul-48 Oct-96 Dec-95
Price After Adjustment $0.12 $0.30 S0 $0.22 $1.09
OTHER ADJUSTMENTS L-13 L-15 L-23 L-24 L-25
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 1.30 1.30 0.50 1.00 1.00
Total Other Adjustments 0.4459 0.4459 0.1715 0.343 0.343
Indicated Unit Value $0.05 $0.13 $0.19 $0.08 $0.37
Composite Adjustment 55.41% 3541% 82.85% 63.70% 63.70%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.17

Standard Dev  50.11

Composite Adjustment - MEAN
Five Selected Sales from Summary 65.01%

Youngstown and Southern Railroad - Columbiana County, Ohio

-78 -




r*jr“*xr“wr‘”wr'*wr“ﬁr“ﬂr“‘]rﬁrﬂr“vrﬁ!*‘wrﬁrﬂr—wrﬁrﬁ[

Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "COL-2" - 1.52 Acres/66,211-SF

ELEMENT OF COMPARISON L-§ L-6 L-12 L-19 L-20
Sale Price/Square Foot $0.24 $0.89 5041 $0.16 $0.15
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.24 $0.89 $0.41 $0.16 $0.13
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.24 $0.89 $0.41 $0.16 $0.15
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.10
Price After Adjustment $0.24 $0.89 $0.41 $0.16 $0.17
Market Conditions (Sale Date) 1.00 1.00 1.00 1.05 1.00

Apr-96 Apr-97 Sep-98 Jul-95 Oct-97
Price After Adjustment $0.24 $0.89 5041 $0.17 $0.17
OTHER ADJUSTMENTS L-5 L-6 L-12 L-19 L-20
Location & Zoning 0.80 0.80 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.80 0.80 0.80 0.80 1.00
Size (Area) 1.20 1.00 1.00 1.00 1.20
Total Other Adjustments 0.37632 0.3136 0.392 0.392 0.588
Indicated Unit Value $0.09 $0.28 $0.16 $0.07 $0.10
Composite Adjustment 62.37% 68.64% 60.80% 358.84% 35.32%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.14

|Standard Dev ~ $0.08

Composite Adjustment - MEAN
Five Selected Sales from Summary 57.19%

Youngstown and Southern Railroad - Columbiana County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "COL-3" & "COL-4" & "COL-5"

Youngstown and Southern Railroad - Columbiana County, Ohio

-80-

ELEMENT OF COMPARISON L-2 L-3 L-11 L-12 L-19
Sale Price/Square Foot $0.29 $0.21 $0.16 $0.41 S0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.29 S0.21 $0.16 $0.41 $0.16
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.29 $0.21 S0.16 S0.41 S0.16
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.29 $0.21 $0.16 S041 $0.16
Market Conditions (Sale Date) ' 1.00 1.10 1.20 1.00 1.05
Jun-97 Sep-9+4 Jun-91 Sep-98 Jul-95

Price Afier Adjustment $0.29 $0.23 $0.19 $0.41 $0.17
OTHER ADJUSTMENTS L-2 L-3 L-11 L-12 L-19
Location & Zoning 0.90 0.90 0.90 0.90 0.90
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 1.00 1.20 1.10 1.00 1.00
Total Other Adjustments 0.3087 0.37044 0.33957 0.3087 0.3087
Indicated Unit Value $0.09 $0.09 $0.07 $0.13 $0.05
Composite Adjustment 69.13% 59.25% 39.25% 69.13% 67.59%
Indicated Unit Value - MEAN

Five Selected Sales from Summary $0.08

Standard Dev ~ $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 64.87%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "FAR-1" - 7.37 Acres/321,037-SF

ELEMENT OF COMPARISON L-13 L-14 L-15 L-18 L-23
Sale Price/Square Foot $0.12 $0.08 £0.09 $0.05 S0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.08 $0.09 $0.05 $0.16
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.08 $0.09 $0.05 S0.16
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.08 $0.09 $0.05 50.16
Market Conditions (Sale Date) 1.00 1.00 1.00 1.00 1.00

Jul-98 Dec-98 Oct-96 Apr-97 Jul-9&
Price After Adjustment $0.12 $0.08 $0.09 $0.05 S0.16
OTHER ADJUSTMENTS L-13 L-14 L-15 L-18 L-23
Location & Zoning 1.00 1.00 1.00 1.00 .00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 1.00
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.10 1.50 1.10 1.10 0.60
Total Other Adjustments 0.4851 0.6615 0.4851 0.4851 0.378
Indicated Unit Value $0.06 $0.05 $0.04 $0.02 $0.06
Composite Adjustment 51.49% 33.85% 351.49% 31.49% 62.20%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.05

Standard Dev ~ 50.07

Composite Adjustment - MEAN
Five Selected Sales from Summary 50.10%

Youngstown and Southern Railroad - Columbiana County, Ohio
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Real Estate Appraisal Associates

Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "FAR-2" - 14.11 Acres/614,632-SF

Youngstown and Southern Railroad - Columbiana County, Ohio

-82-

ELEMENT OF COMPARISON L-13 L-14 L-15 L-18 L-23
Sale Price/Square Foot $0.12 $0.08 $0.09 $0.05 $0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.08 $50.09 $0.05 $0.16
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.08 $0.09 $0.05 $0.16
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.12 $0.08 $0.09 $0.05 $0.16
Market Conditions (Sale Date) 1.00 1.00 1.00 1.00 1.00

Jul-98 Dec-98 Oct-96 Apr-97 Jul-98
Price After Adjustment $0.12 $0.08 $0.09 $0.05 $0.16
OTHER ADJUSTMENTS L-13 L-14 L-15 L-18 L-23
Location & Zoning 1.00 1.00 1.00 1.0u 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.00 1.20 1.00 1.00 0.50
Total Other Adjustments 0.441 0.5292 0.441 0.441 0.2205
Indicated Unit Value $0.05 $0.04 $0.04 $0.02 $0.04
Composite Adjustment 55.90% 47.08% 33.90% 33.90% TT93% |
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.04

Standard Dev $0.01

Composite Adjustment - MEAN
Five Selected Sales from Summary 58.55%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "FAR-3" - 12.72 Acres/554,083-SF

Youngstown and Southern Railroad - Columbiana County.

-83-

Ohio

ELEMENT OF COMPARISON L-15 L-17 L-18 L-21 L-23
Sale Price/Square Foot $0.09 $0.04 $0.08 $0.06 S0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.09 $0.04 $0.05 $0.06 $0.16
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.09 $0.04 $0.03 $0.06 S0.16
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.09 $0.04 $0.05 $0.06 $0.16
Market Conditions (Sale Daie) 1.00 1.00 1.00 1.00 1.00

Oct-96 Oct-98 Apr-97 Feb-96 Jul-98
Price After Adjustment $0.09 $0.04 $0.05 $0.06 $0.16
OTHER ADJUSTMENTS L-15 L-17 L-18 L-21 L-23
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.00 1.10 1.00 1.30 0.50
Total Other Adjustments 0.441 0.4851 0.441 0.5733 0.2203
indicated Unit Value $0.04 $0.02 $0.02 $0.03 $0.04
Composite Adjustment 55.90% 31.49% 35.90% 42.67% 77 95%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.03

Standard Dev $0.01

Composite Adjustment - MEAN
Five Selected Sales from Summary 56.78%
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Real Estate Appraisal Associates

Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "FAR-4" - 14.03 Acres/611,147-SF

Youngstown and Southern Railroad - Columbiana County, Ohiv

-84 -

ELEMENT OF COMPARISON L-1§ L-17 L-18 L-21 L-23
Sale Price/Square Foot $0.09 $0.04 $0.05 $0.06 S0.16
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.09 $0.04 $0.05 $0.06 $0.16
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.09 $0.04 $0.05 $0.06 S0.16
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.09 $0.04 $0.05 $0.06 S0.16
Market Conditions (Sale Date) 1.00 1.00 1.00 1.00 1.00

Oct-96 Oct-98 Apr-97 Feb-96 Jul-98
Price After Adjustment $0.09 $0.04 $0.05 $0.06 $0.16
OTHER ADJUSTMENTS L-15 L-17 L-18 L-21 L-23
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.00 1.10 1.00 1.30 0.50
Total Other Adjustments 0.441 0.485! 0.441 0.5733 0.2205
Indicated Unit Value $0.04 $0.02 $0.02 $0.03 S0.04
Composite Adjustment 55.90% 31.49% 35.90% 42.67% 77.95%
indicated Unit Value - MEAN
Five Selected Sales from Summary $0.03

Standard Dev ~ $0.01

Composite Adjustment - MEAN
Five Selected Sales from Summary 56.78%
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Real Estate Appraisal Associates

Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "FAR-5" - 8.04 Acres/350,222-SF

R S I S T o I e I g 8

Youngstown and Southern Railroad - Columbiana County, Ohio

-85-

ELEMENT OF COMPARISON L-16 L-18 L-21 L-23 L-25
Sale Price/Square Foot $0.06 $0.05 $0.06 $0.09 $0.11
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.06 $0.05 $0.06 $0.09 $0.11
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.06 $0.05 $0.06 $0.09 $0.11
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.06 $0.05 $0.06 $0.09 $0.11
Market Conditions (Sale Date) 1.00 1.00 1.00 1.00 1.00

Aug-97 Apr-97 Feb-96 Jul-98 Dec-98
Price After Adjustment $0.06 $0.05 $0.06 $0.09 $0.11
OTHER ADJUSTMENTS L-16 L-18 L-21 L-24 L-25
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.20 1.10 1.20 0.80 0.80
Total Other Adjustments 0.5292 0.4851 0.5292 0.3528 0.3528
Indicated Unit Value $0.03 $0.02 $0.03 $0.03 $0.04
Composite Adjustment 47.08% 51.49% 47.08% 64.72% 64.72%
Indicated Unit Value - MEAN
Five Selected Sales from Summary 50.03

Standard Dev  $0.00

Composite Adjustment - MEAN
Five Selected Sales from Summary 55.02%
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Real Estate Appraisal Associates
Valuation and Consulting

M
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "ELK-1" - 25.50 Acres/1,110,780-SF

MMy moMm

ELEMENT OF COMPARISON L-2 L-4 L-6 L-7 L-11
Sale Price/Square Foot $0.01 $0.02 $0.04 $0.02 $0.05
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.05
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.05
Condition of Sale (Motivation) 1.20 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.05
Market Conditions (Sale Date) 1.10 1.00 1.10 1.10 1.30

Apr-94 Jan-04 Jul-94 Aug-9+4 Dec-90
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.07
OTHER ADJUSTMENTS L-2 L-4 L-6 L-7 L-11
Location & Zoning 1.00 1.00 1.00 1.00 1.10
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 1.30 1.20 1.20 1.00 1.00
Total Other Adjustments 0.4459 04116 0.4116 0.343 0.3773
Indicated Unit Value $0.01 $0.01 $0.02 $0.01 $0.02
Composite Adjustment 41.14% 58.84% 54.72% 62.27% 350.95%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.01

|Standard Dev ~ $0.01

Composite Adjustment - MEAN
Five Selected Sales from Summary 53.59%

Youngstown and Southern Railroad - Columbiana County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "ELK-2" - 2.19 Acres/95,396-SF

ELEMENT OF COMPARISON L-1 L-8 L-10 L-11 L-13
Sale Price/Square Foot $0.01 $0.07 $0.09 $0.05 $0.07
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.07 $0.09 $0.05 $0.07
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.07 $0.09 $0.05 $0.07
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.10
Price After Adjustment $0.01 $0.07 $0.09 $0.05 $0.08
Market Conditions (Sale Date) 1.10 1.05 1.00 1.30 1.00

Nov-95 Feb-96 Aug-99 Dec-90 May-99
Price After Adjustment $0.01 $0.07 $0.09 $0.07 $0.08
OTHER ADJUSTMENTS L-1 L-8 L-10 L-11 L-13
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.00 0.80 0.80 0.80 0.80
Size (Area) 1.00 1.00 1.00 2.00 1.00
Total Other Adjustments 0.49 0.392 0.392 0.784 0.392
Indicated Unit Value $0.01 $0.03 $0.04 $0.05 $0.03
Composite Adjustment 46.10% 58.84% 60.80% 1.92% 56.88%
Indicated Unit Value - MEAN
Five Selected Sales from S Yy $0.03

|Standard Dev ~ $0.01

Composite Adj - MEAN
Five Selected Sales from Summary 44.91%

Youngstown and Southemn Railroad - Columbiana County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "ELK-3" - 0.56 Acres/24,394-SF

M M M r

ELEMENT OF COMPARISON L-1 L-8 L-10 L-11 L-13
Sale Price/Square Foot $0.01 $0.07 $0.09 $0.05 $0.07
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
[ Price After Adjustment $0.01 $0.07 $0.09 $0.05 $0.07
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.07 $0.09 $0.05 $0.07
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.10
Price After Adjustment $0.01 $0.07 $0.09 $0.08 $0.08
Market Conditions (Sale Date) 1.10 1.05 1.00 1.30 1.00
r Nov-95 Feb-96 Aug-99 Dec-90 May-99
Price After Adjustment $0.01 $0.07 $0.09 $0.07 $0.08
I
L OTHER ADJUSTMENTS L-1 L-8 L-10 L-11 L-13
Location & Zoning 1.00 1.00 1.00 1.00 1.00
[ Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.00 0.80 0.80 0.80 0.80
[ Size (Area) 130 1.30 1.30 2.00 130
Total Other Adjustments 0.637 0.5096 0.5096 0.784 0.5096
—
L Indicated Unit Value $0.01 $0.04 $0.05 $0.05 $0.04
Composite Adjustment 29.93% 46.49% 49.04% 1.92% 43.94%
—
Indicated Unit Value - MEAN
—
— Five Selected Sales from Summary $0.04
Standard Dev  $0.02
— Composite Adjustment - MEAN
~— Five Selected Sales from Summary 34.27%

Youngstown and Southern Railroad - Columbiana County, Ohio

/M M M
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

No Fee Parcel "ELK-4" - 18.75 Acres/816,750-SF (2.57-Miles)

ELEMENT OF COMPARISON L-2 L-4 L-6 L-7 L-11
Sale Price/Square Foot $0.01 $0.02 $0.04 $0.02 $0.05
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.05
Financing Terms 1.00° 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.05
Condition of Sale (Motivation) 1.20 1.00 1.00 1.00 1.00
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.05
Market Conditions (Sale Date) 1.10 1.00 1.10 1.10 1.30

Apr-94 Jan-04 Jul-94 Aug-94 Dec-90
Price After Adjustment $0.01 $0.02 $0.04 $0.02 $0.07
OTHER ADJUSTMENTS L-2 L-4 L-6 L-7 L-11
Location & Zoning 1.00 1.00 1.00 1.00 1.10
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 1.40 1.30 1.30 1.00 1.00
Total Other Adjustments 0.4802 0.4459 0.4459 0.343 0.3773
Indicated Unit Value $0.01 $0.01 $0.02 $0.01 $0.02
Composite Adjustment 36.61% 53.41% 50.95%  62.27% 30.95%
Indicated Unit Value - MEAN
Five Selected Sales from S Yy $0.01

(Standard Dev  50.07

Composite Adjustment - MEAN
Five Selected Sales from S y 51.24%

Youngstown and Southern Railroad - Columbiana County, Ohio
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

- mMm r

Economic Parcel "MID-1" - 47.02 Acres/2,048,191-SF

Youngstown and Southern Railroad - Columbiana County, Ohio

ELEMENT OF COMPARISON L-16 L-17 L-18 L-23 L-24
[ Sale Price/Square Foot $0.16 $0.11 $0.06 $0.02 $0.48
— Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
L Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
r Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
— Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Market Conditions (Sale Date) 1.10 1.00 1.10 1.10 1.10
[ Jan-96 Feb-98 Sep-96 Aug-93 Dec-93
Price After Adjustment $0.18 $0.11 $0.07 $0.02 $0.53
[ OTHER ADJUSTMENTS L-16 L-17 L-18 L-23 L-24
r Location & Zoning 1.20 1.20 1.20 1.20 0.70
| Physical Characteristics 0.70 0.70 0.70 1.00 1.00
L Access 0.70 0.70 0.70 1.00 1.00
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
[ Size (Area) 0.50 0.50 0.50 0.80 0.50
Total Other Adjustments 0.2646 0.2646 0.2646 0.864 0315
[ Indicated Unit Value $0.05 $0.03 $0.02 $0.02 $0.17
Composite Adjusiment 70.89% 73.54% 70.89% 4.96% 63.35%
[ Indicated Unit Value - MEAN
r Five Selected Sales from Summary $0.06
L Standard Dev ~ $0.06
[: Composite Adjustment - MEAN
Five Selected Sales from Summary 57.13%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "MID-2" - 0.20 Acres/8,712-SF

ELEMENT OF COMPARISON L-16 L-17 L-18 L-23 L-24
Sale Price/Square Foot $0.16 $0.11 $0.06 $0.02 $0.48
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16. $0.11 $0.06 $0.02 $0.48
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Market Conditions (Sale Date) 1.10 1.00 1.10 1.10 1.10

Jan-96 Feb-98 Sep-96 Aug-95 Dec-95
Price After Adjustment $0.18 $0.11 $0.07 $0.02 $0.53
OTHER ADJUSTMENTS L-16 L-17 L-18 L-23 L-24
Location & Zoning 1.20 1.20 1.20 1.20 0.70
Physical Characteristics 0.70 0.70 0.70 1.00 1.00
Access 0.70 0.70 0.70 1.00 1.00
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.00 1.00 1.00 2.00 1.00
Total Other Adjustments 0.5292 0.5292 0.5292 2.16 0.63
Indicated Unit Value $0.09 $0.06 $0.03 $0.05 $0.33
Composite Adjustment 41.79% 47.08% 41.79% 137.60%  30.70%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.11

Standard Dev  $0.11

Composite Adjustment - MEAN
Five Selected Sales from Summary 59.79%

Youngstown and Southemn Railroad - Columbiana County, Ohio

-92-




Real Estate Appraisal Associates

Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "MID-3" - 1.49 Acres/64,904-SF

Youngstown and Southern Railroad - Columbiana County, Ohio

-93-

ELEMENT OF COMPARISON L-16 L-17 L-18 L-23 L-24
Sale Price/Square Foot $0.16 $0.11 $0.06 $0.02 $0.48
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Financing Terms 1.00° 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Market Conditions (Sale Date) 1.10 1.00 1.10 1.10 1.10

Jan-96 Feb-98 Sep-96 Aug-95 Dec-95
Price After Adjustment $0.18 $0.11 $0.07 $0.02 $0.53
OTHER ADJUSTMENTS L-16 L-17 L-18 L-23 L-24
Location & Zoning 1.20 1.20 1.20 1.20 0.70
Physical Characteristics 0.70 0.70 0.70 1.00 1.00
Access 0.70 0.70 0.70 1.00 1.00
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 1.00 1.00 1.00 2.00 1.00
Total Other Adjustments 0.5292 0.5292 0.5292 2.16 0.63
Indicated Unit Value $0.09 $0.06 $0.03 $0.05 $0.33
Composite Adjustment 41.79% 47.08% 41.79%  137.60%  30.70%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.1]

Standard Dev ~ $0.11

Composite Adjustment - MEAN
Five Selected Sales from Summary 59.79%




Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "MID-4" - 8.93 Acres/388,991-SF

Youngstown and Southern Railroad - Columbiana County, Ohio

-94 -

ELEMENT OF COMPARISON L-16 L-17 L-18 L-23 L-24
Sale Price/Square Foot $0.16 $0.11 $0.06 $0.02 $0.48
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.16 $0.11 $0.06 $0.02 $0.48
Market Conditions (Sale Date) 1.10 1.00 1.10 1.10 1.10

Jan-96 Feb-98 Sep-96 Aug-95 Dec-95
Price After Adjustment $0.18 $0.11 $0.07 $0.02 $0.53
OTHER ADJUSTMENTS L-16 L-17 L-18 L-23 L-24
Location & Zoning 1.20 1.20 1.20 1.20 0.70
Physical Characteristics 0.70 0.70 0.70 1.00 1.00
Access 0.70 0.70 0.70 1.00 1.00
Frontage & Visibility 0.90 0.90 0.90 0.90 0.90
Size (Area) 0.70 0.70 0.70 2.00 0.70
Total Other Adjustments 0.37044 0.37044 0.37044 2.16 0.441
Indicated Unit Value $0.07 $0.04 $0.02 $0.05 $0.23
Composite Adjustment 59.25% 62.96% 39.25% 137.60%  51.49%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.08

Standard Dev  $0.08

Composite Adjustment - MEAN
Five Selected Sales from Summary 74.11%
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Real Estate Appraisal Associates
Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "DAR-1" - 34.00 Acres/1,481,040-SF

Youngstown and Southern Railroad - Beaver County, Pennsylvania

-96 -

ELEMENT OF COMPARISON L-1 L-2 L-5 L-6 L-9
Sale Price/Square Foot $0.02 $0.03 $0.06 $0.10 $0.26
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Market Conditions (Sale Date) 1.00 1.10 110 1.10 1.00

Apr-98 Feb-94 Dec-94 Jul-95 Dec-97
Price After Adjustment $0.02 $0.03 $0.07 $0.11 $0.26
OTHER ADJUSTMENTS L-1 L-2 L-5 L-6 L-9
Location & Zoning 1.00 1.10 1.00 1.00 0.80
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 0.80 0.90 1.30 1.20 1.10
Total Other Adjustments 0.2744 0.33957 0.4459 04116 0.30184
Indicated Unit Value $0.01 $0.01 $0.03 $0.05 $0.08
Composite Adjustment 72.56% 62.65% 50.95% 34.72% 69.82%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.03 .

|Standard Dev  $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 62.14%
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "DAR-2" through "DAR-7" and "DAR-11"

ELEMENT OF COMPARISON L-3 L-4 L-7 L-10 L-11
Sale Price/Square Foot $0.08 $0.09 $0.24 $0.64 $0.69
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.08 $0.09 $0.24 $0.64 $0.69
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.08 $0.09 $0.24 $0.64 $0.69
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.08 $0.09 $0.24 $0.64 $0.69
Market Conditions (Sale Date) 1.00 1.00 1.00 1.00 1.00
Feb-97 Jan-99 Jun-97 Dec-97 Apr-97
Price After Adjustment $0.08 $0.09 $0.24 $0.64 $0.69
OTHER ADJUSTMENTS L-3 L-4 L-7 L-10 L-11
Location & Zoning 1.00 1.00 1.00 1.00 1.00
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 1.10 1.00 1.00 1.00 1.00
Size (Area) 2.00 1.50 1.20 1.20 1.20
Total Other Adjustments 1.078 0.735 0.588 0.588 0.588
Indicated Unit Value $0.09 $0.07 $0.14 $0.38 $0.41
Composite Adjustment 7.80% 26.50% 41.20% 41.20% 41.20%

Indicated Unit Value - MEAN

Five Selected Sales from Summary $0.22
Standard Dev ~ $0.15

Composite Adjustment - MEAN

Five Selected Sales from Summary 31.58%

Youngstown and Southern Railroad - Beaver County, Pennsylvania
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Valuation and Consulting

LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "DAR-8" - 9.16 Acres/399,010-SF (Also DAR-9 and DAR-10)

Youngstown and Southern Railroad - Beaver County, Pennsylvania

-98-

ELEMENT OF COMPARISON L-1 L-2 L-5 L-6 L-9
Sale Price/Square Foot $0.02 $0.03 $0.06 $0.10 $0.26
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Condition of Saie (Motivation) [.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 30.06 $0.10 $0.26
Market Conditions (Sale Date) 1.00 1.10 1.10 1.10 1.00

Apr-98 Feb-94 Dec-94 Jul-95 Dec-97
Price After Adjustment $0.02 $0.03 $0.07 $0.11 $0.26
OTHER ADJUSTMENTS L-1 L-2 L-S L-6 L-9
Location & Zoning 1.00 1.10 1.00 1.00 0.70
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.70 0.70 0.70 0.70
Size (Area) 1.00 1.30 1.50 1.50 1.50
Total Other Adjustments 0.343 0.49049 0.5145 0.5145 0.36015
Indicated Unit Value $0.01 $0.02 $0.03 $0.06 $0.09
Composite Adjustment 65.70% 46.05% 43.41% 3.41% 63.99%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.04

Standard Dev  $0.03

Composite Adjustment - MEAN
Five Selected Sales from Summary 52.51%
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LAND SALES SUMMARY ADJUSTMENT GRID

Economic Parcel "DAR-12" - 16.14 Acres/703,058-SF

B

Youngstown and Southern Railroad - Beaver County, Pennsylvania

-99 -

ELEMENT OF COMPARISON L-1 L-2 L-5 L-6 L-9
Sale Price/Square Foot $0.02 $0.03 $0.06 $0.10 $0.26
Real Property Rights Conveyed 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02- $0.03 $0.06 30.10 $0.26
Financing Terms 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Condition of Sale (Motivation) 1.00 1.00 1.00 1.00 1.00
Price After Adjustment $0.02 $0.03 $0.06 $0.10 $0.26
Market Conditions (Sale Date) ’ 1.00 1.10 1.10 110 1.00
Apr-98 Feb-94 Dec-94 Jul-95 Dec-97
Price After Adjustment $0.02 $0.03 $0.07 $0.11 $0.26
OTHER ADJUSTMENTS L-1 L-2 L-§ L-6 L-9
Location & Zoning 1.00 1.10 1.00 1.00 0.70
Physical Characteristics 0.70 0.70 0.70 0.70 0.70
Access 0.70 0.70 0.70 0.70 0.70
Frontage & Visibility 0.70 0.706 0.70 0.70 0.70
Size (Area) 1.00 1.30 1.50 1.50 1.50
Total Other Adjustments 0.343 0.49049 0.5145 0.5145 0.36015
Indicated Unit Value $0.01 $0.02 $0.03 $0.06 $0.09
Composite Adjustment . 65.70% 46.05% 43.41% 43.41% 63.99%
Indicated Unit Value - MEAN
Five Selected Sales from Summary $0.04
Standard Dev  $0.03
Composite Adjustment - MEAN
Five Selected Sales from S Yy 52.51%




AT
s

1oL

000°798

000°0pS

000'01§

000'tS

000'7§

000'lS

UOISN{300)
anges

Real Estate Appraisal Associates

Valuation and Consulting

N WD B VD B VD R G R G

(0211} oD vaggy 1wy

g 13y ey
20y 139 ey
1VHLAY Y101 V1oL 1DVHIAY wviop
Hes we 1t 9wus RT01EO'E NMOLSDNROA 40 AL
2ur) umoisduna g Jo
[enuapisay AL URWPILOY O} 3y PjouRIpUf
000015 901 (7T USAI TN P2sey 2uaipoy
0SLMS s § bl st s 065°LEE 000'ss R IeHuapIsaY 93
INUIAY RIOUTIPY] O] INUIAY {INOS
000015 00§ 82121 [enuapisay (@SA) 1§ 1391eg du12y
06115 005"1§ i 9L €008 0LYEED 000'7S 008 9Ll [enuapisay letuapisay
PoUIqO) $[321E4 snonSnucs-uoy
13301 YIMUNO 0) VOSWRLNAY
N ozos 671621 [Enuapisay  (TI/SA) €7 T # [93d 002190y
0z2'Ts vE6'lS 000'Z§ 000 1 H 0 568y 5008 17161171 tetnsnpu] tetnsnpuy rA
ANUIAY PROS 01 2AY purjog
000°01S 0703 62187 Ienuapisay (U5 A) ta 193umg 30u33350y
056'LS 926'95 005'15 980 oLy €008 898'0£7 000'ZS 5008 €11 letnsnpuj feLnsnpug €A
1INg AYAGY JO YuON o}
1S S2UO[-SNUIULA] SNONSNUCD-UON
[Z4 00095 stos 60111 teinsapuy (S A) Ta 192ey 35031352y
059'15 96T 005'i5 000 ore 5008 96y 000'pS 010§ LR KT NE] tuisnpuy A
1§ SIUOS-SPUIWLZ ) s0oN3HU0d-UoN
YN 00095 S108 671621 IeLnsnpu) (I/SA) 14 192184 226213j2y
siLs ¥$(S 005'zs wo 620 9005 w9 000'yS 01 08 BT fernsnpu) A
NMOLSONNOA 40 AL
[ I P Y (TR EN ) R EYEREN)) ] oV [CELSEY) 1308 GviRgl  TLHOs »a) PAGTEM BN [ PpUs T sI5() pur] ON 3%
VOIAPUO)  UOISAPUO)  UOKEN|IL0) uoisngue)y S3uvy aduey saeg 1saydiyg Juuoquian Mooy
ETON anje nun anjzA wun A anep siqesedwo)
pasnipy pasnipy pasnipsun pasnlpenny
ALNNOD DNINOH
SAMIVA LINO J0 NOLLVARIAA
' 1 , 1 1 1 1 1 '
L d e ﬂf —a o »!,.L [ r.:L [ hth

G0 S G R GHES B

- 100 -



(Doay) uoresopy 1IN

M 2 aAmav
sy 13g sty
VIV IvioL vioL ADVHINY “IvaoL
LLTYRE (224 65 06E0S HaX YNl JHISNMOL NYIWAYYOR
(drysumo | uswpieoy)
astgy Hogaug 1e palg wIyineg
aidg 1 no-wny
VN 000'075 0L08 (8/5A) 14 13>1ed
029'028 6 LIS DO001S 000 W 0208 1780 000015 ov 08 AR E I The} jetisapuy so8
(diysumoy] urwpivog)
PROY AI8IY WIANSIM,
N (S14wue) 01 NUIAY PUR[IOIS
- puoroy  pavsolly 000°028 008 921621 nuapIsIY (11-9/5A) In121eg
000083 o0v'eLS L9v'988 0001 &1 oL S8 999'SHE 000°01$ oS R RSt b i ] jsisnpuy {etnsaput ro’
(drysumoy, uswpreog)
anuaay puenodg “x0iddy oF
(PY PI2YURD-urwpIROg) ¥ZT 'S'N /S
pawOY  pHOIOUY 000°007S 00'5S [ il U19/5A) 19 1221%d
000’05 1$ [l 41 9960615 000'DES wi E34 oLos 999'542 000'0¥S 1S KRR tewasnpug [3¢]
g
= (P PLYUSD-uswpIeOy YY)
[ |¥1213uw0]) P2 S'N /N O) PYOY SMIPVIA
2 puosoyy  poYlY 000011 [243 01-1'81 [ RuIwO) (975 'WSA) 1N 1%
M S0 000'5L18 007'TL1S YIO'SLIS 000'01'S ({3} s oLos »O0ST 000'0¥S 060S teuisnpul 10u
=5 ST—
@3 (v'€ ‘USA) TW 193IRd 30312§2Y
o .m ooy paieojty 000'S 1S 0U0s (9° "BISA) 1R 19200 22U213)2y
m.fw 000528 002'92§ SIR'ZLS 000'5S 001 " 0108 15144 000°015 0zos 1ehuap1say fenuap1sad 108
M. ] JIHSNMOL NYWGY YO8
£
- By gy WAOs») GV R N v {1305 Ba) 1308 GHy g (1105 By PaAGIRM ERE T 5350 puTy ON (218y
8 UoN[oUO)  UOISAIUOD  HOISH(IUOD uoNU0) sdury adury sayes 153 Fuuoqudon 2nw0u033
@w 9 anep aneA angea wun amea U AN AU apqesediwo )
] pansnipy pasnipy pasalprun  paisnlpeuyy
= 3 ALNNOD ONINOIVIN
G
R —~

SANIV.A LINO A0 NOLLYATREA

~ U S U0 T U U N U0 RS S U R VAU S D D [ G [ G [ G [y e S R

- 101 -



QUU'TIYS

LT

D00'esES

H0'TYS

LTI

(LY 3

000515

w
13
-
(2]
g .
e 000015
4

1Y)
S
«®
a3
m M 000'SPS
20
< —
o= T
- S A
25
23
1
$3
[~

| WD B D B GRS R G0 R G

SN Dy EN]
(2421 ooy BILLS'E
EN
wn Yyt
sy a8
€657 19’6111
»oy s
(2414 801101
wny
A g Moy
2y 1y oy
1OVHAY ‘vion wioL JOVEIAY ioL
000'8$ 65'9 98w £81°08 6UR L
00'01s 4
STTLTS LIRS 00s°1s (223 SNl FLY 0oL 00s°15 5008
000'D8S W'
0S¢°IS ¥95°1S [LLEIE 0o 600 orus 0z6'¢ 000'01$ 0708
000°08$ 00Zs
00C'€S cig'es wo'0Is €00 f€o [y sLE'v 000°01§ ozos
pawsoyy puwryy 000'08S 00T
0Ir'LLS FIARTH 000'01$ 90 L3 [ 084'SL 000'01$ 0z'os
pawoyy PNy 000015 0r'os
SLY'LLS L66'68 00s°1S 0’k SY'L 1tos PETELE 000'CS $0'0S
paosoy Py 000'0£S 0L 08
v66'8pS £8Y'CrS 000'0ts 1 (L34 0z 0% L8 2%14 000'01S 0z 0§
Govng TEOSHY 6V Rd) In J¥ 1205 12g) aos 3y gy 0SB
uoisn|u0) [CUNUETTRY [TURLTE S VOINIU0) aduey duey
anjep E e U an[eA N aN(eA 3u() AEA N
paisnipy painipy pasnfprun  pasnlpeuy
VIVA LIND JO NOLLYAIY3G
! ! ! 1 1
Load Ll b b L

[4an Iatag]
0T011°L

1
w101

LG N v4nt
911176

9151
AR NE]

[EILETY

sopg
apgesediso))

|edswwa)y

m2WwwWe)

|eansnpuy

Sy
feapisay

ENEE T

waydiy

-

Jengnoudy

[E1213un
[Eta13uwn

[eRwwe)
[UEIETITSY

|ensupuy
[LEIENRY

{eeasnpuy
jesnsnpuy

femsnpug
nuapisay

S350 puv ]

Bunoqudon

D I UUED S G R G R S|

(vaap) wonprony usratsy

“IVAOL ALNNOD ONINOHYIN
w104 djysumo sonway

1m0] diysumo) uewpisoy

#1041 uwarsduno jo K1)

LHVININOS LINAOD ONINOHYIN

JIHSNMOL HAAVIES

(rrus vxv)
proy dur') A1uno ) 1w 1apiog Kiuno )
cubiquingo’y - $uno ) Futoyesy o)
diysumoy 13arag wanos yInoip
(vunn) yuoN) A3y uadnoy
{S1-11/5A) en PRy

9-34

poN) Aty vadio)y
18] snoadiiuo )-voN

(LL/SA) tr (21eg
sau

(zuir] yuo)
Aoty aaem
[931%4 puw] snonduuoy-uoN
(HL/SA) tH 1Pa8g
rag

{mury yuon)
K|y s1em JO S/N O
{+91 ¥S) peoy uogsrT umaisdunoy
(L1-9 /SA) Lw 12214
€31

(digsumoy saedg)
($91 YS) proy uogsr] umoisBunop
0} proy ¥|[¥)-uOUY YUON
(19 /5A) 1IN 129G
34

(diysumo] 1atag)

Ppeoy ¥j|8)-uowuag YuoN

0) proy IAIFIY WANSIM

U1-9/5A) 112229
1-38

JIHSNMOL ¥3AV3E

oN (20itg
Muouodsy

ALINNOD ONINOHYI

-102 -



HREIS
[ETNT S
1oL
oun'ers

000018

000°s§

0005 1§

e

Real Estate Appraisal Associates

Valuation and Consulting

W B U R W

[TIITETS)

(0317} wonDIOYY IR

Y g SBowsy
any ang oy
1OVHAAY LOL vioL ADVAIAY ‘Y1048
WY'rS bl wol suus 90'cLy YNVISNNT0D
adeja wuriquingor)
1wang susanbng o
Buissa1) Y o uusg
000TIS otos 611211 lenuapisay (1/ZA 1091/SA) pH 13284
0sTIIS 127885 000'sS 90 [144 6005 01086 000'LS sios T tewnsnpuy Ietnsnpuy 57100
: 23eiA suwquino)
Buisso1) ¥ uuag of
13ans proJjsey S/S
00071S 0£'0s 61-1°T11 (9U/5A) €X Poeg
05098 YRS 000's$ Lo [E4]] 6008 80L'TS 000'LS sios 1T (swsnpuy 10D
23v|lA suBIqUINIO]
13ng prosey of
12308 ydingsuig
000TIS 0£°08 61-1°2171 I=nuaptsay (9USA) Th (23189
00L'CS 10628 000'sS 0 vo 6005 {4 000'2S sros T Isisnpug €100
adrip suwquingo)
2ang ylngsing o
INUIAY Weg I5T] §/5
00025 oros 0161 wasnpuy (9USA) 1w 1221wy
009'LS 12998 0005 870 @l oLos "y 000's$ sIos TS 1esuI0 ) 100
rueIquIN) / dm | PRI UAON
anuIAY ] I5¥T OF pl ¥S
aury "0 dutuoye/ 00 sumquino))
000'sS 080§ STIPE . iy (SISAY Ly Pumg
or'sis [4TYTH 000'€S 6.0 vs 8008 868'€2T 005°¢S or'es VS0 1enup1say  (enupIsY 1100
YNYIENN10D
By Rl TEHOS»a (v R W k12 [FEY ) E0s BSVERY T30S B (LN NP PUS s pury ON 12358g
UOISNII00)  LOISAELO)  NoKRILN.) oisnpu) 2qury aduvy soydiyy Junogyden awounsz
ansA anpen e wun anEA anEANUn  IngeA Hun
pasnipy pasnipy pasnipruny  paisnfprug)

(G0 R D B W

SHIVIVA LINN 40 NOLLVAIYYA

D B S

L]

ALNDOD VNYIENNTOD

L a0 L g

-103 -



——

¥CRYIN

9Ly
IV LOL
00U'LES

00018

000'0ES

000038

000’578

000C1S

anea

Real Estate Appraisal Associates
Valuation and Consulting

UOISHU0)

Yt

20y g

0%0°ZIS

SHO'IZS

08061

$91°1TS

$S0'HIS

@5y 1g
uosnjpuo)y
anjep

Aoy
sFvany
ADVHLAY  IVAOL 101
Wuos'ls s Lres
pavsolty pupsopy
L05°01$ 005'1§ @0 v0'8
pvsoyy  puvsogy
PEBIS (LI STt o
pouvsoyy  paoagy
wy9is 005°1S e wu
pavony  pavsoyy
SHS'PLS 00s'1S 9l el
pomsogy  pavsoyy
I8'TIS 00515 LX) L
1405 Rd) Ty »yg) W ov
uoisnPuO)  woIsngIue)
nen ANEA [
paisnipy paisnipy
L1 L {
N | N—

(022y) wormsony 1uswday

IOVHIAY ‘wiolL
oS nse'e JIHSNMOL QTAIAIVS
1§ Peoy Auno) 01§56 'Y'S
000'€S o108 ST € sy (9°1ZA) 10 P2sed
€00 T sE 000'1S $0'08 1181911 Tenuapisay s-uvd
853 Y'S 01 pEOY MAAISAID
000'sS si'0§ €112 8y (9-1/ZA) 1x 1922g
fo0s 000'Z§ S008 R IRe AR TRy (enuapisay ruvi
Proy manisai)) o) proy ey AlI3N
000'sS sio§ [1aa Mt v [CRUZNTAL ]
€00 £40'bSS 000'ZS 00§ WIS L] cavi
peoy yieg K112 o proy 23N
000's$ $108 @81 9-17TA) 1922129
Y005 RO 000'Z§ S0'08 SRR [sauapisay Tavy
proy 29N 01 13 ausanbng
000'sS $10s € |sasnpuy (9-17ZA) 1# 19917y
00§ LE0°13E 00028 S008 NPT lenuapisay (R 7]
JIHSNMOL GT314Y1V4
35550 Los 213V 154) (14 55 »4 [SITE sns@puy sEnpuE] ON 13358
s8uey I3uey savg 1s3ydsh Fupoqydray Mnwouory
mEANUn  amEp n aqesedwo’y
paisnipsuny passnipeun
ALNNOD YNYIBWNN'I0D
SANIVA LINO 30 NOLLYAREIU
1 1 1 1 1 v ‘ 1
| Lo L] S 7] [ A\p L] “l.asl_ [ Ll mft.ls

-104 -



YIS
vy

wioL

[T

[y
oMW1
wi
I
-
=
8
8
@ 000°¢S
é %0
<3
53
4
® g 000¢1s
o <
20
<3
m S oA
- X B L7
G2
=3
«
93
[N

L L d

Y 0]

0s 05
0rss s
061'CS 7988
oSS s01°11$

[EE172) N TP )

uoISHNOD)  LOISNLO)
e ELL7Y
poisnlpy

ADVHAAY VILOL ‘wiot AOVHINY
woses ol SUBL wos
0s 000§ iy
0s 5T SU81 000§ 0 [ 0008 [enuapisay
N 000°08§ 0078 sy
00515 000 950 €008 voe'vT 000'8S oz'os 1enuapisay
VN 000'01S 0z 08 3y
00015 000 617 £008 96€'56 00078 $0'08 tenuaptsay
000°07S oL0s sy
0SS ot 05's7 1008 ORLOLL 000'sS 0z 0s Jsnuapisay
By 33g) W v (PR EY)) 08 Gy gl T 0s2d) [SIEE T
uoIsHU07) uoISNEOU0 ) duey aduy EETEN 1531
anjep wuny anjeA wup) aaEAun  anqeA Bup ajquseduin )
paisnipy pasnlprury  parsnipeuny
SAHYIVA LINN A0 NOILYAIRIAA
i { 1 1 i !
[ DI RS N WS S G E SR R G B

(02113 wino oy owdss

ISNAVOL NOY N3

1AM AH GANAVO 130UVd 334 ¥V LON

13y
Teiuapisay

3By
[snuapIsay

By
tenuapisay

Tssnpee

Juuioqydian

G [ G B G R GHD B

diysumo uny 3

LLSv6LY 01 ISEI+EPE uonTIS

s1350y 01 voudssinu) jeusis

T3DUVd 334 V LON (5/1A)
N3

uny I3 (12 133§) 1onpmiA voryig
(92184 puT SrONSHLOD-UON
(€PMO/IA) 1H 12018

©¥13

diysumoy uny 3
(11 1398) 1wawdag snondnuo)-uoN
PY 21307] Ysn7 put pg1 YS Mg
(¥S/0M0/1A) 14 [300g

[ M}

diysumoy uny 313
uondsiduf [eudis ol ¢ |§ PY 0D S5
(91ZA) 1w 193124
[ uk]
JINSNMOL NNY ¥4

ON 335§
Inwouery

ALNNOD YNVIHINNT0D

- 105 -



THerls
el

voo'LaTs
000'r9S
LITPTEY

[TTYR4HY

1t 6y
ol iy
vioL
VONrIS

BOIS'S1S

00$°CS

L U8

0UO'SHS

[EIEITS)
anjep

Real Estate Appraisal Associates

Valuation and Consulting
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Based upon our analysis of the preceding comparable sales, a summary of the applicable
market values for the forty seven (47) segments is presented on the following page

The concluded market value of $873,000 by this approach equates to approximately
$2,874-per acre, given the gross area totaling 303.81-acres. A summary of the segment
market values follows on the next five (5) pages.

However, as stated earlier, the purpose of the appraisal is to determine the value as
defined and upon premise of Net Liquidation Value.
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ALLOCATION OF MARKET VALUES
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MAHONING COUNTY
CITY OF YOUNGSTOWN

E ic Parcel No. SQFT AC MI Market Value Conclusion
Y-1 12,632 029 000 §1.00¢
Reference Parcel #1 (V5/1) NA
Non-conuguous Terminus-Jones St
Y-2 47,785 110 oou $2.00v
Reference Pascel #2 (V5/1) NA
Non-conuguous Terminus-Jones St
to North of Arbukie Street
Y3 230,868 530 086 $7.000
Reference Parcel #3 (VS/1)
Poland Ave to South Avenue
Y-4 48,352 L 000 $2.000
Reference Parcel # 1,2 & 3 (VS/1a) Nod
Wilhamson 10 Fountan Street
Non-contiguous Parcels Combined
Y-§ 333,670 766 T $10.000
Reference Parcel #1 (V5/2)
South Avenue to Indianola Avenue
Y-6 337.590 715 134 $40.000
Reserence Parcel #2 (V5/2,3,4)
Indianola Ave to Boardman Twp/
Ciiy of Youngsiown Line
CITY OF YOUNGSTOWN 1,010,897 .21 33 $62,000
TOTAL TOTAL TOTAL TOTAL
$2.672
$18.747
MAHONING COUNTY
BOARDMAN TOWNSHIP
E ic Purcel No. SQFT AC I Murhes Value Conclusion
BO-1 228.254 524 100 $25.000
Reference Parcel #1 (V5/4,5,6) Allocated Alivcated
Reference Parcel #2 (V5/2,3,4)
Youngstown Border to Mathews Rd
BO-2 250,034 574 1.03 $175,006
Pascel ¥1 (V5/4,5,6) Allcared Alivcaicd
Mathews Road 1o N/S U.S. 224
{aka Boardman-Canfield Rd)
BO-3 215,666 495 1.02 $150,000
Parcel ¥1 (VS/6-11) Allocated Aliocated
S/S U.S. 224 (Boardman-Canfield Rd)
1o Approx Scotland Avenue
(Boardman Township)
BO-4 345,860 754 149 $80,000
Parcel #1 (V5/6-11) Allocased Allocuted
Scouland Avenue 1o
Western Reserve Road
BO-S 89,82) 206 000 $20,000
Pascel #1 (V5/8) NA
Turn-out at Spirex
Southern Bivd st Envelope Drive
BOARDMAN TOWNSHIP 1,129,641 25.93 4.5 $450,000
TOTAL TOTAL TOTAL TOTAL
$17.352
599,264

Valuation Summary
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ALLOCATION OF MARKET VALUES

MAHONING COUNTY

BEAVER TOWNSHIP / NORTil LIMA

Economic Parcel No. SQFT AC MI
BE-1 213416 490 10t

Pascel #1 (V5/6-11) Allocated Allocased

Western Reserve Road to
North Benton-Calia Road

BE-2 333,234 7.65 150
Pascel ¥} (V5/6-11) Allocated — Athocated
North Benton-Calla Road to
Youngsiown Lisbon Roud (SR 164)

BE-3 75,880 174 036
Parcel W1 (V5/6-11) Allocared Allocated
Youngstown Lisbon Road (SR 164)
w N/S of Water Alley
(North Lima)

BE-4 14,375 033 003
Pascel #1 (VS/11)
Non-Contiguous Land Parcel
Water Aliey
{North Lima)

BE-S 3.920 009 .oouo2
Parcel 1 (VS/11)
Non-Contiguous Land Parcel
Cottpen Alley (North Lima)

BE-6 790,014 1815 367
Parcel #3 (V5/11-15)
Cottpen Alley (North Lima)
10 Mahoming County - Columbiana
County Border at County Line Road

BEAVER TOWNSHIP 1,431,439 3286 6.59
TOTAL TOTAL TOTAL

MAHONING COUNTY SUMMARY

Acrex Miles
City of Youngstown Total 1,010,897 .21 3
SF Acres Mliles
Bosrdman Township Total 1,129,641 2593 4.53
SF Acres Miles
Beaver Township Total 1,431,439 286 689
SF
MAHONING COUNTY TOTAL 3,571,978 82.00 1444
SF Acres Miles

Valuation Sumumary
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Market Value Conclusion

$45,000

$16.00u

S15.000

$3.500

$1.500

$25.000

$100,000
TOTAL
$3.043
$15.163

$62,000

$450,000

S100,000

$612,000

57463
542,396
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ALLOCATION OF MARKET VALUES
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COLUMBIANA COUNTY

COLUMBIANA VILLAGE/ FAIRFIELD TOWNSHIP

Vluanion Summary

-112-

Economic Parcel No. SQFT AC Al Market Value Concl
oL 223,898 514 079 $15.000
Parcel #1 (VS/15)
Columbiana Co./Mahoming Co Line
SR 14 10 East Park Avenue
CoL-2 66,211 1.52 028 $7.000
Pascel ¥l (V$/16)
S/S East Park Avenue 10 Pitisburgh Street
coL-3 32234 074 004 $3.000
Parcel #2 (V5/16)
Pisburgh Sureet to Railroad Sireet
coL-4 52,708 121 0.07 $5.000
Parcel #3 (V5/16)
S/S Raulroad Street to Penn R R Crossing
COL-$ 98,010 225 016 $10,000
Parcel #2 (V5/16 or V2/1)
Penn R R Crossing to Duguesne Street
COLUMBIANA 473,062 1036 134 $40.000
TOTAL TOTAL TOTAL TOTAL
siaes
Sy a3
COLUMBIANA COUNTY
COLUMBIANA VILLAGE/ FAIRFIELD TOWNSHIP
Economic Parcel No. SQFT AC MI Market Vaiue Conclusion
FAR-1 321,037 7.37 070 $12.000
Parcel #1 (V/1-6) Allocoted  Alioeicd
Duguesne Street to Metz Road
FAR-2 614,632 (LA N 11e $25.000
Parcel #1 (V27)-6) Atlocared Atlovaicd
Metz Road to Kelly Park Road
FAR-3 554.083 nn 117 $20.000
Parcel #1 (V2/1-6) Allocaied Allwuied
Kelly Park Road to Crestview Road
FAR-4 611,147 14.03 125 $20,000
Parcel #1 (V2/1-6) Aliocaied  Allocaied
Crestview Road 10 S.R. 558
FAR-$ 350,222 8.04 083 $10,000
Parcel #1 (V2/1-6) Allocated  Aliovared
SR 55810 County Road 517
FAIRFIELD TOWNSIIP 2,451,121 8627 817 $87,000
TOTAL TOTAL TOTAL TOTAL
51.546
516825
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ALLOCATION OF MARKET VALUES

COLUMBIANA COUNTY
ELK RUN TOWNSHIP
Economic Parcel No. SQFT AC M) Murkes Value Conclusion
ELK-1 1,110,780 25.50 Lie $12.006
Parcel ¥1 (V2/6)
/S Co Rd 517 to Signal Intersecuion
ELK-2 95,396 219 oo $3,000
Parcel #1 (V1/Omo/Sa) Na
Biw SR 154 and Lusk Locke Rd
Non-Contiguaus Segment (Sect 11}
Elk Run Township
ELK-3 24,394 056 (129 $iw0y
Parcel #1 (V1/0ho/3) NA
Non-Contiguous Land Pascel
Elkion Viaduct {Sect. 21) Elk Run
ELK- 0 1875 % 0
(V1/5) NOT A FEE PARCEL
Signal Intersecuion 10 Rogers
Station 343463 52 10 4794577 .
Elk Run Township
NOT A FEE PARCEL OWNED BY RV]
ELK RUN TOWNSHIP 1,230,570 . 1s2s 110 $16,000
TOTAL TOTAL TOTAL TOTAL
S5t
8i4.343
COLUMBIANA COUNTY
MIDDLETON TOWNSHIP
Economic Pareel No. SQFT AC 31 Alurket Value Conclusion
MID-1 2,048,191 4702 639 $45.000
Parcel ¥1 (V1/6-9)
1290 West of SR 7 (Rogers)
10 OH/PA Line Negiey (814+64.1)
MiD-2 8712 0.20 000 $500
Pascel %1 (V1/OmofT) NA
Non-Conuguous Parcel
595+92 65
MID3 64,904 1.49 0.00 $3.500
Pascel #1,2, snd 3 (V1/0hio/9) NeA
Non-Conuiguous S/S Commerce Swreet
Village of Negley
AID-4 388,991 893 036 $135.000
Parcet #4 ang 5 (V 1/0hio/9} Spur
Adjoning Parcels (Rail Yard)
MIDDLETON TOWNSHIP - 2,510,798 57.64 678 364,000
TOTAL TOTAL TOTAL TOTAL
St
59.477
COLUMBIANA COUNTY SUMMARY
Acces Miles
Faiefield Twp aad Columbisny 2,924,183 67.13 6.51 $127.000
SF Acres Miles
£k Run Townskip 1,230,570 2825 L0 316,000
SF Acres Miles
Middieton Towaship 2,510,798 5164 $64.000
SF
COLUMBIANA COUNTY TOTAL  6.665,581 153.02 1436 $207.000
SF Acres Miles
51,351
Si4411

Vatuation Summary
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BEAVER COUNTY, PENNSYLVANIA
DARLINGTON TOWNSI{IP AND OTHER

ALLOCATION OF MARKET VALUES

E ic Parcel No. SQFT AC M1 Murket Value Conclusion
DAR-1 1,481,040 3500 489 §15.000
Pascel #1 (V1/Penna/l, 2, 3, 4)
Ohio-Pennsyivama Sue Line
10 SR 51 1n Darhngton Township
DAR-2 283,140 6.50 08! $15.006
Parcel k1 (V1/Penna’l, 2.3, 3;
SR 31 10 Darlington Borough
Darhnygton Township
DAR-3 18,644 043 oul St
Parcel 1 (ViaPend)
S/S Thurd Sureet al Marun's Alley
DAR-4 16,117 037 [ $1.000
Parcel #2 (Via/Penn/d)
S/S Third E/S Mornis Street
DAR-§ 436 0.01 00l 50
Parcel ¥3 (Via/Penvd)
S/S Third (Tnangulated)
DAR-6 4350 010 0ul S50
Parcel 84 (Vla/Pennsd)
N/S Third E/S Plum
DAR-7 12,032 029 003 $1.0u
Parcel #5 (ViaPennid)
NIS Third to Borough Border
DAR-8 399,010 916 (N $10.006
Parcel 46 (Via/Pennid)
East Borough Line to PA DOT
DAR-9 30,492 070 000 §1,000
Parcel #7 (Via/Penni4)
Triangulaed Adj Excess W/S #6
DAR-10 21348 045 000 3500
Parcel #8 (V la/Pennid)
Trangulaied Ad) Excess E/S #o
DAR-11 20.136 060 000 $1.000
Pascet #1 (V 1/Penn/S)
New Galilex Boro (Big Beaver Twp )
Non-Contiguous (1226+50)
DAR-12 703,058 1614 p>] $3,000
Parcel #1 (V Ia/Pennail)
Cannelton Spur
West Darlington Township
DARLINGTON AND OTHER 2,996,405 68.79 9.34 554,000
. TOTAL TOTAL TOTAL TOTAL
S785
$5.845
BEAVER COUNTY SUMMARY
Acres Miles
Darlingion Towaship 2,467.238 56.64 7.92 $38.000
SF Acres Miles
Darlinglon Borough 503,031 11.58 1.3 $15.000
SF Acres Miles
New Gulilee Borough 26,136 0.60 0.00 $1.000
SF
BEAVER COUNTY TOTAL 1,996,405 68.79 9.24 $54,000
SF Acres Miles STaS
$5.445

Vaiuation Summar),
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The gross market value of the Mahoning County segment at $612,000, derived from an
"across-the-fence" direct sales comparison approach, equates to approximately $7,463-
per acre considering the gross area reported at about 82.00-acres.

The gross market value of the Columbiana County segment at $207,000, also derived
from an "across-the-fence" direct sales comparison approach, equates to $1,353-per acre
considering the gross area reported at about 153.02-acres.

The gross market value of the Beaver County segment at $54,000, also derived from an
"across-the-fence" direct sales comparison approach, equates to $785-per acre considering
the gross area reported at about 68.79-acres.

Overall, the gross market value of the entire segment, before discounting, is $873,000,
which equates to approximately $2,874-per acre considering the gross area reported at
about 303.81-acres.

Net Liquidation Value

As mentioned earlier, the purpose of the appraisal is to determine the Net Liquidation
Value as defined. Based upon this premise, an estimate of net liquidation value can be
derived through deduction of associated management and administrative costs of
associated with holding and sale of the property. These costs are normally deducted from
the market value (price). The result is further discounted in consideration of the forecast
marketing/exposure time required to dispose of the segment(s), in whole or in part.

Marketing Exposure Time

Typically, this estimate is based upon comparable sales, or other market evidence such as
listings and discussions with local brokers or other informed market participants.

Implicit in this analysis is; the "reasonable exposure time" reflects a period of time
subsequent to the effective date of value considered necessary to offer, negotiate and
consummate a sale transaction of the subject property at the current market value
estimate and assumes values remain relatively constant during the marketing period; the
reasonableness of the exposure time is predominantly determined by the number of
potential purchasing entities to which the subject property may appeal; and the
"reasonable time" for marketing is distinguished from any specific holding period related
to a proposed or prospective alternate use.

Reasonable exposure is defined as one of a series of conditions under which the
"consummation of a sale as of a specified date", implicit in the market value definition, is
presumed to occur. Exposure time is assumed to always precede the effective date of the
appraisal. It is important to remember, that a reasonable exposure period is a function of
price and time, not time alone.
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Supply and demand conditions were analyzed from the perspective of the informed seller
and purchaser. Local real estate markets were considered on a regional basis from which to
draw prospective purchasers. The estimate of marketing time is largely based on
information gathered through the sales verification process and the appraiser's familiarity
with similar properties within the region. The estimate of the time period is not intended
to be a prediction of a definitive date of sale.

Considering the concluded gross market values, having emphasis placed upon the sales
comparison approach, the estimated marketing time required for the subject property
would vary between one (1) year and five (5) years.

Assuming the property to be offered for sale on a regional basis, by a broker or licensed
representative familiar with the market for this type of property. This estimate of one to
five years assumes the value to remain ‘stable during the marketing period.

Based upon the preceding assumptions and considering comparable corridor sales from
Meander Corporation (Trumbull and Portage Counties) which reflect the subject's general
location, a derivation of net liquidation value is presented below.

This resulting summary presents a discounting of the individual segment sales at 15% for
time after deducting an estimated of 5% of the sales price for minimal administrative and
management costs forecast to be associated with the sales.

A summary of Net Liquidation Values follows on the next three (3) pages and is allocated
among the forty seven (47) Economic Parcels.

The Net Liquidation Value of the Mahoning County segment at $335,000 equates to
approximately $4,100-per acre considering the gross area of 82.00 acres.

The Net Liquidation Value 6f the Columbiana County segment at $100,000 equates to
approximately $653-per acre considering the gross area of 153.02 acres.

The Net Liquidation Value of the Beaver County segment at $20,000 equates to
approximately $290-per acre considering the gross area of 68.79 acres.

Finally, the Net Liquidation Value of the entire property was concluded at $455.000,
which is rounded to $450,000 and equates to approximately $1,480-per acre considering
the gross area reported at about 303.81 acres.

- 116 -




000'SEYS 01 papunoy

9IT'SEES 00r185S 109'0£S 000'7198 0078 AINNOD ONINOHVI IVEOLENS
000'03$ o1 papunoy
659'RPS 000'56S 000'sS 000'001S ,WlE IVEOL JIHSNMOL ¥3AVAH
808'11$ s 0SLETS 0sTIS 000°52S NET! P19'06L
$13S 4 STYiS S8 005'(S 600 0z6'e
106'1$ 2 STE'LS SLIS 005'cS (60 SLEwl
Lr1'ss 2 0sTrIS INT 000°S1$ vl 088's¢L
XLUvs 5 005'6S 005$ 000°01$ s9L PETEEL
psT1ES N 0sLTHS 05TTS 000°S¥S 06’y 9L
[GTEY] 5PaI0IG 1IN DAY UOISR|IU0 ) 3V 1108 ON [951e g
auny e 3L Joase) njep Nwouod?]
0000928 01 papunoy
9v9'9578 005°LTpS 005778 000'05KS £6'st IVAOL  dIHISNAOL NVINGYYOY
£98°01S 4 000'61S 00U'LS 000'0ZS 907 178°68 s-08
€5t'EpS v 000'9LS 000'%S 000'08$ oL 998'sbE 08
969'£6S € 005'Zv1S 005'LS 000'05 1S S6'v 999's1T cog
¥50's6$ v 05T'991S 05L'38 000'SL1S (%3 E0'0ST 708
6LS'ELS [2 0sL'5Z8 05Tt 000'5ZS (24 (14 144 i-o8
%00°S [ [SEN) 5p92301g PN %S (R oV 1408 "ON PEQ
1012%.] IUN0JsI(] awn] e Jjes Jo 150D anjep Jtwouedy
AMfTA WISAY
w)
Q
m-a. 000'0Y'S 01 papunoy
] 126'628 006'85$ 001'es 000'79§ 175t V101 ALID NMOLSONNOX
2
M .mo £68'81$ 5 000'8¢S 000'ZS 000'05S 065'L€€ 9A
Q= v 5 005°6$ 005 000'01§ 0L9'EEe $°A
<3 980°s v 006'1$ oo1s 000'Z$ sy ) A
L8 208'¢S v 059'98 0s€S 000'LS 8980¢2 €A
WC 968 s 006'1$ 001§ 000'ZS SBU'LY A
<3 14343 S 0568 0sS 000°1S w9Tl A
=
&8s %0051 [GTIN) $p390014 19N 73 [TUENTs) v 1408 “ON jdueg
w = 10198, WUROISIC} awin ) 1agsepy 3jus J0150) anjep J1Woundy
G2 anjep wasary
g
—
“ m AEINNOD ONINONVIN
20N

anys unnEpInby§ jaN

| D [y WD [ VOD [ WHED N G B S GO T G S G T G T VS S G T G R G R G B G R

- 117 -



[TTIYTIE 0) popunoy
B56°001S 059'961§ seiots 000'L0TS wsl ALNAOD YNYI—IINTOD IVLIOAMNS

i papunay

008'09S WTAS HH0'YYS oLy YLOL
S 0sTHIS nsLs 000°51$ o8 166"88E PN 14
[STNEY N [34yt3 seis 008'€S Al FO6'Y9 £AIN
9LTs S SLYS 114 00$$ 0o TILs TAIN
THF'rCS 4 0sL'vs 0TS 000'SPS Ly 161°8p0°T [R41
TR} (sseap} SPAA0LY DN uoIsnPULY Y DV Lt OS INTEETY
RGN EYTITY ey ooy
omgs al papuney
L3S'LS wrsis DOXS 000'915 STRL IVLOL

ViIN [0 [ 0 0 0 (PN WN) B3 121
N 0568 uss 000°1S 90 YOE'FD N
N 08¥'TS 0s1S 000°€S 0l T 90E'56 TN
s 00F' 1S 0098 000'T1S 0s ST 8L0lY N3
(B3N] SPISIUFWON s v 1408 ON 138
M gy Ay Jo s )y RIITATE S|
v0o'ors 01 papunoy
60°1FS 059'T%S 0st'rs 000°L8S s IVLOL JINSNA\OL 0141441V
YLvs $ 005°6$ 008S 000'01S 08 st PAZ |
9pp'6S $ 000'61S 000'1S 000'0LS vl i'tg P-avd
9Py'6S $ 000'61S 00’1 000'0Z$ il £850°p$S £-¥ve
508118 § 0SL°¢ZS 0sTIS 000'57S el [T ] Tdvy
399'sS s QOr'EIs 0098 000°T1S (A9 LEQ'1ZE 14vi
W00 S1 (s1eap) SPad0if 1IN %S uoisnguo,y IV 1108 ON 1Pey
0108} NodsK) REUNEES 140 $ JoIs0) njes dwouory
ANeA US|
wn
w 743 0) papunoy
3 toN'yIS 000'8¢S 000°28 000'0rS 9801 IVLOL VNYIINNI0D
%
2
4] .
< % [T $ 008°6$ 0058 0000t (144 010'86 $710D
— M TS S osL'ys Y41 000°sS 1l 30L°Z§ ¥-100
ﬂ 3 LIFIS s 05878 osts 000°¢S ¥Lo [{2erd3 €100
‘® 2 LS $ 059'9$ 0s¢s 000°LS 14y} 199 7100
S v80°tS S 0STPIS osLs 000'SIS LI} BO¥'ETT 1-100
80
< %00 (s183) SPAIVIE PN %S [BILTEITS) B} 14108 "ON [2ie4
o = uno3asiq TREN TN anjes Moo |
- S .
< = d
23
2] m AINGOD VNVISINI0)
=32
] .m ey nonepinl »y
S ! b

-
L
-
[
-
L.
-

{ GHED [ G B G B G R S | SV R G R GRS R GRS N GO I G N GHE E GHD

-118 -



000058

o) popunoy

ROT'SSFS 050'9185 056'7pS 000'ELRS 18t08 ALHHJOY] GASIVYLY “IVLOL
[TTY114% 0} papunoy
vEQ'61S . D00'BES 000'tS 000'kSS 6L°89 ALNNOD HIAVEE TVLOLENS
ovv'0zs 01 papunoy
PEO'6IS 000'8ES 000'TS 000°rSS 6L8Y V104 NOLONITHVU
6LL'ES S 009'tS 00pS 000'8S P91 065'LEE zi-yva
£pss [4 0568 05 000'1S 00 850'€0L 1-gva
[ 424 v SLPS 143 00SS 650 9%1'92 o1-ava
({3 v 0568 0ss 000'tS oL 26V'0¢€ 6-4va
£2LvS 3 005'6S 00sS 000'01S 9’6 010'66€ 3-4va
g (151 v 0568 05§ 000'tS 670 9T iva
- s [4 SLPS $T$ 00$S 0i'0 9y 9-¥va
‘S o0s v [ [ 0s 100 9ty s-avd
=] €5 2 056$ 0ss 000'1S LE0 L rava
A4 (1531 [ 056 0ss 000'1S (o ¥9'81 £4va
< $80°LS s 05THIS 0ses 000'§1§ 059 op1'€82 zyva
== $80'LS s 0sSTHIS 0sL$ 000’518 00°p€ or' 184"l 1rava
=
a3
m 2 %005 1 (s1e32) $p2230id N %S [ZETETR] oV 1308 ON 13318g
rDl- Q hc—uun_ E:OQw_G ung —UJ.NE Jes Jjo —»OU MeA u_Egsmw
M.. O N UG
s
5] s VINV.VLASNNEd ‘ALNNOD dAAVAY
2]
o.“.. M ey uopepinbyp N
(S
=35
=
R
=N
X 1 * ! ] '
.—...L [ L rL rL L . L.._J L | S ,r!» A rfL [ ﬁ )| — _

-119-



ra7 1y m

B
i

r

Real Estate Appraisal Associates
Valuation and Consulting

Comparable Railroad Corridor Sales

The following is a summary of sales of abandoned, or otherwise inactive former railroad
land tracts purchased for a variety of alternate uses gathered from within both Trumbull
County, Mahoning, Columbiana and Portage Counties.

These sales serve as the most similar representative land corridor transactions which
could be beneficial in establishing a value for all or part of the subject on “whole-to-
whole” method of direct comparison.

More importantly these sales were considered as a test of reasonableness when evaluating
the results established by the “across-the-fence” methodology.
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CORRELATION AND CONCLUSION

The direct sales comparison approach is best indicator of the value of a land tract or parcel in
the open market since it more accurately reflects current market activity and the motives of
buyers and sellers for use.

The “across-the-fence” methodology and use of the direct sales comparison approach for
each segment was weighted more reliable as a function of the more recent sales from within
the immediate neighborhoods surrounding the various subject segments.

Moreover, the inclusion and consideration of “whole-to-whole” comparable sales of regional
local alternative-use corridors warranted adequate support for the “across-the-fence”
methodology as applied to value the subject property. Despite the appraised parcels being
both contiguous and non-contiguous corridor segments, bisected by various natural and man-
made boundaries, the direct sales comparison approach appears to adequately reflect a
reasonable derivation of both the gross market value and net liquidation value for the subject

property.

Therefore, based on the investigation and premise outlined, it is my opinion as of November
1, 1999 that the Net Liquidation Value of the property appraised, subject to the definition of
value, assumptions and limiting conditions, and certification in the attached report is:

FOUR HUNDRED FIFTY THOUSAND DOLLARS
($450,000)

The fee or compensation is not contingent upon reporting a predetermined value or
contingent upon any action or event resulting from the analyses, opinions, or conclusions in,
or the use of, this report: Moreover, I hereby certify that I have no past, present, or
contemplated future interest in the property appraised and this appraisal assignment was not
based upon a requested minimum valuation, a specific valuation, or the approval of a loan.

Respectfully submitted,
REAL ESTATE APPRAISAL ASSOCIATES

%/
F. Rossi, MBA
e Certified General Appraiser

o License No. 380382
Pennsylavania License No. GA-000725-L
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EXHIBIT A

Estimate of the Contributory Value of
Third-Party Agreements Assigned

This Exhibit A and the data contained herein is subject to a Protective

Order served October 12, 1999, soverning the production of confidential

documents in STB Docket No. AB-556 (Sub-No. 2x) and STB Docket No.
AB-555 (Sub-No. 2x).
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Contributory Value of Third-Party Agreements
Assigned by Railroad Ventures, Inc. to Venture Properties of Boardman, Inc.

An Instrument of Assignment between Railroad Ventures, Inc., a Pennsylvania corporation
and Venture Properties of Boardman, Inc., an Ohio corporation was recorded on November 4,
1999. This document indicates that Railroad Ventures, Inc. owns 36.7 miles of the former
Youngstown and Southern Railroad Line extending from Struthers, Ohio to Darlington,
Pennsylvania and approximately 2.6 miles of operating rights over the former Pittsburgh and
Lake Erie Railroad for the purposes of interchange with Consolidated Rail Corporation and
CSX Transportation Corporation, their successors and assigns.

In lieu of any recorded conveyance or other proof of actual fee ownership or other interest, it
appears that the estimated 2.57 miles (Map V1/5 343+63.52 to 479+57.7) between Signal
and Rogers in Elk Run Township, Columbiana County may be the “2.6 miles of operating
rights over the former Pittsburgh and Lake Erie Railroad for the purposes of interchange with
Consolidated Rail Corporation and CSX Transportation Corporation” mentioned above.
However, no confirmation was available from the owner or the Pittsburgh, Lisbon & Western
RR.

Moreover, the Assignment between Railroad Ventures and Venture Properties of Boardman
(Mahoning Co. Recorder - Vol. 4399/Page 157) indicates an assignment of all right, title, and
interest in and to the Third Party Agreements to Assignee (Venture Properties of Boardman).
This appears to convey all Railroad Ventures’ licenses, leases, easement contracts, crossing
agreements, and other items of a similar nature. A listing of such third-party agreements
appears to be contained within the “Rental Master File List” of the Youngstown & Southern
Railway Company found at Mahoning County Recorder’s - Vol. 72/Page 332-335. These
agreements appear to be consistent with confidential information subsequently supplied by
Railroad Ventures, Inc.

In general, income producing properties are characterized as real estate (or interests in real
estate) which are capable of generating regular income in the form of rents or profits. As such,
they are normally valued in proportion to their ability to produce income, as well as upon
their anticipated appreciation in value.

An limited valuation analysis of the subject property was performed in terms relating to its
ability to provide a net annual return on investment through income derived from “Third-
Party Agreements.” An estimate of the contributory value of such income was developed by
capitalizing the projected net income at a rate commensurate with real estate investment risk
inherent in the ownership of such property. Such a conversion of income generally considers
competitive returns offered by alternative investment opportunities.

When properly applied, this approach is generally well chosen to provide a reliable value
indication for income-producing properties.
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Inherent in this approach is the principle of substitution: it is assumed an investor will pay
no more for a property than for an alternative investment that produces an equivalent return
with equivalent risk.

Of equivalent importance in understanding capitalization theory is the principle of change
because market values tend to fluctuate irregularly up and down over time for many reasons.
It would be mere coincidence for the equity reversion (value or sale in the future) to be the
same as its original cost. As such one must also take into consideration the surrounding
community, neighborhood, and various economic trends as leading indicators of impending
future changes in value.

Fee Simple Interest and Market Value

An income producing property is not always a parcel of real estate that includes a complete
or full bundle of rights - that is, fee simple rights. Income producing properties, by their very
nature are often leased. Therefore, it may be necessary to consider a valuation of the “lease
interests” as well as valuation of the whole. Hypothetically, the lessor may have bargained

- away some of the property's value to the lessee, thereby creating two properties (interests)

which may be appraised together or separately.

Considering the subsequent assignment of the prospective income once associated with the
subject property, an estimate of the contributory value relating to the known third-party
agreements would be warranted.

Methodology

The value of the income-producing property then can be estimated through two
capitalization techniques - direct capitalization and yield capitalization.

Direct Capitalization. This method is used to convert an estimate of a single
year's income expectancy into an indication of value in one direct step.

Yield Capitalization. This method is commonly known as the discounted cash
flow analysis. It uses the discounting procedure to convert future benefits to
present value on the premise of a required level of profit or rate of return on
invested capital.

(The Appraisal of Real Estate, 10th Edition, The American Institute of Real Estate Appraisers )

For the purpose of this limited valuation analysis, and considering the general stable character
of the income stream, the direct capitalization method was considered most reliable and

employed herein.
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In the direct capitalization method an emphasis is placed on the process of converting
forecast stabilized cash flows (income receipts) into a value estimate by using the
mathematical process of capitalization.

The estimation of a stabilized cash flow for income-producing real estate requires a variety of
judgments and assumptions concerning both the past and the future events. Among these are
judgments conceming the property itself, the future of the neighborhood in which it is
located, the general market conditions that will likely prevail in the future and their impact on
the specific property, future competitive projects, and the future developments in the federal
income tax laws that may greatly influence the after-tax cash flows of the property, along
with a myriad of other factors which may affect the cash flows of the specific property over
time.

In the direct capitalization method, we attempt to correlate to the amount, timing, duration
(or term) and stability of the cash flow to be received by the investor. In the multi-family real
estate market, like most any other, the limits of prices, rents and capitalization rates tend to
be set by the prevailing market prices, rents, and rates of equally desirable substitutes. This
principle of substitution applies not only to property prices as seen in the sales comparison
approach, but also to all income and expense items which must be estimated and projected,
and the rates of return on real estate compared to other real estate investments.

Property Data - Forecast Income and Expenses

The first step in estimating the future cash flows is to collect the most recent operating data
from the present owner. The information presented was provided through a review of the
actual license agreements at the office’s of Railroad Ventures in Boardman, Ohio.

The information is deemed to be CONFIDENTIAL Therefore, I cannot permit any
unauthorized use or distribution of the data presented on the following four (4) pages. No one
should distribute the any confidential information to third parties without the prior written
consent and approval of the appraiser.

The following summarizes the prospective income stream known to be associated with the
existing third-party agreements and prior to assignment. As a result of the conversion of
Ohio Edison’s licenses to permanent easements, the income stream associated with such prior
licenses was deducted from the concluded prospective net income.

Further, a deduction for administration and management, as well as real estate taxes was also
considered in arriving at the resulting forecast of net income for the subject.
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General Descrii

Ohio Beli

Everflow

Ohio Bell

Ohio Edison

Ohio Edison

Ohio Edison

Ohio Edison

Ohio Edison
Buckeye Pipeline
Laurel Pipeline
Laurel Pipeline
Laurel Pipeline
Natural W. Va

OH Bell

Oh Edison

Oh Edison

Ashland Pipeline
OH Bel!

MFG Light & Heat
Con Gas

Penn Power
Natural W. Va

CD Ambrosia
Armstrong Util
Armstrong Util
Boardman Twp Park
Armstrong Util
Boardman Supply
Boardman Supply
Boardman Supply
Boardman Steel
Boardman Steel
Boardman Steel
Boardman Steel
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Ohio Water Service
Penquin Corp

D & L Energy
EOG

EOG

EOG

Licenses and Qther Revenues

Confidential
Income Summary

Commencement Lease Easements Licenses

12/16/58
372291
5/1776
10/1/61
10/1/61
1/1/65
12/1/67
3/1/75
4/1/69
7/20/89
7/20/89
7/20/89
12/17/59
5/1/71
6/1/74
4/30/76
8/1/79
5/18/51
1/31/55
6/1/68
11/10/54
12/17/56
10/15/85
3/1775
3/1/75
2/1/80
3/10/97
3/11/41
12/28/46
3/1/92
8/20/75
6/1/75
6/1/75
91175
711164
8/1/67
11/15/60
4/3/57
10/1/66
11/1/64
10/1/65
9/1/63
8/1/67
3/1/69
12/1/91
8/1/78
2/2/90
9/29/50
10/10/51
3/15/54

(Per Year)

$ 1,200.00
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(Per Year)
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15.00

50.00
20.00
52.00
101.00
64.00
75.00
30.00
100.00
100.00
100.00

67.00
150.00
150.00
120.00

Excluded
(Per Year)

S 20.00
S 52.00
$ 101.00
$ 64.00
$ 75.00
$ 150.00
s 150.00
$ 32.00
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General Descripti

EOG

Fifthian

Mah Co. Comm
EOG

EOG

EOG

EOG

EOG

Everflow eastern
Everflow eastern
Everflow eastern
Everflow eastern
Everflow eastern
Everflow eastern
Eastern Tool
Metal Carbides
Ohio Bell

Ohio Bell

Ohio Bell

Ohio Beil

Ohio Bell

Ohio Bell

Litel Telecomm
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison
Ohio Edison

R & J Trucking
Scamey Ind
Spirex

Mchale
Armmstrong Util
Armstrong Util
Armstrong Util
Armstrong Util
Enon Valley
Brookville Tele
Enon Valley
Enon Valley
Enon Valley
Enon Valley
Enon Valley

Licenses and Other Revenues

Confidential
Income Summary
Commencement Lease

Easements
(Per Year) (Per Year)

9/17/54
8/26/83
8/1/66
7/1/61
12/1/63
9/1/69
2/1/87
5/1/85
1/1/88
5/1/88
12/21/87 $ 1,200.00
11/29/88
7/14/92 $ 1,200.00
1/1/95
12/1/91
9/25/53
91175
3/24/38
3/1/67
5/1/68
975
12/1/80
6/20/85
10/1/75
8/1/75
10/27/50
4/9/58
7/1/61
7/1/61
5/1/61
5/1/63
5/1/63
4/1/67
10/1/75
8/1/76
10/1/95
11/1/84
8/9/93
3/1/65
3/10/97
3/10/97
3/10/97
3/10/97
3/1/75
4/1/88
377
3/1/75
3/1/77
/175
2/1/88
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Excluded

(Per Year)

4,000.00
2,000.00

500.00

1,530.00
100.00
18.00
25.00
4.00
20.00
15.00
25.00
100.00
1,300.00
75.00
75.00
19.00
10.00
779.15
1,241.00
350.80
105.00
70.50
100.00
75.00
90.00
750.00
100.00
2,600.00
10.00
750.00
750.00
750.00
750.00
100.00
100.00
125.00
12.00
135.00
100.00
100.00

75.00
75.00
19.00
10.00
779.15
1,241.00
350.80
105.00
70.50
100.00
75.00
90.00

N AW N YN e
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Valuation and Consulting

General Descripti

Enon Valley

Enon Valley
Beaver Falls Area Ind
Ohio Bell

Central Commercial
Miner Railcar Serv.
Miner Railcar Serv.
Penn Power

Penn Power

Penn Power

Penn Power

Penn Power
PeopiesGas
PeoplesGas
Pittsburgh Tube
Columbia Gas
Natural W. Va
Columbia Gas
MFG Light & Heat
MFG Light & Heat
City of Columbiana
City of Columbiana
Zane Johns

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Edison

Ohio Edison

Ohio Edison

Ohio Edison

Ohio Edison

Ohio Edison

TCl

City of Columbiana
MFG Light & Heat
Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Bell

Ohio Edison

Ohio Edison

Ohio Edison

Ohio Edison

Licenses and Other Revenues

Confidential
Income Summary

Commencement Lease Easements  Licenses
(Per Year) (Per Year) (Per Year)

8/1/80
2/1/88
11/1/65
3/1/78
12/10/58
1/1/88
1/1/88
12/12/40
9125151
5124756
9/17/57
5127/58
9/26/41
9173
4/1/80
8/1/83
3/10197
9/1/66
6/29/56
7/25/57
12/1/33
7/1/45
11/1/83
12/1/46
5/1/62
11/1/69
7/1/84
4/21/58
5/8/58
1171761
6/1/74
6/20/74
6/16/95
10/1/89
9/30/54
1/31/55
9/24/51
5/1/62
11/1/67
11/1/69
SN
12/1/63
11/1/69
6/1/76
3/1/83
4/1/88
8/1/46
8/1/46
1/1/51
177/52

mwmv’mmwwmmmmmummwmmmmmmmmmmmwwvammmmmmmmmmmmmmmmmmw
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35.00
100.00
18.00
25.00
1.00
1,200.00
100.00
10.00
10.00
15.00
10.00
15.00

60.00
100.00
100.00

25.00

10.00

8.00
8.00
100.00
1.00
100.00
3.00

15.00

10.00
100.00

19.00

18.00

20.00
150.00

229.00
500.00

113.40
3.00
10.00
10.00
15.00
60.00
20.00
15.00
185.00
25.00
100.00
10.00
10.00
3.75
10.00

Excluded

{Per Year)

LI I

o

10.00
10.00
15.00
10.00
15.00

19.00
18.00
20.00
150.00
229.00

10.00
10.00

3.75
10.00

| S
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Confidential
Income Summary Excluded
(Per Year) (Per Year) (Per Year) (Per Year)
Ohio Edison 4/21/58 s 1500 $ 15.00
Ohio Edison 5/2/68 N 10,00 § 10.00
Ohio Edison 8/8/58 $ 1800 % 18.00
Ohio Edison 7/1/76 S 166.00 $ 166.00
Ohio Edison 3/11/40 S 1000 $ 10.00
Ohio Edison 4/4/41 $ 10.00 $ 10.00
SUBTOTALS $ 3,600.00 $ - S 29,104.60 $ (4,393.20)
VALUATION SUMMARY
Lease Revenues: $ 3,600.00 Net Income: § 10,289.76
Easement Revenues: $ -
Licenses & Crossings: $  29,104.60
Less: Capitalization Rate Applied: 10%
Ohio Edison Licenses
Made Permanent: S (439320 Indicated Contributory Value: $ 102,897.60
Rounded to  $ 100,000.00
Prospective Net Income: $ 2831140
Less:
Mangement & Adminstration at
10% M (2,831.14)

Real Estate Taxes (After Reduction)
Est. $50/Acre x 303.81-Acres

NET INCOME

Licenses and Other Revenues

$  (15,190.50)

$  10,289.76
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Real Estate Appraisal Associates
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Net operating income is obtained by subtracting projected expenses from gross operating
income. This is the key measure of income used when market value is sought because it is the
measure of return before financing, taxes and capital recovery.

As presented on the preceding page, net operating income (NOI) represents an estimate of
the typical year's income return to the property assuming remittance of all revenues from the
third-party agreements. The forecast net operating income is $10,289 per year.

Direct capitalization involves stabilizing the net operating income and applying an overall
capitalization rate (OAR). The OAR is the relationship between sale price and the property's
corresponding net operating income (NOI). This relationship is commonly expressed

mathematically as follows:
OAR = NOI
SALE PRICE

Band of Investment Method - Capitalization Rate

In the selection and development of a capitalization rate, we utilized the mortgage-equity
method, in which consideration is given to the current availability of mortgage financing and
equity return demanded by typical investors.

The band of investment is a method of deriving an overall rate of return from the annual
mortgage constant and equity dividend rate. The mortgage constant is a ratio of the annual
debt service (principal and interest) to the amount borrowed for a given interest rate and
amortization term. It is the rate that provides a return on and of the borrowed funds or
lender's position. The equity dividend rate is the first-year cash throw-off to the equity
position divided by the amount of equity cash invested. It is also referred to as the cash-on-
cash rate of return or "current” yield expected by the equity position.

Given market information on the percentage that borrowed money contributes (the loan-to-
value ratio) to the investment, the percentage that equity money contributes, the mortgage
terms (interest rate and amortization period), and the equity investor's expected rate of return
for investment in properties of the subject's type, the band of investment method provides
another means of selecting an overall capitalization rate.

The process involves weighing proportions for the mortgage and equity positions by their
respective currently required rates of return.

Current local lending policies indicate limited availability for hotel mortgage loans, yet
typically ranging from 70% to 80% of market value based upon 15 to 25 year amortization
schedule at an annual interest rate of between 8% and 10%, depending upon credit history of
both the property and the borrower. Annual equity returns of between 10% and 12% would
be deemed competitive and sufficient to induce this type of equity investment within this
Northeastern Ohio community.

-132-
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Credit for equity build-up through mortgage amortization was incorporated in the rate. Credit
for equity build-up occurs on that portion of the investment represented by the mortgage
principal (70%) to the extent that amortization has occurred during the holding period.
Weighted by these considerations, the sinking fund factor, at the equity rate, it is deducted
from the basic rate. A five year projection period is considered typical for the subject
property type based upon the limited sale activity among these types of properties in this
local market, particularly since the tax law changes of 1986 and the recent changes which have
yet taken effect since 1997.

Provisions can be made for potential appreciation and/or depreciation over the income
projection period of 5 years. Neither appreciation nor depreciation factors were reconciled in
the overall rate calculated by this method.

The development of the overall capitalization rate, using the band-of-investment method
follows.

Mortgage
9.00% Interest; 15-Year Payout; 70% Loan-to-Value
70% x 0.1208 0.0846
Equiry
30% x 0.1200 0.0360
Basic Rate 0.1206
Less: Credit for Equity Buildup
70% x 0.1405 x 0.1993 0.0196
Rate Exclusive of Appreciation and Depreciation 0.1010
Indicated Overall Capitalization Rate 10.10%
Rounded to 10.10%
Reconciliation

After considering the forecast income stream, and based on an analysis of the quality,
quantity, and duration of the income expectancy, as well as the foregoing derivation of a
capitalization rate, we have concluded 10.00% as appropriate and reasonable for the subject

property.

Having forecast the stabilized net operating income at $10,289 per year (rounded), and in
light of our overall capitalization rate, we can now process them into a an estimate of value.
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The calculation provides an estimate of the contributory value of the third-party agreements
which were in existence for the subject prior to assignment. The results of the direct
capitalization analysis is summarized as follows.

NET OVERALL ESTIMATED

OPERATING INCOME CAPITALIZATION RATE MARKET VALUE
$10,289 / 0.1000 = $102,890
Roundedto = $100,000

-134-
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CERTIFICATES OF APPRAISER
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CERTIFICATION OF APPRAISER

I, do hereby certify that, to the best of my knowledge and belief:
I have inspected the subject property.

I have no present or contemplated future interest in the property appraised and no personal
interest or bias with respect to the subject matter of the report or the parties involved.

The fee or compensation is not contingent upon reporting a predetermined value or
contingent upon any action or event resulting from the analyses, opinions, or conclusions in,
or the use of, this report. Moreover, I hereby certify that we have no past, present, or
contemplated future interest in the property appraised and this appraisal assignment was not
based upon a requested minimum valuation, a specific valuation, or the approval of a loan.

To the best of my knowledge and belief, the statements of fact contained in this report, upon
which the analyses, opinions and conclusions expressed herein are based, are true and correct.

The analyses, opinions, and conclusions are limited only by the reported assumptions and
quality and quantity of information made available to the appraiser. This report sets forth all
of the assumptions and limiting conditions (imposed by the terms of the assignment or by the
undersigned) affecting the analyses, opinions, and conclusions contained in this report.

The report has been made in conformity with and is subject to the Uniform Standards of
Professional Appraisal Practice and the Code of Professional Ethics and the Standards of
Professional Practice of the Appraisal Institute, of which I am affiliated with. The use of this
report is subject to the requirements of the Appraisal Institute, relating to review by duly

authorized representatives.

The appraiser responsible for this appraisal report is a candidate of the Appraisal Institute.
The bylaws and regulations of the institute require members and candidates to control the use
and distribution of each appraisal report signed by such member or candidate, therefore,
except as hereinafter provided, the party for whom this appraisal report was prepared may
distribute copies of this appraisal report, in its entirety, to such third parties as may be
selected by the party for whom this appraisal report was prepared; however, selected
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portions of this appraisal report shall not be given to third parties without prior written

consent and approval of the signatories of this appraisal report.

Further, neither all nor any part of this appraisal report (especially any conclusion to use, the
identity of the appraiser or the firm with which he is connected, or any reference to the
Appraisal Institute or the designations awarded by such organization) shall be disseminated
to the general public by the use of advertising media, public relations media, news media,
sales media or other media for public communication without the prior written consent and

approval of the signatories of this appraisal report.

Anyone providing significant professional assistance is identified on the signature page of this

Jo . Rossi, MBA
Ohio LLicense No. 380382

Pe lvania License No. GA-000725-L
(Geveral Appraiser)

report.
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APPRAISER DISCLOSURE STATEMENT
In compliance with Ohio Revised Code Section 4763.12 (C)

1. Name of Appraiser: John F. Rossi

2. Class of Certification/Licensure:

_x_ Certified General
__ Licensed Residential
___ Temporary

___ General

_ Licensed

Certification/Licensure Number: 380382

3. Scope: This report

_x_ is within the scope of my Certification or License.
__ is not within the scope of my Certification or License.

4. Service Provided By:

_x_ Disinterested & Unbiased Third Party
___ Interested & Biased Third Party
__ Interested Third Party on Contingent Fee Basis

5. Signature of person preparing and reporting the appraisal

%ﬂ/

]6 F. Rossi, MBA

This form must be included in conjunctionfwith all appraisal assignments or specialized
services performed by a state—certified of’state—licensed real estate appraiser.
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EXHIBIT C

ASSUMPTIONS AND LIMITING CONDITIONS
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ASSUMPTIONS AND LIMITING CONDITIONS

The following assumptions and limiting conditions pertain to this report:

Court Testimony
Testimony or attendance in court by reason of this appraisal shall not be required unless
arrangements for such additional services have previously been made.

Legal or Specialized Expertise

No opinion is intended to be expressed for matters that require legal or specialized expertise,
investigation, or knowledge beyond that customarily employed by appraisers. No
responsibility is assumed for matters legal in nature.

No examination or detailed investigation has been made of the title to or any liabilities against
the property appraised. It is presumed that, unless otherwise noted, the owner's claim is
valid, the property rights are good and marketable, and there are no encumbrances which
cannot be cleared through established processes.

It is assumed that all required licenses, consents, and/or other legislative or administrative
authority from any local, state, or federal government authorities either have been or can be
obtained or renewed for any use which the report covers.

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 in the
appraisal report. Further, it is assumed that the utilization of the land and improvements is
within the boundaries of the property described and that no encroachment or trespass exists
unless noted in the report.

Sketches and Maps

Plats are presented only as aids in visualizing the property and its environment. Although
the material was prepared using the best available data, it should not be considered as a
survey or scaled for size. Land areas and site descriptions used in this appraisal were
obtained from public records and have not been verified by legal counsel or a licensed
registered surveyor. The land description is included for identification purposes only and
should not be used in a conveyance, recording, or other legal document without proper
verification by an attorney.

Information and Data

In formulating our conclusions, we accepted without further examination or audit the
information provided by the property owner as accurately representing the current and
historical operation and circumstances of the property unless otherwise noted.

The information supplied by others and considered as part of the appraisal came from
sources believed to be reliable, yet we assume no further responsibility for its accuracy. We
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reserve the right to revise the valuation as required after consideration of any additional
information or more reliable data that may subsequently become available.

Mineral Rights
The value of mineral rights, if any, were not specifically considered in this appraisal unless

otherwise noted.

Unexpected Conditions
We assume no hidden or unexpected conditions of the property exist which would adversely
affect value.

Soil Conditions

No soil analysis or geological studies were ordered or made in conjunction with this report,
nor were any water, oil, gas, or other subsurface mineral and use rights or conditions
investigated.

Soil studies of the subject property were unavailable to us. Therefore, statements herein on
soil qualities shall not be considered conclusive, although they were considered consistent
with that information which was available to us from various other sources.

Structural Deficiencies

The market value estimate contained within this report specifically excludes the impact of
structural damage or environmental contamination resulting from earthquakes or other causes.
We detected no obvious evidence of structural deficiencies in the improvements, unless
otherwise stated.

No responsibility for structural soundness or conformity to City, County, or State building
and safety codes can be assumed without an independent structural engineering report. It is
recommended that the reader of this report consult a qualified structural engineer and/or
industrial hygienist for the evaluation of possible structural/environmental defects, the
existence of which could have a material impact on market value.

Environmental Conditions

Hazardous substances, if present on land or in a facility, can introduce an actual or potential
liability that could adversely affect the marketability and value of the facility. Such liability
may take the form of immediate recognition of existing hazardous conditions; future liability
could stem from the release of currently non-hazardous contaminants, such as asbestos fibers
or toxic vapors from urea formaldehyde foam insulation, through aging or building
renovations.

No environmental impact study has been ordered or made. Full compliance with applicable
federal, state, and local environmental regulations and laws is assumed unless otherwise
stated, defined, and considered in the report.
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Unless otherwise stated in this report, the existence of hazardous substance, which may or
may not be present on or in the property, was not considered by the appraiser in the
development of the conclusion of value. The stated value estimate is predicated on the
assumption that there is no material on or in the property that would cause such a loss in
value. No responsibility is assumed for any such conditions, and the client has been advised
that the appraiser is not qualified to detect such substances, quantify the impact on value, or
develop an estimate of the remedial cost. All concerned parties are encouraged to retain an
environmental expert to conduct a thorough examination and investigation of the property.

Date of Value

The date of value to which the conclusions and opinions expressed in this report apply is set
forth in the letter of transmittal. The dollar amount of any value reported is based on the
purchasing power of the U.S. dollar as of that date.

Inspection

We have made a physical inspection of the property and noted visible physical defects, if
any, in our report. This inspection was made by individuals generally familiar with real
estate and building construction. However, these individuals are not architectural or structural
engineers who would have detailed knowledge of building design and structural integrity.
Accordingly, we do not opine on, nor are we responsible for, the structural integrity of the
property including its conformity to specific governmental code requirements, such as fire,
building and safety, earthquake, and occupancy, or any physical defects which were not
readily apparent to the appraisers during their inspection.

Operating Equipment
Based on our observation only, we assume all equipment to be in normal operating condition.
Operating individual pieces of equipment to test their status exceeded the scope of this

investigation.

Distribution of Value

The distribution of total value between land and improvements applies only under the stated
program of utilization. The separate values for land and improvements shall not be used with
any other appraisal, and such use shall invalidate them. The value or values presented in this
report are based upon the premises outlined herein and are valid only for the purpose or
purposes stated.

Sale or Purchase

Our opinion of value presented herein reflects the appraisers considered opinion based on the
facts and data considered within the report. We assume no responsibility for economic or
physical factors occurring after the date of value which may affect the opinions reported.
Further, we assume no responsibility related to the ability or inability of the owner to locate
a purchaser at the appraised value.
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General Service Conditions

Possession of this report or any copy thereof does not carry with it the right of publication.
No portion of this report (especially any conclusion to use, the identity of the appraiser or
the firm with which the appraiser is connected, or any reference to the Appraisal Institute or
the designation awarded by this organization) shall be disseminated to the public through
prospectus, advertising, public relations, news, or any other means of communication
without the written consent and approval of Real Estate Appraisal Associates and the
appraiser John F. Rossi.

The services provided by the Real Estate Appraisal Associates and the appraiser John F.
Rossi have been performed in accordance with professional appraisal standards. One or more
of the signatories of this appraisal report is a member or candidate of the Appraisal Institute.
The Bylaws and Regulations of the Institute require each member and candidate to control the
use and distribution of each appraisal report signed by them.

Compensation was not contingent in any way upon our conclusions of value. We have acted
as an independent contractor and reserved the right to use subcontractors.

You agree to indemnify and hold us harmiess against and from any and all losses, claims,
actions, damages, expenses, or liabilities, including reasonable attorneys' fees, to which we
may become subject in connection with this engagement. You will not be liable for our
negligence. Your obligation for indemnification and reimbursement shall extend to any
controlling person of Real Estate Appraisal Associates including any director, officer,
employee, subcontractors, subsidiary, affiliate, or agent.

All files, work papers or documents developed by us during the course of the engagement are
our property. In accordance with professional appraisal standards will retain this data for at
least five (5) years or at least two (2) years after final disposition of any judicial proceeding
in which testimony was given, whichever period expires last.

No reference to our name or our report, in whole or in part, in any document you prepare
and/or distribute to third parties may be made without our prior written consent.

We reserve the right to include your company/firm name in our client list, but we will seek to
maintain the confidentiality of all conversations, documents provided to us, and the contents
of our reports, subject to legal or administrative process or proceedings.
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EXHIBIT D

QUALIFICATIONS OF THE APPRAISER
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JOHN F. ROSSI, MBA
1416 Mahoning Avenue N.W. Warren, Ohio 44483-2004
Telephone: (330) 392-3700 Facsimile: (330) 393-5110
E-Mail: Jrossil118@ aol.com

EDUCATION

Ohio State University Youngstown State University
Columbus, Ohio 1981 Youngstown, Ohio 1996

Bachelor of Science in Business Administration Master of Business Administration

Real Estate and Urban Land Economics

TECHNICAL TRAINING SPONSORING INSTITUTION
Residential Valuation and Principles American Institute of Real Estate Appraisers
Standards and Practices American Institute of Real Estate Appraisers
Valuation of Real Property Society of Real Estate Appraisers

Income Property Valuation Society of Real Estate Appraisers

Standards of Professional Practice Appraisal Institute-Michigan Chapter
Valuation and Business Training Course American Appraisal Associates

Professional Liability Seminar Appraisal Institute-Ohio Chapter
Capitalization Part A & B Appraisal Institute-Ohio Chapter
Appraising Troubled Properties Appraisal Institute-Ohio Chapter

Case Studies Appraisal Institute-Ohio Chapter

Report Writing Appraisal Institute-Ohio Chapter

Hotel and Motel Valuation Seminar Appraisal Institute-Pittsburgh Chapter
Income Property Valuation Appraisal Institute-Cleveland Chapter
Business Valuation BV 201 American Society of Appraisers-National
LICENSING

State Certified General Appraiser, Ohio #380382

State Certified General Appraiser, Pennsylvania #GA-000725-L
State Certified General Appraiser, Michigan #1201002705

State Certified General Appraiser, Indiana #CG69201416

State Certified General Appraiser, West Virginia #122

Licensed Real Estate Salesperson, State of Ohio #373672
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Real Estate Appraisal Associates
Valuation and Consulting

PROFESSIONAL AFFILIATIONS
Affiliate #M901125R

Appraisal Institute
Ohio Chapter, Appraisal Institute

Realtor ®

National Association of Realtors
Ohio Association of Realtors
Local Board of Realtors

APPRAISED FOR OR PARTICIPATED IN APPRAISALS FOR:

Record Data - Trumbull County
Lender's Service Incorporated
City Loan and Savings
Household Finance

" Beneficial Finance

Kissell Mortgage Company

Waterfield Mortgage Company

Lomas and Nettleton Mortgage Co.

First Investment

Diversified Mortgage Corporation

Leader Mortgage

Brokers Mutual

Northern Ohio Mortgage Corp.

Conway Eastern Express

ABF-Freight Inc./ Bonnet Resources

Gulf Wire Corporation/ Mercantile Bank
National Warehouse Investment Company
Holy Cross Hospital

The Mortgage Network

Small Business Administration - Cleveland
Marshall & Steven's Inc.

Industrial Appraisal Inc.

Kentucky Concrete Pipe

Connell Partnership

Easco Aluminum

Richland Hospital

Scott Fetzer

Sullivan Graphics

Boise Cascade

Smith Clinic

South Buffalo Railroad Company
Syro Steel Company

AT & T Ameritech

Security Pacific Bank/ Wm.'s Mobile
Curtice Burns Foods

Motel 6 L.P.

The Upjohn Company

Cold Metal Products/ Bank of New York
DG Trim Products

RTC / National Bank of Detroit
Community Mortgage Services
Wells Fargo

American Appraisal Associates
Various local lending institutions

TYPES OF PROPERTIES APPRAISED OR PARTICIPATED IN:

Single-Family & Multi-Family Residential
Office - CBD, Corporate, Professional

Retail Shopping Centers
Light-Industrial & Multi-Purpose

Heavy Industrial - Steel Mill & Fabrication Regulated Industries - Health Care

Truck Terminals
Vacant Land - Highest & Best Use
Hotel/Motel

Banks - Institutional
Churches
Railroad Right-of-Ways

- 146 -




rﬁrﬁrﬂrﬁrﬁr—wrﬁr——xr“r|

M

v

g

T M —m r»rYy e

Real Estate Appraisal Associates
Valuation and Consulting

REAL ESTATE EXPERIENCE IN THE FOLLOWING STATES:

Arizona California Delaware Florida Illinois
Kentucky Massachusetts Michigan N Hampshire Louisiana
New York Ohio Pennsylvania Texas Virginia
North Carolina  Alabama Georgia Maryland and Canada

REAL ESTATE EXPERIENCE IN THE FOLLOWING OHIO COUNTIES:

Ashtabula Carroll Columbiana Clinton Delaware
Cuyahoga Franklin Geauga Hamilton Allen
Highland Mahoning Montgomery Perry Darke
Portage Richland Summit Trumbull Licking
Pickaway Marion Sandusky Stark Greene
Lorain Lake Miami Erie Tuscawaras

REAL ESTATE EXPERIENCE IN THE FOLLOWING PENNSYLVANIA COUNTIES:

Mercer Lawrence Erie Cambria Allegheny
Crawford Beaver York Westmoreland
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MAHONING COUNTY

)
) SS: IN THE COURT OF COMMON PLEAS
)

CASE NO. 00 Cv 2275

VENTURE PROPERTIES OF BOARDMAN,
INC., ET AL.

)
)
)
Plaintiffs )

: )

vVs. )

)

BOARDMAN SUPPLY COMPANY )
)

)

Defendant

DEPOSITION
OF

JOHEN F. ROSSI

DEPOSITION taken before me, Gina M. DeProfio, a

Notary rFPublic within and for the State of Ohio, on the

28tk Day of March, 2003, pursuant to Agreement and

at the time and place therein specified, to be used

pursuant to the Rules of Civil Procedure or by agreement

of counsel in the above cause of action, pending in the

Court of Common Pleas, within and for the County of

Mehoning, State of Ohio.

-— EXHIBIT B

NAGY-BAKER COURT REPORTING,
(330) 746-7479
1-800-964-3376

INC.




APPEARANCES

On Behalf of Plaintiffs:

Michael J. Morley, Attorney at Law

721 Beardman-Poland Read
Suite 201
Youngstown, Ohio 44512

Joseph C. Bishara, Attorney at Law

Roth, Blair, Roberts, Strasfeld & Lodge

600 City Centre One
Youngstown, Ohio 44503

On Behalf of John F. Rossi:

Thomas J. Lipka, Attorney at Law
Manchester, Bennett, Powers & Ullman
201 E. Commerce Street

Atrium Level Two

The Commerce Building

Youngstown, Ohio 44503

On Behalf of Defendant, Boardman Supply
Company:

Stephen R. Garea, 2ttorney at Law
8571 Foxwood Court

Suite B

Youngstown, Ohio 44514

On Behalf of Defendant, Columbiana Port
Authority:

Richard H. Streeter, Attorney at Law
750 17th Street, Northwest
Suite 800
Washington D.C. 20006
Also Present:

Mr. David Handel

NAGY-BAKER COURT REPORTING, INC.

(330) 746-7479
1-800-964-3376
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STIPULATIONS |

It is stipulated and agreed by and between counsei
for the parties hereto that this deposition may be taken at
this time, 9:12 a.m., March 28, 2003, in the offices of |
Atty. Michael C. Morley, 721 Boardman-Poland Road, Suite |
201, Youngstown, Ohio.

It is further stipulated and agreed by and betweeh
counsel that the deposition may be taken in shorthand by
Gina M. DeProfio, a Notary Public within and for the State
of Chio, and may be by her transcribed with the use of
computer-assisted transcription; that the witness will read

and sign the finished transcript of his\her deposition.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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3  EXAMINATION BY
4 EXAMINATION BY
5  RE-EXAMINATION

6! EXAMINATION BY

7 EXAMINATION BY

10.. OBJECTIONS AND

11 BY MR. LIPKA:

INDEX

MR. MORLEY - PAGE 5

MR. BISHARA - PAGE 52
BY MR. MORLEY - PAGE 98
MR. STREETER - PAGE 103

MR. GAREA - PAGE 105

MOTIONS:

PAGE(S) 49, 57, 90

12 BY MR. STREETER: PAGE(S) 100

13 BY MR. GAREA:

PAGE(S) 86, 101

16 PLAINTIFF'S EXHIBITS INTRODUCED:

17 EXHIBIT 1 - PAGE 11

l8 EXHIZIT 2 - PAGE 15

10 EXEIBIT 3 - PAGE 47

20/ EXHIBIT 4 - PAGE 60

21 EXHIBIT 5 - PAGE 76

227 EXEIBIT 6 - PAGE 79

NAGY-BAKER COURT REPORTING,

(330) 746-7479
1-800-964-3376

INC.
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JOHN F. ROSSI,
of lawful age, being by me first duly
sworn to testify the truth, the whole
truth, and nothing but the truth, as
hereinafter certified, deposes and
says as follows:
EXAMINATION:
BY MR. MORLEY
Q Okay. John, could you first of all
state your full name and business address for the record?
A My name is John, J-0-H-N, Rossi,
F-0-S-S-I. Address is 1416 Mahoning Avenue, Northwest,
Warrern, Ohio.
o] I'm going to be taking your deposition
today in a case captioned Venture Properties of Boardman
versus Boardédman Supply; case -- it's Case No. 00 CVv 2275.
MR. MORLEY: You have all that
stuff; right?
Q Okay. Have you ever had your deposition
taken before?
A I'm‘familiar with the process, yes.
Q Is this the first time you've actually
had a2 deposition taken?

A No.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q So vou understand that if vou have any
problems hearing me, or if I didn't make something clear,
you can simply say time out; I'm not sure what you asked;
can you clarify that for me; right?

A I understand, uh-huh.

Q A Also, since we have a court reporter
present, and she needs to basically take down whatever you
indicate your answer is, vou need to do it verbally, so
you can't like shake your head or nod your -- nod or shake

your head, that sort of thing; okay?

A Understood.
Q All right. Now, what is your current

occupation; current occupation?

A I'm a real estate appraiser. '
o) VYou lock at me like I cshould know that ;
already. I understand. So much of these things I just
have to like get down. As a matter of fact, I am going to

be asking you a lot of background gquestions, too, also,

I'm just not sure of the definitions,

sometimes becaus

M

and I just want to make sure we're on the same page and I
understand the process you've been through; okay? So if
I'm asking some questions that appear are obvious, they
probably are, but I'm sorry about that.

So you are a -- did you say a general real estate

appraiser or real estate appraiser?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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19

20

21

23
24

22

correct.
Q

A

Q
State; right?
A

Q

background?

A
State, 1981.
9

2

Youngstown State in 1996,

1

so I was going to ask you a few questions on it,

And how long have you been doing that?

Since 1981.

That's when

Ccrrect.

you graduated from Ohio

Could you give me your educational

Bachelor of Science degree from Ohio

Uh-huh.

Master's of Business Administration from

Ckay.

I believe.

that you've had some technical training by various

sporsoring institutions;

-
ExS

Q

those a day cleass,

A
represent

Q

=

you have

NAGY-BAKER COURT

various licenses;

Appraisal organizations,
What do those normally entail?

a week class,

is that right?

ves.

Are

Some represernt day class seminars.

week-long courses.

Uh-huh.

(330)

REPORTING,
746-7479

is that right?

INC.

1-800-964-3376

And I actually have your CV hLere,

but I see

or is this like a degree?

Some

And I also see on your CV that

i
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A Correct.
0 Okay. So you're licensed in what
states?
A Pennsylvania, Ohio, Maryland, Michigan,
Indiana. )
Q West Virginia?
A West Virginia is no longer active.
Q Okay.

(

A I think I'm still registered in
Minnesota, and I think that's it on a permanent basis.
Q Okay. And you have various professional
affiliations?
A National Realtors Organization as well :
as the Appraisal Institute.
0 Okay. And I see you've done appraicsals

ir a variety cf type of businesses; in fact, I noticed in

your -- I noticed in one of your statements that you

identified yourself as a general real estate appraiser.

You don't -- do you not specialize in anything?
A That's a classification. General is a
classification by the State of Ohio. You're either a

general or a residential.
Q I see.
A Or apprentice I think they have a

category now.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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o} And S5O you are a general rea. €stcace
appraiser?
A General, correct.
Q Can you explain to me what that means?

A To me?
Q Yeah, to you. Does it mean you can

retty much appraise anything, or is there something more

ke

specific to the title?

My understanding is that's the intent is

o

that with the general classification you're permitted to

perties ebove -- I don't recall the specifics

(9N
O
'Q
K
@]

presently because I don't deal with a residential

c.assification -- but there is -- I think it's for
families; resicdential 1is sort of the top of that
classification. Anything outside of that I understand the

general would be applicable.

Q I see. A residential real estate
appraiser can't do nonresidential?

A I dc t know the -- I don't know the
criteria for residenti. ..

I see. Now, I see on your list you've

0

appraised -- and I'm sure-this is just a sampling of what
vou have appraised?

A You'll have to reference when that was

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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10

taken or where it was taken from. and when it was done. if
you could.

Q . Sure. Well, I tell you what. I'll just
ask you a few guestions on it. I see from the various
types of properties appraised you indicate office, heavy
industrial, truck terminals, vacant land. You do real
estate shopping centers, strip centers, things like --
things like this --

P\ Yes.

Q -- like nearby here? I see you also
list railroad right of ways?

A Correct.

Q Okay. So you have had some rail

experiernce, is that correct, some --

2 You'll have to clarify rail experience.

Q Okay. Actually --

A Thanks. %
Q -- I'll ask you to help me out in that

regard. EHave you had the opportunity to appraise railroad:
corridors, railroad right of ways, anything dealing with
railroads? You know we're here on a railroad issue,
obviously. Have you had, over the years, an opportunity

to do that?

A I've been engaged to prepare appraisal

repcrts relating to the real estate of land with respect

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479 '
1-800-964-3376
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to what were foOrmer Or €Xisting railroad corridocrs, yeEs.
Q This actually might be a good idea to
hand you an exhibit, because it's -- it's -- I think it

might be helpful as a reference.

(Wnereupcn Plaintiff's Exhibit No. 1 was marked.)
Q I'm going to hand you what we've marked
as Plaintiff's Exhibit 1. Why don't you take a moment to
cpen that up and identify that for me, if you can.
A Okayl
Q 211 right. Are they -- do you have the
same things in front of you?
2 Yes, they appear to be -- that appears
tc be a copy ¢of the material that was transmitted for my
client, the Port Authority, yes.

Would it be more convenient for you to

@l

refer to yours rather than this one? I can give it to
Tom, cor -- I can get that out of your way.

A It's fine. It appears that the page
numbers match.

Q That's what I wanted to make sure. So
exactly what is that document? I'm sorry; exactly --

A It's the valuation that was prepared for
the Columbiana County Port Authority.

C \nd then the front of your -- the

document that you have in front of you, does it also

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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11

12

12

have a verified statement in the, I would sav. the first
three pages?
A It does, right.
Q Okay. Now, you were contacted by, I
think you said, the Columbiana County Port Authority; is
that correct?
A Correct.
Q Do you have a copy of -- with you of
your engagement letter?
A I do.
Q Would you be able to find that for me
and allow me the opportunity to see that?
MR. LIPKA: Yeah, you can find it.
Do vyou think it would be easier to move the boxes up here?
MR. MORLEY: Yezh,

(Discussion off the record)

Q You know, before we get to this ;

i
engagement letter -- and, thank you. I'1l1l hand it to you
ir z second. We'll go over it a little bit.

We were talking about any rail experience you might
have had, and during the break, I noticed that Page 5 of

the document in front of you, you actually listed as

pertinent regional experience. 2And I was wondering if you
could tell me what those four items are in your ~-- on that
page?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A hey're descr
to be more specific with regard to what you want to know.
Q Were they -- were those appraisals that
you performed in those four separate circumstances?

2 Yes. There were appraisals prepared in
each of these four circumstances.

Q And in the first circumstance, who was

your client?

A I cannot recall; sorry.
Q Do you recall -- do you recall what
vou -- and you don't know -- if you don't recall who your

cliernt was, do you recall what you did in that area,
Lackawanna Railway Company?

I'd have to refer to my files and my

)

memcranda and the report. That would be the best way to
do that, and I don't have those.
0 How about the second one, Consclidated

Rail Cocrporation, do you remember who your client was

there?

A I cannot specifically, no. }
0 And the third one?

A Not specifically again; sorry.

Q And the fourth?

N I don't recall the specific client on

the engagement, so, no, sorry; I can't.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376




25

|

14
0 You're smiling. Do vou remember
something about that one?
A Yeah, I remember -- yeah, the context
in reading it brings to mind the purpose, but I don't
recall who the client specifically was.
Q Well, what was the purpose of that one?

A I believe that had to do with the
acguisition or prospective acquisition of a former rail
line that ran in a portion of Mahoning County, and I
believe the park, Mill Creek. Again, I don't recall the
specific client, but it was for the purpose of negotiating

or the acguisition of that, as I understand.

Q On all these four, did you prepare -- ;
A A report.
Q -- a report kind of like the one that's

identified as Plaintiff's Exhibit 1, or at least a report
to be submitted to someone?

A That's correct; a report was prepared

To your clients?

Correct.

LS o

Do you know if any one of these reports
were ever submitted to the Surface Transportation Board
for consideration as was the case in this matter?

A I do not know.

NAGY-BAKER COURT REPORTING, INC.
(33C) 746-7479
1-800-964-3376
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c 2All right I'm gocing tc have this
marked.
(Whereupon Plaintiff's Exhibit No. 2 was marked.)
0 All right. I'm going to hand you what's

been marked Plaintiff's Exhibit 2, which we'll later make
copies for everyone in the room. And can you tell me what
that is?

A It was a proposal prepared for Tracy
Drake, Columbiana County Port Authority, for the valuation
of the property that's referenced by the appraisal report.
Q Are there any supplements to that that
veu're Lware of, or is this essentially the scope of

vour -- of your work?

With respect to supplements --

2

ct

Are there any written supplements, or is

L&)

this exhibit the document which is essentially the

agement document between you and the Columbiana County

13
©Q

-

t Authoricy?

ke

o

o

You'll have to say that again because I

i3

started talking. Sorry.

Q That's okay. Obviously you entered into
an agreement with the Columbiana County Port Authority by
virtue of your conversation or meeting with Tracy Drake;
right?

A Yes, I met physically.

NAGY-EBAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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0 You met phyvsically with Tracy?
A Correct.
Q And Tracy Drake is the executive
director of the Columbiana County Port Authority?
A As I understand it, vyes.
Q And the two of you discussed your doing
an appraisal for a rail corridor; is that fair to say --
A No.
Q -- in your meeting?
A No. He asked me to appraise a property
that I -- it was identified to me as the property that was
the subject of an application to the Surface
Transportation Board.
Q Okay.
b That was the reference at the time that
we physically met.
Q Okay.
A So I -- I knew nothing.
Q Fair enough.
A - Thanks.
Q And he ultimately contracted with you to

have you perform an appraisal?
A Correct.
Q And Exhibit 2 appears to me to be a

letter that confirms your understanding of the scope of

NAGY-BAKER COURT REPORTING, INC.
(330) 746-747°¢
1-800-964-3376
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your workx to Mr. Drzke?
A That's correct.
o) Are there any supplemental letters,

contracts or documents which would modify that agreement
in any way?

A Not that I can recall documents, no.

I don't recall any transmittals back and forth with
respect toc referencing this document, no.

Q And let's go directly to your

understanding of what he wanted you to do because you
obviocusly sent him this letter confirming your
understanding of what needed to be done. 2And I just want
TCc mer sure we're on "he same page, and we're talking
abcuz the same thing :I2r the rest of the deposition.

wrat was your understanding, based on that letter,

that he wanted you to do, and you were being contracted to

co? What were you to do?

A Prepare a valuation of the land
associated with the project as it's outlined in the
engagement letter.

Q Okay. Have you ever done any other work |
|

for the Columbiana County Port Authority prior to this?

A No. ©Not that I can recall, no.

0 Had you ever done any other work for

Tracy Drake individually or in any other professional

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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1 capacityv prior to this?
2J A No.
3* Q And I assume it's fair to say, and I
4% think you even put it in your document, that at no time
Sﬁ were you given any suggestion as to what your ultimate
GE appraised value should be; correct?
7; A No.
85 Q Yeah. You stated somewhere early on in
9? the document that you reserved the right or may be
10‘ assisted by anyone in the preparation of this document.
11 Did anyone assist you, or did you do it on your own?
12 A I did it on my own.
13 Q Does anybody work for you?
14 A No.
zs Q 2nd you were paid how much to do this?
16 A $9,500.
17 Q And they paid you; right?
18 A They did.
19 Q Okay. All right. Just so we're talking
20 about the same thing during the course of our conversation

21! this morning, I'd like you to turn to Page 31 of the

22° appraisal -- let's -- shall we call it the appraisal? Is
23 that okay for purposes of our conversation today, I'm

24 going to refer to this as the appraisal?

25 & Sure.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A And the page again was 317
Q Thirty-one.
a Thanks.
Q This summarizes the property to be
appraised; right? This isn't a trick question. I just
kind cf want to make sure during the course of our
cocnversation I call it the same thing. I'm probably going

to call it the property or the railroad property; is that
okay, so we know what we're talking about?

A Okay.

Q So why don't you look over that and make

sure that does identify the scope of the property to be
appraised.

Correct.

o

Q So during our conversation this morning,
if I refer to it as the property or the rail property --
A ' Right.
o] -- we're talking about this; okay? I'm
not talking about anything else. 'I'm not going to try to
sidetrack you, but I want to make sure that you're okay
with that.

So this is what you appraised? This is -- this

derntifies the property that was, at one time, owned by

(ED

Railroad Ventures, Inc., and was ultimately transferred to

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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the Columhiana County Port Authorityv: right?
A I cannot answer that specifically
because there was -- that's -- I don't know what was
transferred between the parties.
Q Okay. That's -- that's fair enough. I

want to turn to the appraisal and ask you some definitions
because, frankly, I'm definitely not a real estate
appraiser, and I have several questions on what you mean
by what language that you refer to occasionally in your
report.

So I want you to first tell me what you mean by a
restricted report, and it's referred to on the very front.
I-'s the very front page of that that you probably can

answer that without referring to that. What does a

Within the context of preparing the

o=

appraisal it's been identified or categorized that the
report will be either a complete appraisal or a limited
appraiszl, and it will be transmitted either in a complete
narrative report or a narrative -- complete narrative
report, a summary report or a restricted report. A
restricted report would be the data that's presented or

transmitted is in the most condensed format for the

reader.

Q And this was a restricted report that

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A Correct.

Was that because it was requested of
you, or you suggested that a restricted report would be
most appropriate under these circumstances? How is that
arrived at? How was that arrived at in this case?

A To the extent that it needed to be
transmitted via facsimile, as I recall, or it needed to be
trarsmitted by some means that would not allow the .
complete work to be assembled and transmitted, the
restricted, 1f you will, presentation or transmittal was
used.

Q On the next page you referred to, and
you refer to it several times in the document, but on the
nLexI f&Jde you use the word net Liguidation value. Would

vou cdefine that for me?

2 Iv's defined in the report. It's on
Page 5.
C Explain to me in your wcrds what net

ligquidation value is.

A My words would --

Q Would be the same as this?

2 I would_read the definition.

Q Okay. Then could you exp.ain to me --

th

I were o ask you to explain to me =xactly what we're

[
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talking about when we talk about net liguidation value?

A Sorry. You have to ask the guestion
again.
Q Okay. I can read this. ©Net liquidation

value, for their highest and best nonrail use purposes, et
cetera. But can you just explain to me, just so I am on
the same page with you, John, during the course of this
morning, what we're talking about by net liquidation
value? And I want you to use your own words, if you can.
If you don't want to, I understand. You -- the net -- the
definition of net liguidation is set forth on Page 57

A Correct.

Q We're comfortable with that? We'll just
re_y on that? Is tha: what you're telling me?

2 I'm not telling you anything. I'm
trying to understand your question.

Q The next thing you refer to in the
cocument 1is what's called market value; right?

A Correct.

0 Correct. Could you explain to me what
market value means to you?

A Again, it's defined in the report.

Q . Could you explain to me the difference
between market wvalue and net ligquidation value?

A In the context of this report?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7475
1-800-964-3376
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o) Yes, piease.

A We start with a premise of market value
from which net liquidation value is derived as a function
of presuming that the property would be sold in its parts

for whatever purpose a prospective buyer would use it for.

Q Okay. Page 7 of the document, you have
a caption called, "Scope of the Appraisal." Do you see
that?

A I do.

C You indicated that the scope of the

appraisal included a physical inspection of the subject

property. Did you physically inspect the property that

we're discussing this morning?

A I did.

o) Is that required of an appraiser; when

he or she appraises a piece of property routinely in some

sort of standards document, are you required to physically

inspect the property that you're appraising?

A There was a multitude of guestions
there. You'll have to separate them out for me.
0 Do you normally inspect physically the

property that you're appraising?

A Do I?
Q Yes.
A I do.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q Are vou reguired to bv the guidelines
under which you operate?
p- Myself personally?
Q Yes; yeah.
A Guidelines?
Q Yes.
p-\ My own personal guidelines?
Q Yes.
a Yes, I would prefer to see every ;
property that I appraise. ?
Q And you did, in fact, physically inspect

the entire property that was or is at the matter at hand
today, or did you inspect portions of it?

2 To the extent that it was identified in
s available to me, and the access was limited in

“re m

1)

"3

some areas, I didn't physically stand on the individual

parcel, but I reviewed the whole length of it, if you will.

Q Yeah. I just want of want to know what
you cdid. .
A Sure. ;
Q It's not -- it's not -- it's not a

problem if you just explain to me what you did. This is
obviously an unusual piece of property. It's not just
a -- it's not just a square piece of property, 100 feet by

100 feet. It's a 35 or 40 mile rail line, right, that

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A No. You'll have to refer to it in the
definitions or the glossary that you've given me with
regard to property and railroad property, so you'll have

t more specific with regard to clarifying

to be a little b

that for me.

Q The property that we're talking about,
what do ycu want me to call it, because I'll call it that
the rest of this deposition? Seriously. If you tell me
to call it X, I'1ll call it X, because I'm really not
trving to pin vou down on anything. I think you're

probekly --

2 The real estate or the land is fine.

0 You seem a little suspicious. Can I
cell it -- can I call it the real estate?

2 That would be helpful, thank you.

o} Okay. All right. The real estate that

we're talking about here --
A Yes.
Q -- is a long piece of property about 35

or 40 miles; right? About?

A Yeah. I had to add up the mileage; 14,
28, okay. -

0 Okay.

A Okay.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q Are we cool on this now?
A Mileage, yeah.
Q Okay. All right. Did you inspect

physically the property? And by inspect I mean, did you
walk it? Did you -- or did you drive it, or did you do
something else that would, at least in my understanding of
what physical inspection means to do, did you physically
touch, or were you near the property, or did you look at
meaps? I just want to know what you did, that's all; okay?

MR. LIPKA: I don't want to step on
your record.

MR. MORLEY: That's fine.

MR. LIPKA: I think if you just give
him a gereral overview of what you did with the property
in the cence cf, you know, how much of it did you walk on?

THE WITNESS: Thanks.

MR. LIPKA: How much of it did you
cdrive past?
by ' Yeah. I drove the entire length of what
I knew to be the line being -- starting in Youngstown,
ending in Pennsylvania.

Q Okay.
A At available opportunities where the
road crossed, I would get out of the car and walk that

area, take photographs, see what the adjoining uses were.

NAGY-~-BAKER COURT REPORTING, INC.
(330) 746-7479
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Thcse areas that I could not access that were blocked, nc
means to get to them --
Q Uh-huh.
A -- I could identify where they were, but
I couldn't identify specifically. There were no survey
stakes to determine where that specific parcel of land
would be.
Q Right.
A That's the extent of my examination, in

addition to trying to match those parcels that I saw along
the wav with the maps that I had available to me.
0 Okay. Great. Thanks.
MR. MORLEY: Thanks, Tom.
MR. LIPKA: Sorry for making that.
MR. MORLEY: That's okay.

MR. LIPKA: I knew what the

Q Okay. Thanks. Another term that I that
I wouild lire you to help me to understand, comparables or
comps. What -- what does that mean in context --

A It would be a sales transaction or a

conveyance that had taken a place or an offering that is
available on the marketplace that you would use to compare
to the subject property for purposes of a gqualitative unit

of comparison, evaluation or analysis.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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o) Okay. Again. I'm just trying to
understand some generalities here of your appraisal. Can
you turn to Page 40? There's a brief paragraph there, but
starting at Page 41, there are documents that, through

Page 49, say at the top of them, Derivation of Unit

Values. What are these?

A These are basically the identified, what
I use the term economic parcels, based on a review of the
plat maps within the County, and the maps of the railroad
property that was provided. I allocated the real estate
into, I think, 47 --
Q I think so, yeah.

A Yeah, 47, what I call, economic parcels
or parcels that would be most marketable with regard to
boundaries, the zoning, the location, a number of
gualitative sort of characteristics.

Q I noticed that you divided it into 47
parcels. Was that instructive of you in any way, oOr were
those basically natural break points and things like that?
A In terms of natural break points, I
wouldn't use that characterization, but there are -- yeah,
you look at a particular parcel to identify where its :
frontage is, where its -- how deep it is, where it breaks |
in terms of a roadway or in terms of a creek or a natural

boundary or a bridge or some other characteristic, and try

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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tc identify that as a parcel that woculd be ctherwise
marketable
Q Okay. And so let's look at Page 41,
shall we, and just -- I'm going to go across the top --

a Sure.

Q -- so I understand what it is.

A Sure.

Q Let's start at the top on the left
cclumn. It says economic parcel number, and then I think

vou've told me at this point what those are; right? Those

azre the 47 parcels listed below?

2 Yes, as you go down the column.

Q Uh-huh. Neighboring land use, what's
thaz?

A Based on observation that would be the

most highest percentage adjoining land use.

o] Uh-huh. And how about the highest and
bDest use; what's that mean?

A That would -- that's my opinion with
respect to what the property would ultimately be used for.
0 And next there is a comparable sales
weighted section. I don't know what that means. What

does that mean?

the comparable sales are presented on a summary form, and

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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the -- thev're identified by these L numbers that you see
beneath them, and these are the sales that were deemed
most applicable for comparative purposes.

Q And those are listed subseguently in
your report; right?

A They are, yes.

Q I'm going to get to that. I just wanted
to kind of understand these. And the next -- you know

what? I can't actually read the next one. What does that
say? Unadjusted -- the next line, what does it say?

A Yeah. Unadjusted unit value range per

Q Okay. What's that mean?

A Based on the sales identified
previously --

Q Th-huh.

A -- that was the unit of comparison per
square foot range within which the property or the
comparatives sort of fell.

Q Okay. And then the next column,
unadjusted unit value range per acre-?

A Yes. A unit of comparison per sqguare

foot and per acre were used.

Q Square feet. Is that the sguare feet

of --

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A The eccncocmic parcel.
Q Okay.. And then there's a conclusion
that the adjusted unit value is --
2 Is the next column, correct.
Q The next column?
A Uh-huh.
C What does AC mean?
A It would be acre. That's an
abbreviation for acre.
Q What does MI?
A That would be mile, lineal length.
Q 2nd then adjusted unit value conclusion
pexr acre?
A That's correct.
2 So that means that that unit you would

you have concluded that it has a value of $2,500 per acre?

A , Market value of $2,500 per acre.
Q And then there's a value conclusion
on -- based on per square feet and acre, and then you have

the final value conclusion; correct?

A That's correct.

Q You concluded, for example, this very
first cne, that parcel is worth, or has a value of $1,000°?
A Correct.

) The third column, comparable sales

NAGY-EBAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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weighted?
A Comparable sales weighted.
Q Comparable sales, yeah. How do you do
that? I'm -~
A How do you do what?
Q How do you do that -- how do you
basically develop this column? I understand it says
comparable sales weighted. Did you identify comparable

sales, and then you do. an equation? Tell me how you do
that. I know I'm not asking this artfully. It's because

I cdon't understand exactly how you --

A Yes. 1Identified comparable sales --

Q Uh-huh.

A -- are later in the report.

Q Okay.

A Are listed on the summary sheet.

Trey're identified as L-1 through -- and in this case they

were broken dowﬁ by location, Mahoning County, Youngstown
City. These sales were investigated to the extent that
the acreage use, sq@uare footage, sale price, sale date,
was identified.

Q Uh-huh.

a . And then these sales having that
information were used as a foundation to determine the

compareable sales that are presented in the column that

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q Can you explain to me what an

across-the-fence evaluation means?

A Across-the-fence in general terms?
Q Yes.
A Would mean that property in closest

proximity to the subject are either contiguous or

3

oncontiguous.

4

e

And how do you investigate the

0

)

ontiguocus and noncontiguous parcels? Do you do that --
is there a book that's published somewhere, or do you do
thkat physically for the --

I -- two guestions again. Can you ask

o]

trern separately or a new guestion?

) I'11 zell you what. Let's start one

2 Thanks.
Q Could you tell me exactly what your

understanding of what an across-the-fence valuation is?

2 Again, it's the examination of sales.
Q Uh-huh.
p-\ Investigation of sales from outside the

context of the subject, either contiguous or noncontiguous
to the subject parcel location.

Q And how do you identify those contiguous

NAGY-BAKER COURT REPORTING, INC.
(330) 746-74795
1-800-964-3376
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or noncontiguous cales?
A The transactions, the conveyances
that --
Q Exactly.
A Yes. They're usually identifiable via

County records,‘in this case for Mahoning County, through
deeds and plat maps.

Q Okay. All right. We've done the
derivation of unit wvalues, John; all right? We've done
the land sale summaries, and I think I have an
understanding of those. So the next major segment of your
appraisal actually starts at Page 56, if I'm not mistaken,
and the top of this says -- this is a land sales summary
adjustment ¢grid; right?

2 Correct.

Q Could you explain to me in general terms
what a land sales summary adjustment grid is?

A This is my method of evaluating the

it
ya-

comparative sales with respect to the economic parcel that
was identified previously.

Q When you say it's your method, is it a
personal method, or is it a method that can be found in
some book or some directive that's issued by the

internatiocnal appraisal world or something -- I'm just

curious. Is it yours?

NAGY-BAKER COURT REPORTING, INC.
(33C) 746-7479
1-800-964-3376
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Okay.

Q
A -- I've seen it before.
Q All right. Explain to

You have? Okay.

me what you do. How do you incorporate the information in

this, and how do you arrive at your conclusions? I don't

know how this works. You're going to have to help me out

here; okay? How do you do your acdjustments based on this
document?

A Based on the column that you've
indicated previously --

Q OKay.

A -- in comparable weighted sales --

Q Okay.

Z -- they're identified from the land
summary presentation by their identifying number, L-1,
L-2€, L-18, L-23, L-29.

Q Unh-huh.

A They're evaluated in this case based on

price per square foot --
Q Uh-huh.

A -- and as we move down the column,

elements of comparison, characteristics such as real

conveyed, financing terms, conditions of

3

roperty rights

sale, market conditions are considered. Then there's a

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
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price after adjustment: following down further, other
adjustments in this case include location and zoning,
physical characteristics available, utilities, frontage
and visibility and size. Based on those gualitative
adjustments and indicated unit value by comparison with
the subject is concluded, and from that a conclusion -- a
reconciliation is done and a conclusion is drawn.

Q If a property is an income producing

property, how do you incorporate that, if at all, into your

adjustment grid?

A I'd have to have the specific type and
character of the income producing property identified in
order to answer that guestion.

Q Okay. Let's say if the property you
identify ag L-1, this is an example, okayv, as L-1, has,
you know, has a gold mine on it that's producing lots of

gold, income, shall we say, how do you incorporate that

into this grid, or do you?

2 In your example of a gold mine I would
not.

Q What would you do?

A I don't have the expertise to deal with

a gold mine.
Q Fair enough.

A Sorry.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-564-3376
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) Fair encugih.
simply an income producing property, if there was some
rental income being generated from a mineral right,

something, if it was somehow generating some income, do
you have a separate form that you use? Is there a way

that you adjust the value of that property on your grid?

A In relation to its income producing
capacity?
Q Yes. In terms of your valuation, your

adjustments, this is an adjustment grid?

A Correct.
Q So it seems to me that if an income
producing -- if there was a piece of property that was

producing income, perhaps the adjustment would go up rather

N }
than down. How would you account for that, or do you do it

in a separate part of your appraisal?

A It would be a separate valuation to the
extent that I would need to know whether it's an approved
property, and it's a function of a residential rental or

it's a nonimproved property. I would have to know the

characteristics of the income producing basis, you know,

from which -- from where the income is coming from kind of
thing.
Q So if you're doing an appraisal that has

improved property on it, you identify that improved

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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property. and vou appraise it separately: is that what

you're saying?

A No.

Q Okay.

A I misunderstood your hypothetical.
Q Okay. Well, you mentioned improved

property. My hypothetical was originally income producing
property. So we can stay on that. If there is income
producing property that you're appraising, do you
incorporate that into the adjustment grid, or do you do it
somewhere else in the appraisal?

A If the comparative is of similar type as
the subject property --

Q Uh-huh.

2 -- it would likely be addressed --

normally be addressed in the adjustment grid.

Q Okay. And if it's not, it would not?
A | No. I can't say that either.

Q Oh, okay.

A I -- the problem I'm having is

understanding your characterization of income producing

property.
0 Uh-huh.
A Because I have such a wide -- wide scope

when income producing property is used as a characteristic

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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or a charac ype cf£ prcperty, the
comparative would usually be aligned with that type of
property, so if it was a residential rental, it would be a
residential rental comparative. If it was a shopping
center, it would be a shopping center comparative.
Q Uh-huh.
(A recess was taken)

Q When we broke, I think we were both on
Page 56 just by way of example. That's the land sales
summary adjustment grid, and I'm just trying to understand
a little bit more clearly what this is; all right?

I think what you're trying to do is do an apples to

apples comparison, if you will. That 1is, comparable

property to the property that you've been asked to

appraise -- to appraise; correct?
A Correct.
Q So you identify property that is

contiguous or noncontiguous to the unit parcel; right?

A Correct.

Q That is similar property. If it is
vacant property, are you looking for vacant property? If
it's a McDonald's, are you looking for commercial
property? You want to do an apples to apples comparison;
right?

A That generalization is correct.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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0 On the land sales summary adiustment
grid that I see here, I don't see any adjustments for
income producing property; correct?
A Correct.
Q Is it fair to say that that's because
the property that you were appraising was not income
producing property?
A I don't know that to be true or false.

Q Okay. You're asked to or engaged to
appraise real estate; in this case, the real estate; okay?
A (Nodding head.)

Q You desire to find comparable real

estate to that to help you identify how much it is worth;

right?
A Correct.
0 In these adjustment grids, there are no

adjustments or no identification columns for income
producing properties that are contiguous to the property
being appraised; correct?

A Income producing characteristic. There
is no specific line item for income producing
characteristic of the comparable sale.

0 You're going to be happy with this. I

think we're going to jump to like 120 or so. I'm going to

jump to Page 109.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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MR. LIPKA: Mike, the ccpy I have
does not appear to have a Page 109. It jumps from 108,

there's a blank page, and then 110.

MR. GAREA: Mine also goes from 108

to 110.

o) ' ‘ All right. Sorry about that, everybody.
We're at Page 109. Tell me when you're there.

A Oh, I'm good. I was waiting for you.
Sorry.

Q Okay. Paragraph 2, the concluded market

value of $873,000 by this approach eguates to

approximately $2,874 per acre, et cetera,

et cetera. So

this is, or this was your conclusion as to the market

value as you previously defined it; right --

A Correct.

Q -- of the property?

Okay. Now,

that

obviously is different than the net liquidation value, but

you make certain calculations to go from the market value

to the net liguidation value; correct?

A Correct.

Q Okay. To go from the market value to

the net liguidation value, what adjustments do you

typically make?
MR. LIPKA: Mike

he typically make, or does he make her

NAGY-BAKER COURT REPORTING,
(330) 746-7479
1-800-964-3376
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MR. MORLEY: What did he make here;

sorry.
MR. LIPKA: Sure.

A There was a deduction for estimated cost

of sale --

Q Uh-huh.

A -- and a discount for the period of time

within which it was determined that the property would
sell at the indicated value conclusion.

Q Commissions and marketing exposure time,
are those the two adjustments?

A No. The adjustments are cost of sale,

five percent, and present value discount factor, fifteen

percent.

Q Is the cost of sale basically what a
real -- what a real estate broker may typically charge --
A No.

Q -- in the event of a sale? Tell me what
that is.

A The cost of sale is just an estimate for

what it would cost to convey the property, and I think
cost of sale was defined in here.
Q It is defined?
A Minimal administrative and management

costs, Page 116.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
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o) That was the -- that was the ccst cf
sale, the five percent, I'm sorry, in the second one?
A Correct.
Q And the second was what?
A Discounting of the individual segments
at 15 percent.
Q And what does ~-- how do you arrive at
that?
A It's a present value calculation.
Q And so at Page 123 you conclude that
this property, the property in guestion, has a net
liguidation value of $450,000; is that right?
A Correct.
Q So obviously there's no single piece of

property on this line that is more than $450,000; every
one of those 47 segments obviously is worth less than
$450,000 net. The total -- the total value is 450 net

liguidation value; right?

A Correct.

0 Okay. That includes bundles of

property -- a bundle of pieces of property, and everything
in that bundle is worth -- has a net liguidation value of

less than $450,000; right? It's not a trick question.
There's nothing worth more than $450,000 in here, is

there?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Ly The real estate as defined in here,

right; correct.

Q Okay. I'm going to switch gears a

little bit; okay? That was helpful in getting

me through

the first 123 pages of the appraisal, and I'm going to

talk a little bit about the land you appraised.

Physically, you drove it. You got out of
occasionally. You looked at the property. It
me that you assumed that the property that you

to appraise was vacant and unimproved land; is

the car
appears to
were asked

that fair

to say? The property that you appraised was vacant and

unimproved?

A The presumption in the context of the

appraisal is that it's vacant and available, correct.

Q Vacant and unimproved; right?

A You'll have to specify unimproved in

terms of improved.

Q I'm sorry.
A Thanks.
Q My understanding of improved property is

property that has a building on it.

A Okay.

Q The property you were asked to appraise

is vacant and unimproved land?

A There's improvements on some

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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There's improvements nct on pcrtions. Improvements -- I
still don't understand .that, improvements. Sorry.
Q All right. I want you to look at the
bottom of Page 38.
A Thanks.
Q Can you just read the bottom paragraph,
and then it goes on to 39. Out loud, please.
A “The physical aspects of this site

impose a substantial constraint on possible alternative
uses of the property. The parcels are generally
rectangularly-shaped and typically have inadequate size
and depth for development. Topography is both above and
below the surrounding grades with a sloping character. The
size (width) and shape of the sites allow nearly no
flexibility for free-standing building or land
improvements constructions as individual parcels."
0 ) So that last sentence says the size and
width and shape of the sites allow nearly no flexibility
for free-standing building or land improvements
construction as individual parcels.

So what I was -- I was trying to understand is if it

was your conclusion that the property that you were

appraising was vacant and unimproved property. That's
all.
A Do you want to ask a guestion?

NAGY-BAKER COURT REPORTING, 'INC.
(330) 746-7479
1-800-964-3376
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1& Q Yeah. é
2& A Sorry. %
3x Q Was the property you appraised vacant
4 and unimproved property?
5 A It physically was not. The presumption é
6  in the appraisal, in the context of the appraisal, was :
7ﬁ that it is vacant and available. Because I've created i
8 ' economic parcels identified previously in the process of !
9  the attempting to evaluate the real estate. !

105 Q Were there buildings on the property

lll that you appraised? :

12” A I recall seeing improved structures,

135 yes, or structures. ;

l4l Q And do you account for those in your

15 appraisal?

16 A Did I? No. ;

17 Q Okay. Because I -- I'm trying to !

18 ¢ understand if there were buildings, or if there weren't '

19” buildings, and whether you concluded that those buildings

20“ had value. You don't mention buildings of value in your

21” appraisal; is that fair to say? i
.

22: A That would be fair to say, yes.

23 Q And at the bottom of Page 38, and to the

24 top of Page 39, you state that the size and shape of the

sites allow nearly no flexibility for free-standing

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A As identified economic individual

(Whereupon Plaintiff's Exhibit No. 3 was marked.)

Q I'm going to hand you what's been marked

as Plaintiff's Exhibit 3. Take a minute to go through it.

MR. LIPKA: Mike, if I can, this

may be deliberate or not, in Exhibit 3 there's pages that

are just -- there's hand notations of one, two, but then
several of the pages are skipped before it starts with

three.

MR. MORLEY: That was actually --

yeah, that was in that one because I wanted -- I wanted it

to be easier for John.

0 John, I've handed you what's been marked

for identification purposes as Plaintiff's Exhibit 3.
These are photographs of various buildings, and my first

question to you is, have you ever seen any of these

buildings?
A Yes, I recall seeing them.
o) Where? Were they -- is it fair to say

they were on the property that we're talking about here?

A On my investigation through the

property, yes.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q Is it fair to say that these are
pictures of buildings which are on the real estate which
you appraised?

A Yes.

Q Did you account for the value of these

buildings in your appraisal?

A I did not.
Q Why not?
A Under most circumstances another expert

is engaged in a project such as this that have
responsibility for those assets, if you will, that are

part of the project that don't involve real estate, and

¥
i

these are such items, and they would be considered similar |

to the actual railing ties and ballast that would be found

cn the property.

Q So you did not appraise or account for
any value of these buildings in your appraisal?

A Correct. Nor did I deduct any cost for
their razing and removal.

Q So in your engagement by the Columbiana
County Port Authority, you were not asked to value or
appraise, nor did you value or appraise any buildings on
the property in qguestion?

A My engagement letter identifies that

scope, and I did not --

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A -- address these. ‘
0 Yeah, okay. So the $450,000 net

ligquidation value doesn't include the value of any of the
photos in Plaintiff's Exhibit -- buildings identified in
Plaintiff's Exhibit 3 or any other buildings that might be

on this property; right?

A Correct.
Q Okay. So an entirely accurate valuation |
of the total value of the property would -- would include,

at the very least, your appraisal and the value of f

these --

MR. LIPKA: Objection.
Q -- if any?

Mk. LIPKA: Go ahead and answer. .
A I can't answer it.
0] I'm going to come back to Page 38 here
again, the bottom. You indicate that the -- this last one;
site, sir, small, no flexibility for free-standing

buildings. Were you aware that there is a site adjacent :
to Interstate 680 that is 4.9 acres on this property? Are
you aware of a none -- what I would call -- site that is
not of the size and width and shape as to allow no
flexibility for free-standing buildings. Were you aware

of a site that was 4.9 acres that is in the City of

NAGY~BAKER COURT REPORTING, INC. |
(330) 746-7479 |
1-800-964-3376
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Youngstown adjacent to 680 that is large enough for land

improvements on that site, or did you -- did you not see
it?
A I don't know the reference you're

speaking to, 4.9 acre site next to 680.
Q Are you aware of the North Lima track

shed property on this site which is 1.7 acres? I'm going

down a list of properties that are not of such a width that

no piece of property could be placed -- no improvement
could be placed on them, okay, that's what I'm doing here;
all right? Fair enough, so you know what I'm talking
about?

A I understand exactly what you're

talking about.

Q Okay. 2al1ll right. So if you are aware
of the piece, great. If you're not, that's fine. Are you
aware of a 1.7 acre parcel on this line, on this property,
that is in North Lima that contains a track shed?

A The specific reference you're giving me,
I am not aware of that, no.

Q Are you aware of a 1.5 acre piece in the
Village of Columbiana that has, what I'll refer to as, the
Village of Columbiana Railway Station on it? Are you
aware of that?

A Again, your characterization of that

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Do you know where Coal Pump 1is, the

business? Do you recall it, Coal Pump?

A

Q
Signal, Ohio,
A

15.2 acres.

Q

I don't recall Coal Pump.

Do you recall a 15.2 acre site in

along the line in gQuestion?

I don't recall a specific reference to

Do you recall a specific reference to a

7.9 acre site commonly referred to as the Negley Round

House?
A
site.

Q

I don't recall a reference to a 7.9 acre

Do you recall a nine acre site east of

Darlington, Pennsylvania?

A

Again, based on your specific reference

to the acreage size and location, I am not aware of those

that you've identified.

Q

I understand. And are you aware of 16.6

acre site in -- commonly referred to as the abandoned

Cannelton (phonetic spelling) Branch? I don't think you

answered that.

A

I'm sorry. Again, with regard to the

specific identification that you're giving me with regard

to acreage and the name, I'm not aware of.

NAGY-BAKER COURT REPORTING, INC.
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0 Okav. So do vou know if the sites that
I just identified were included in your appraisal?
A I doh't have enough specific information
to identify those.
Q . What we do know, though, is that in your

appraisal you indicated that the size of the property that
you were appraising accounted for no flexibility for

free-standing building or land improvements construction

|
because of their narrow -- because of their width; )
correct? j
A Not necessarily specifically just g
because of their width. Zoning and building requirements,\

that also would be considered, depending on the location
of those.

Q Okay. Did you appraise any sites on
this line or in this real estate that you believed were
developable? Long pause; stare at me. What does ;
developable mean; is that what you're asking me? !
A I have to understand what developable
means, yes; correct.

Q Okay. A site capable of placing a
building on it that has a value.

A That would be a separate determination
depending on each particular parcel you're attempting to

identify to me.

l
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o] What I'm trying to understand, John --
A Sure
Q -+ and you were frank with me about the

fact that you didn't appraise the buildings that were on
the property because that's not what you were asked to do,
and I'm trying to understand if you also didn't appraise
or didn't see any larger parcels. That's not a question.
I just want you to know where I'm going.

There are, according to your appraisal -- according
to your appraisal, it appears to me, based on your
language, that the parcels, the 47 parcels that you
appraised, and these are your words, are generally
rectangularly-shaped and typically have inadequate size
and depth for development.

You then state that the width and shape of those
sites allow nearly no flexibility for free-standing
building or land improvements construction; fair enough?
A | Correct.

Q I'm -- I'm not misstating anything that
you stated in your appraisal?

A Correct.

Q So I am asking if you excluded larger
sites that have room for free-standing building or land
improvements construction from your appraisal --

A The --

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
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Q -- or did vou not see any: how is that?
A The characterization of my economic
parcels --
Q Uh-huh.
A -- differ from your characterization of
the parcels listed here. We're not comparing the same

parcel or parcels, and I'm having difficulty understanding

the question to the extent that you're dealing in parcels
that are different than my parcels in terms of context of
the size, and once they've been allocated.

Q You broke your appraisal up in 47

parcels?

A Yes.
Q I asked you about various pieces of
parcels. You don't know they're part of those 47 or half

of one, third of the other, right, you don't really know;

right?
A Yes, I don't know.
Q I did ask you about a 15.2 acre site in

Signal, Ohio?

A Okay.

Q That's not a narrow, along the rail line
site. Did you see it?

A I would have to look at my notes.

Q You know what? Let's check your notes

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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because I think this is an important point; ockay? Let's
break and allow you to check.

(Discussion off the record)
Q When we broke, you were looking for some
documents Did you find them?
A I was -- yes, I was referencing

valuation maps that I used as well as the legal
descriptions and the original Surface Transportation Board
application filed by -- who was it filed by? Railroad
Ventures, Inc.

Q Did you find the parcels?

A Not identified as you have done them in
that 5.2 acres, 7.9. I have them identified in what
appears to be similar location description such as Negley,

Darlington, but mine are identified by economic parcel

numbers and have a different configuration and acreage and .

area.

Q Do you know if the value of those
parcels was part of your appraisal? Did you appraise
those parcels?

A If they're contained within the context
of the descriptions provided for what I appraised, then
they would be included, I presume.

Q Okay.

A But I -- again, I -- I can't identify

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
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them from vour description of 15.1 or 7.9, or 15.2; sorry.

You may have assigned value to them, or |

0

you may not, depending upon whether or not they were i
included in the property that you were asked to appraise;
is that correct?

A I cannot answer you specifically with

respect to the characterization of 15.2 acres, Signal,

whether that 15.2 acres is contained within what I'd
identified as Signal at 15.2 acres in total. :
Q I'm just trying to rectify that with
the -- your description of narrow sites with no

flexibility for free-standing building and land

improvements. Do you understand? |
A I do understand. |
0 Okay. Is it possible that you -- it's
possible that you didn't -- that your appraisal doesn't

reflect the value of these larger sites?
A Again, not having the specific !
description and location of the site as you described it,

I cannot, for certain, be sure that it's in -- contained

within my description, or it's outside of my description.
My description is based on a reconciliation of the
valuation maps and deeds of conveyance provided to me with
respect to the original Youngstown & Southern conveyance.

0 Okay. I'm going to move on, but I just

NAGY-BAKER COURT REPORTING, INC. |
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A Yeah.

Just so you understand, I'm wrapping up

0

my review of your appraisal. I think I understand

everything. But what I don't understand is if you say
that the parcel that you're appraising is long and narrow
and doesn't have room for improved sites, I'm trying to

rectify that with what appear to be sites that are

inconsistent with that description. Fair? You
understand?

A I do; sure.

Q Okay. Is it possible that you didn't

appraise or value these larger sites?

MR. LIPKA: Objection.

A I have to make it clear, again, to the
extent that you've described these specific parcels

characterized as a specific acreage amount and a specific
location, I cannot adequately identify those as within or

outside of the context of the economic parcels that I've
identified.

0 Yeah. Okay. Thanks.

MR. MORLEY: And you've helped in

our conversation, so thank you.

MR. STREETER: Let the record

reflect that the you refers to Streeter.

NAGY~-BAKER COURT REPORTING,
(330) 746-7479
1-800-964-3376
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MR. GAREA: Let the record reflect,
looking at Lipka and Garea around the table, can only be
referred to as Streeter.

Q John, at some point -- and you might
want to turn to Page 124 of your appraisal -- you became
aware of what you call third-party agreements; right?

A Yes; right.

Q I noticed that you labeled this Exhibit
A, which is the page we're on, right, Estimate of
Contributory Value of Third-Party Agreements Assigned.

MR. LIPKA: Mike, 1if I could just
stop you for a second, I see something on Page 144 that
mentions a protective order. I guess I wasn't aware of
that. I mean, is this deposition today going to be
violative of that protection order in any way, shape or
form?

MR. MORLEY: No.

MR. STREETER: You all waive
specifically any claim that --

MR. MORLEY: We do waive any
possible claim.

MR. LIPKA: Okay. Okay. Fair
enough.

MR. MORLEY: Thank you.

Q I notice that at Page 6 -- I'm sorry for

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
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at the very bottom, very bottom, the first sentence says,
"Limited consideration has been given to easements,
licenses, restrictions and encumbrances, leases,
reservations, covenants, contracts, declarations, special
assessments, ordinances, and other items of a similar
nature."

Could you define for me what limited consideration
meant as you meant it when you authored this?
A To the extent that the -- that would be
a departure from uniform standards, professional appraisal
practice, I had to disclose that I didn't consider
easements, licenses, restrictions, to a full investigation
or analysis of the same because I didn't have the
materials necessary to do it.
Q When you say you didn't have the
materials necessary, do you mean the resources to do it,

or you weren't contracted to do it?

A I wasn't contracted to do it
specifically.
Q And therefore you -- you did not

specifically value the third-party agreements in your
appraisal?
A In the --

Q In the main body.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
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No.

Q Okay. So the $450,000 valuation does

not include third-party agreements, any value assigned to

third-party agreements?
A No. The fee simple is presumed
body of the appraisal.

Q Okay.

in the

(Whereupon Plaintiff's Exhibit No. 4 was marked.)

Q I'm going to hand you what's been marked

Plaintiff's Exhibit 4. And just so you know, I think

that's more than one document. They're lumped together in

one exhibit. So why don't you take a minute and look

through that or look through those.
Have you ever seen these documents before?
a I think I may have, but, again,

have to refer to my notes.

6] Would it be fair to say that at

point you --

A Can I do that now, please?

Q Absolutely.

A Yes, I have seen them before.

Q Okay. All right. I don't know

I'll

some

if you

remember, but RVI, at some point, took the position that

these license agreements were not part of the transaction,

but ultimately you went to Mr. Handel's office and looked

NAGY-BAKER COURT REPORTING, INC.
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at file cabinets full of license agreements; is that -- is |
that right? ;
A Yes. He presented them on the 3
conference table in his office. !
Q \11 right. You reviewed them? ;
A I tried to review them individually as !
they were laid out, yeah; yes. f
Q And then did you take them with you, or |
did you leave them there?

A I made three copies, I think, of samples
to understand the character because there was -- there was
just a table full of them. It was a 1lot. !
Q Right. ;
A And I wasn't comfortable being in his
office. |
Q I'm not going to ask you why, but go
ahead. {
A ’ So I made a few samples to get a sense

of what the agreements were. If I wrote down license, or

I wrote down easement, or I wrote down some character of
the agreement as it was identified and made notes with
regard to what I saw.

Q Okay. All right. Let's -- let's look,
then, at this Exhibit A on Page 124. Specifically it's

identified as Estimate of the Contributory Value of

NAGY-~BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376




17

18

19

Third-Party License Agreements. I know that's somewhat
self-explanatory, but can you explain to me in your own
words what Exhibit A purports to be?

A In preparation of the report, I think

before the December 12 date, there was a guestion as to

whether these -- this body of agreements had any impact on

the overall offer or negotiations with regard to the
appraised property, the real estate. And I was asked t
give an opinion or an estimate of what that might be.
guess it had to do with a setoff or something that was

with respect to the OFA.

62
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Q The first time you had the third-party

license agreement, was that when you came to Dave's office

to review them, or had you been given them by Tracy or
scmecne else?

A I had no physical documents such as
those that are exhibited here in this No. 4 exhibit. A

we had was a listing of such agreements by a brief

11

description from the legal description that was provided

to me from the transfer of Youngstown & Southern to --

think it was Railroad Venture or the original --

Q All right; okay.
A Transfer.
Q You had a list. You didn't have the

agreements?

NAGY-BAKER COURT REPORTING, INC.
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A I had no agreements; Ccorrecct.
Q Why was this Exhibit A prepared as an
exhibit to the appraisal itself?
A That was a request of the client.
Q Okay. To value the third-party license
agreements?
A To give them an understanding of what
that might be, yeah.
Q Just so I understand, the client wanted

you as a supplement to do that?

A Yes; correct.

Q So the -- the primary appraisal, the
first 123 pages, I'm sorry, I don't know exactly how to
word that more artfully, but your $450,000 appraisal was
done without having reviewed or even been engaged to

review the third-party agreements?

A Based on the list that was presented,
correct.
Q Well, what do you mean based on the list

that was presented?

A Well, there's a listing of the
individual agreements based on my physical inspection of
those agreements at Mr. Handel's office.

0 Right. But those agreements were looked

at after you arrived at your $450,000 valuation to try

NAGY-BAKER COURT REPORTING, INC.
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to -- try to basically create Exhibit A to this document:
right? To create --

A I don't recall the time; sorry. I don't
recall the specific timing what came first.

Q Well -- yeah. Again, I just want to
understand, and I think I do. Your engagement letter at
Page 5, if I'm not mistaken, basically states that that
excluded from the real estate valuation will be
consideration of third-party agreements?

A Right.

Q Okay. So -- so I understand, the

$450,000 appraisal doesn't include an evaluation of third-

party agreements. Exhibit A does?

A Based on the list, right.

Q Right. All right. I'm sorry. I just
want to make sure that I can do what I'm doing. I'm going
to skip over a few things. I just want to make sure it's
okay.

211 right. Let's turn to Page 125. I'm just going
to understand what you did here. I don't have a million
gquestions on this. I just want to understand it. You can
go to the third paragraph from the bottom, and if you
read, in general, income producing properties are
characterized as real estate, et cetera, which are capable

of generating regular income in the form of rent or

NAGY-BAKER COURT REPORTING, INC.
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prcfits; correct?
A Yes. That's what it says.
Q That 's how you define basically pieces

of properties that aren't just a piece of property, but
there is something on them, something that has been done
to them, or something is above or below them that
generates some sort of income; right? That's what an
income producing property is?

A I would accept that general
characterization.

Q Thanks. And as such they are -- in the
second sentence of that paragraph, they are normally
valued in proportion to their ability to produce income,
as well as upon their anticipated appreciation in value;

is that right?

A That's correct.

Q Okay. What does that mean exactly?

A What does that mean exactly?

Q Yeah. I'm a little -- I just want to
understand it. The appreciation -- the property can

appreciate in value or the income they produce can

appreciate in value?

A It's evident, I would think.
Q I'm sorry.
A They normally are --

NAGY-BAKER COURT REPORTING, INC.
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0 Ouch.
A -- valued in proportion to their ability
to produce income. Thét means you have a rental stream,
income stream, that generates revenue or return on
investment, and then to produce -- or excuse me,
anticipated appreciation in value, the value would be
their sale in the marketplace producing return of
investment. I didn't mean to ouch. Sorry.
0 No, I probably deserved it, but that's

okay. All right. Let's turn to Page 126, and we'll --
then I'll finally understand this. Third paragraph, "An
income producing property is not always a parcel of real
estate that includes a complete or full bundle of rights
that is, fee simple rights. Income producing properties,
by their very nature, are often leased."

Is it my understanding that because of this, you
appraise income producing properties differently than you
appraise nonincome producing properties? You identify
them differently in appraisals that you do?

A You have to ask that question again. I
was trying to think through it, and I want to make sure I
understand it.

Q What -- would an income producing
property be a comp, a comparable to a nonincome producing

property?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479 :
1-800-964-3376
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A Couil ke
Q How?
A It could be. I -- I can't -- that's a
hvpothetical gquestion. I answered in the best manner that

I knew how as, yeah, there is a possibility that you could

use nonincome producing property as comparable against

ncome producing property.

(=]

o] That's fine. You engaged in the
methodology in your valuation of these income producing
properties, and we're on that page actually, and you chose

to use, I believe whi.t's called, a direct capitalization

mechod?

A Yes.

Q Car. you explain that for me, please?

A i general terms, I summed up the income

that would be anticipated or expected based on the
inZicrmation provided with respect to the amounts that were
apparently being.received, deducted from that a management
anc¢ administration cost or expense of 10 percent, got a
net ncome or net revenue stream and capitalized that net
revenue at a capitalization rate of 10 percent, assuming

a 10 percent return on investment.

Q So to calculate the value of these
ducing properties, such as Plaintiff's Exhibit

ncome p

3
0

}o-

4, ycu cetermined the cash flow from the property;

NAGY-BAKER COURT REPORTING, IXNC.
(330) 746-7479
1-800-964-3376
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here. This one in particular,

I didn't determine it.

the top,

68

It's laid out in

Exhibit No. 4,

between Youngstown & Southern and Boardman Supply, Line 2

indicates that there was $300 -- initial fee of $300 and

then $100 per year.

Q

A

Right.

I treated the $100 per year as that

income stream.

Q

capitalized,

As a stable income stream that was to be

based on your methodology?

My assumption was that it would be

stakilized, that it would stay.

And then you engaged in a capitalization

Correct.

Okay. And based on your calculations,

arrd I've read them, and I won't, for everyone's sake here,

go through all the calculations,

you concluded that the

capitalization ~- that a fair capitalization rate for all
of the third-party agreements was 10 years -- was 10?
A Ten percent.

Q
A
Q

Was 107

Yes.

Okay. So you had a list of

NAGY-BAKER COURT REPORTING,
(330) 74€-7479
1-800-964-3376
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list ¢f inccme prcocducing properties, an
Page 131. We'll go to the end. You added up the income
generated from the income producing properties; right?
A Yes.
Q And for purposes of Page 131, so we're
clear, in this case you deducted Ohio Edison licenses
because they became permanent in order to be deducted;
right?
A Yeah.

MR. STREETER: Michael, could I

interject one thing? When you refer to the income

rocducing value of the property, you are referring only to

ko]

he income procducing value of the licenses that are

ct

reviewed; correct?

MR. MORLEY: Cf the third-party
agreemerts, right, in Exhibit A, and that is for the
remainder of this deposition.

I understood that to be the case.

}l

Okay. All right. So you deducted out

10

anything made permanent, in this case, Ohio Edison?

I didn't know that they were. The

w

presumption was that they were because of the transfer
between Ohio Edison, and I think it was RVI.
0 Fair enough. You deducted them out?

A Assuming they would not renew, yeah.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q So vou ended up with a prospective net
income, at least as it relates to Page 131, a little over
$28,000; right?

A Correct.

Q And then you deducted your 10 percent
management administration --

A Correct.

Q -- cost? And then you deducted real
estate taxes of 15,190.50; right?

A Correct.

Q And then you ended up with, at least
vour understanding of a net income on the third-party

agreements that you were aware of, of $10,289.76; right?

2 Uh-huh.

n We're talking about annual income?

A Correct.

Q 2And then you capped it, in this case
essentially capped -- well, you did. You capped it at 10

percent and rounded it and came up with $100,000 figure?
A » That's correct.

o) I'm almost done with my methodology
review of this, but I do have a very specific guestion.
If you look at this Page 131, you deducted $15,190.50

from -- from the annualized number because of real estate

taxes?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376




M r /Y Yy Yy 1y M

rhjr rm rm rmMm rmorm

1

[OFY

wm

~J

20
21

22

23

25

71
A Correcc.
Q Are real estate taxes paid on income
produced from third-party agreements?
2 They would not be, no.
Q Then just correct me if I'm wrong;
sheuld that not have been included in this?
2 No. My assumption was that not knowing

ate tax status of the entire project --

r

this real es
Q Yeah.

A -- I wouldn't know how the real estate
taxes would be treated upon transfer or conveyance.

o] Okay. But --

A So the presumption was that in order to
ge: those you would have to have the entire property, and
as a function of having the entire property they would --
ike Mehoning County would and Columbiana County and
Beaver would &apply real estate taxes.

Q But they would apply real estate taxes
tc tne whole --

Correct.

-- body --

Correct.

LORE . © I

-- the 300 acres or so that you're

A Correct.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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And this Exhibit A is just an evaluation

L]

of the income that is generated from the third-party
agreements, your list of third-party agreements; right?
A Correct.

Q So if real estate taxes are not a
subject of the license agreements, then that net income
figure actually would be $25,000; right?

A If the real estate taxes were not
deducted, that would increase by $15,190.50.

Q And you don't pay real estate taxes on
third-party license agreements; right?

A Not that I'm aware of, no.

Q So absent that, the net income is
$25,000, and capped that would be $250,000°?

2 That's correct; approximately.

Q And by the way, you just estimated the
tax on the -- -

A On a per acre basis.

Q On a per acre basis on the whole?

A Thaﬁ's correct.

o) At $50 per acre, 303 acres, those are
ascertainable numbers, but you weren't really engaged to
do that or had the time to do that; is that right?

A I did not go through the individual

assessments for the individual townships or the counties.

NAGY-BAKER COURT REPORTING, INC.
(320) 746-7479
1-800-964-3376
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A And that would have to have been a
determined prospective as well.

Q Okay. So assuming real estate taxes
aren't subjected to third-party income streams, the net
income here of -- would be 25 and a more accurate total
would be 250 based on that cap rate if we're making that
assumptcion that real estate taxes aren't presumable;
correct?

A You made that assumption. You have to
state it in some kind of question form so I understand
what you're asking.

I'll be real specific. I asked you if

Le]

t

hiré-party license agreement income is subjected to real
estace texes, &nd you said no about five minutes ago.

A Correct.

Q . ' And I just want to understand, then,
that assuming that you still stand by that answer of no --
A Yes.

o) -~ then the net income figure here

should actually???)] be $25,000, and that capped at 10

percernt should be 250,000; is that right?

A - If you follow that logic, that would
make understandable sense
o) Okay. Okay. Coming to the end, John;

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376




1 okav? At Pages 128 to 131, vou have a list of third-party
2.' agreements and some information on them; correct?

3% A Yes.

4 Q And I know you obtained some of these
from Dave Handel's office and some of these from the
Recorder's office, and then you compiled these for

7. your -- for your exhibit, is that right, the information?
8f A These were taken from my notes from Mr.
91 Handel's office.

10 Q Were these all of the agreements that --
11 A I don't know the scope of all of the

12 agreements in that context. There -- I've had the i

i3 experience of finding things later, finding things come up

16 0 I understand. You didn't copy all of

17‘ the agreements; right?
18 A - I did not copy all of the agreements.

19: Q Did you make a list of all of them, or
20f did you make a list of -- or did your 1list, this list, was
215 that a list of the agreements that you thought had wvalue?
22 A I made notes based on the agreements

23 that I was able to examine on Mr. Handel's conference

24 table.

25 Q Okay. And then I think you also

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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out a little bit?

Yep.

The very middle paragraph that starts

Yes.

-- you indicate that you obtained

Recorder's office? There was a --

Yes.

documents,

It was brought to my attention that

some of these, one of these documents,

I believe the more recent one in recording date,

during or after the completion of my appraisal.

2nd then there was one, the original, I think the

original Toungstown & Southern, there's an exhibit in

their rental master file list.

Q An exhibit in --

A The actual recorded document.

0 Yeah, maybe I can save some time beca
I -- was your evaluation of these, of these third-party

agreements intended to include all of the agreements

75

ct
Q

was

use

cornveyed by RVI or only those listed on Pages 128 through

1317
it --

A

Your evaluation, your final number on Exhibit A, was

It's based on the listing on Pages 12

NAGY-BAKER COURT REPORTING, INC.

(330) 746-7479
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and 12¢. 130, 131.
Q 131. Those are the only agreements you
valued?
A Those are the ones I listed in there,
yes.
Q You excluded for one reason or
another --
A Again --
0 -- certain agreements, or you don't
know? é
A Again, I didn't exclude anything that \

i

I -- all I had was the record before me, which was my

rnotes from my investigation at Mr. Handel's office.
(Whereupon Plaintiff's Exhibit No. 5 was marked.)

I'm going to hand you what's been marked

[

leintiff's Exhibit 5.

o]

A It's illegible. I can't read it.
I'm serious. I'm being serious. I can't read it.
Q I krnow you're being serious.

MR. HANDEL: I have a blown-up

version. I'11l go get it because we couldn't read it
either.
Q You know what this is, John --

MR. MORLEY: We can stay on the

recorc. That's okay.

]
]
]
]
]
]
]
]
]
]
]
]
]
]
]
]

]
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A No; I'm gecting my glasses
Q Oh, okay. You're bad.
A I can interpret, yeah, okay.
Q Does that appear to be a -- and I'm
referencing Page 125 of your document where you
indicate of your appraisal you state -- and while you're

looking at that I'll read it, a listing of such
third-party agreements appears to be contained within the
"Rental Master File List" of the Youngstown & Southern
Railway Company found at Mahoning County Recorder's - Vol.

72/Page 332-335.

Okxay. What 1is that exhibit?
A It says master file.
Q I mean, Plaintiff's Exhibit 5, when we

[l

Drocxe you were unab.e to say exactly what that was? Do

you now kncw what that is?

(2]

A It's celled the master file list
leases -- licenses. Sorry. Rent master file list
licenses, rent master file list licenses from the Volume
72, Pages 332 to 335, presuming that's from the Mahoning

County Recorder's office.

0 As you indicated, Page 125 of your
agreement --

A 125 of the appraiseal.

o) Of the appraisal, sorry.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Q Did you have this when you did this,

when you prepared this estimation of contributory value
document?

A I don't recall the specific timing or
receipt of it or acknowledgement of it.

Q Okay. And -- and then there's a -- it
says a listing of such third-party agreements appear to be
contained within the "Rental Master File List" of the
Youngstown & Southern Railway. So was that a list that
was given to you by someone?

by No, I think it was as part of finding it

to have been recorded sometime before I was actually

completed, I had -- I went and got it from the courthouse.
I theucht I had a larger copy.

Q Okxay.

2 That's what I was hunting for.

Q Okay.

2 But I didn't have it when I went to Mr.
Eandel's office. I don't recall having it to reconcile
the list.

0 I understand. In any event, what you

ended up with was a list of properties which you valued,
and those are listed on Pages 128, 129 and 130 and 1317

A Yes.

o L LD D L L e e ed edd bed bed Wl

L
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o) Your valuation docesn't include any
pieces of property -- I'm sorry -- any license agreements?
That's not on this list?
A Say it one more time so I understand it.
Q Okay.
A It doesn't include --

I'm pretty sure it goes without saying

(@)

that yocur -- your bottom line number is the number that

you would add up to if you added up all of the documents

that are listed on Pages 128 to 131; right? The number at

Fage 131 you added up all of these four on your appraisal.

Trat's how you got this; right?

A They are summed -- yes, all of the line

items are summed at the subtotal number at 131.

ou é&idn't value any other thira-party

a
(2

Q
zgreements for purposes of preparing Exhibit A?

No.

:]a

(Whereupcn Plaintiff's Exhibit No. 6 was marked.)
Q . Handing you what's been marked

Flaintiff's Exhibit 6 --

A Everybody complains about my eight point

fonts. Now I have somebody to compare myself.
6] Exactly. Exactly. What I want to do
s, firs- of all, tell you this. I'm handing you what's

beer marked Plaintiff's Exhibit 6. I think it's fair to

NAGY-BAKER COURT EFEEZPORTING, INC.
(330) 745-7479
1-800-964-3376
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sav vou've never seen that before: okayv?

To save us time, I promise you that if you go through
your boxes you won't see that anywhere; all right?
It's -- it's basically to help us move this thing along;
all right? I'm just going to hand you that and ask you to
refer to it occasionally for purposes of my asking you
these guestions; okay?
A Please identify why my name is on it. 1
Q I will. I will. I'm going to start on
the right-hand side that has the yellow on it.
A | Sure.
Q What I had prepared or typed out here is
&z copy of everything that's included in Plaintiff's
Exhibit 5; okay? Do you understand me? I know you don't :

t'e true; believe me. I know vou can't say, ves,

Lnow L1f

(]
'R

b

that's accurate, but the purposes of, like I said, getting
to the bottom of things, what I did, so I could ask some

stions easily and knock it out in five minutes, is the

D

Q

rh

ar right-hand column of Plaintiff's Exhibit 6 is a

legible list of everything in Plaintiff's Exhibit 5; okay?

A And you want to me to stipulate that as
right?

Q You don't have to stipulate to that at
all. Just ackrowledge that you heard me.

A Yes, I heard you.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479 ‘
1-800-964-3376
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211 right The middle ceclumn says Ressi
ist?

Right. f

And it says Pages 128 to 1317 ‘

128 to 131.

That purports to be your list?

Okay. Purports, or --

It is. I promise. %

Okay. Thank you.

The far left-hand column states Venture
roperties of Boardman, Inc., and that is a 1list, %
cccrdéing te my client, of all of the license agreements |
hich were in possession and made available to you by Mr.

ande. and his office; all right? That's what that
opears -- that's wnat that purports to be; okay?

I will not stipulate to that fact.

I'm not asking you to stipulate to it.
'm not asking you to stipulate to that at all. I just
ant you to know what's in front of you; okay?

Uh-huh. Can you indicate the 258, 136
nd 148, those are the line items, those are the number of
tems? Is that what that indicates?

Yes.

Thanks.

As a matter of fact, for everybody's

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376 }
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sake ~-

MR. HANDEL: Was it 2567

MR. LIPKA: 258.

MR. MORLEY: Guys, under Venture
Properties of Boardman, you can write down the number 258.
Under Rossi list, what's the number, Tom?

MR. LIPKA: 136. And the third
column is 148.

MR. GAREA: Do those numbers
correspond to the actual number of items listed total?

MR. MORLEY: That just adds up the
list.
o) The middle 1list is the list, assuming
I'm telling you the truth, okay, and I --
2 QOh, vyeah.
0 -- I know you can't stipulate to that,

but assuming that I am telling you that the middle list

is, in fact, your list of -- was it Pages 128 to 131>

2 Sure.

0 - The total is the same -- the income
number 1is the same as is set forth on Page 131. Is there

any reason why, or do you know if there is any reason why

you didn't value the agreements that are included in the

first column when you were doing your compilation? I know

that you had a million agreements in front of you, and you

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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Would it be fair to say that some of the agreements

vou included on your list and some of the agreements you

didn't>?

2 In relation to the first column?
Yes.

A I would imagine with a list this

excensive there might have been one or two missing, but I

don'- believe that it would be as extensive as being
presented here.

0 You don't believe it would be 1227
2 I pretty much --

everything that was on the conference table.

Q You didn't make copies?

= i was not --

Q You didn't make copies?

2 -- permitted to do so, not to the extent
that It was something I would have done in somebody else's
office. There was -- there was another issue with respect

to my being physically in that office that made me

uncomfortable dealing with Mr. Handel, and that I wanted

to vet no part of. He left the office, and I examined

every document that was left on the table.

You know what? Let's take a

L]

Qkay.

five-minute break, and then we're going to come back,

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479

1-800-964-3376
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MR. GAREA: Michael, I told you I
have to be out at 12:30, and if we can get straight
through, let's just do it.

MR. MORLEY: I need just like two or
three minutes just with my client. I promise this will be
fast.

(Discussion off the record)

Q I just want to figure something out
here. John, for whatever reason, if the agreements listed
on the left-hand column do exist, it's fair to say that
thkere are 122 agreements that you did not value; correct?
That's not accusatory. There's the middle list you
valued, the list on the far left-hand side, if it does
indeed have 228, :if it doeg indeed reflect 258 license
agreements, you didn't value all of them; correct?

Can you make the question like clear?

A
o] Yeah. I'm not really trying to --

3 Thanks.

o) -- agreements on this list?

A Right. They coincide with the ones on
Ty pages.

Q And you valued those?

A I considered those, yes.

NAGY~BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A Thanks.
Q Okay. This list has more than this

list. The list on the left has more than the list in the

middle?
A That's correct, 258 versus 136.
Q So if the list on the left, the list

that purports to be a list of agreements --
A The same kind of agreements that I

characterized as third-party agreements, okay.

0 Exactly.
A Thank you.
Q Then there are at least 122 agreements

that are on this list and not on this list, right, at

There would be a difference in Column 1

k]

versus Column 2.

Q Okay.
z Yes.
o] Assuming -- I want you to make an

assumption for a second that if you add up all of the

income streams from the left-hand column, go to Page -- go
to Page 5 --

by Five of six, okay.

Q Uh-huh. Assume that the income stream

NAGY-BAKER COURT REPORTING, INC.
{330) 746-7478
1-800-964-3376
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from those would be $90,723: okav?
A Uh-huh.
Q Yes?
A You're indicating that I should accept
that, and I am accepting that, $90,723; correct.
Q Using your methodology that you used in

the middle column and in your affidavit and in your
Exhibit A, the appropriate next step would be to deduct 10
percent; correct?

MR. GAREA: Michael, I'm going to
object for one minute and ask to just put this on the
record. Are you making an assumption that all of the
licenses and/or other third-party agreements listed in
cclumn entitled Venture Properties of Boardman, Inc., are

“kr as in term of duration, and, if so,

Ih
D
0
A

—

len

all o

0

what is -- can you tell what the underlying assumption of

that term is, and are you -- and are we also assuming that

Hh
O

r purpcses of this question that all of those documents
n Venture Properties of Boardman, Inc., are executed
documents?

MR. MORLEY: Yes.

MR. GAREA: All right. AaAnd can you
tell us what length of time?
MR. MORLEY: That would be documents

identical to all of the other third-party documents we're

NAGY~BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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MR. GAREA: So that, if I can ask
this, so that if there are different terms in the column

marked Rossi lists, being identical would mean there would

o3

e like identical -- I'm just trying to make sure that we
get a proper answer to the proper question.

MR. MORLEY: I understand.

MR. GAREA: There would be like
multiple terms of multiple agreements?

MR. MORLEY: That agreements are
basically the same, yeah. But all I'm going to have him
do row is & little bit of math.

MR. GAREA: You're asking underlying
assumptions that I don't know if we have.

MrR. MORLEY: Assuming these

third-party agreements exist that RVI had them or at some

MR. GAREA: At the point he was in

MR. MORLEY: Exactly.

MR. GAREA: Okay.

MR. MORLEY: And that this is the
income stream generated from them. That's all.

MR. GAREA: Okay. I just wanted to

understand what was going on.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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MR. LIPKA: What was the gquestion

pending, Mike?

Q I know this seems confusing to you.
A It's quite clear; gquite clear.
Q This is clear; right? Because I'm not

alleging that you didn't include them. I don't know why
vou did or didn't, or if you even had them. I just want
to do a little bit of math here, and then we're just about
done; okay?

A Well, I'm guite upset. I'm upset to the
extent that you're indicating the list of items that I
should have considered, which apparently were not made
available, based on my notes and my investigation at Mr.
Eancdel's office; and now they appear 122 of them more that

ren't ceonsidered. Bad they been available to me, I

0

would have maybe taken a totally different methodology. I
cannot apply the same methodology that you're indicating
there with new information. I have to have the

oppertunity to review the new information.

0 I totally understand that.

A And I won't -- I don't have any of these
documents.

0 I do understand that. Please don't
mistake this for some sort of an accusation. I just want

to go through this.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376

- |
IL_J L d D D LD e b Y e ed Ad o

D W |

j



F*WI Y M ry Yy rYy Mmooy mMm

[

1S

20
21

22

23

25

»
Pz

T e cem = =
< e wao Qi Qe wudQ

89

T < - -
4 MTLLvTLVvE L. ao

an accusation that I missed 122 documents in my physical

examination of Mr.

Q

w

Handel's office.

I understand. I understand that that's

Yeah. I'm grateful.

how you're interpreting this.

Thank vou.

Okay. Using your methodology, the

amount at the bottom of five

Right.

-- should initially be discounted by 10

correct?

If you apply similarly a 10 percent

aéministrative and management fee,

that would be

appropriate, but to the extert that I'm 122 more income

strearlts

income st

may get

rnd management problems,

economies of scale.

ream, it might be higher.

ensure that that stream comes in.

It may be different.

Q

A

you.

L o]

l‘j
D
]
9}
1)
5]

>

Significantly?A

with respect to that

It might be less. I

I could not tell you.

It may take me more staff to

I don't know.

I could not tell

Could it be more than two or three

I could rnot tell you.

NAGY-BAKER COURT REPORTING, INC.
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0 All right. Is it fair to sayv that 10
percent of $90,723 is $81,650.70?

MR. LIPKA: Objection.

A I didn't do the calculations myself.
Q All right.

MR. MORLEY: I don't think we
have --

MR. HANDEL: I think we have to
continue on with the logic and talk about contributory
value. We have to.

Q If you capitalized at your
capitalization rate based on your methodology,
$81,650, that adds up to $816,507; okay?
MR. LIPKA: Is that a gqQuestion, I
MR. MORLEY: Yeah.
2 You did the math.
Q That's a fair answer. Assuming the
tes in Celumn 1 exist or existed when vou were at

agreemen
Dave's office, and assuming this income stream is
accurate, I added up the numbers right, would it be fair
to say that the $816,000 value exceeds the total of your
initial appraised value of $450,000?

2 Sorry. I'll have to write those numbers

cown.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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c ¢
percent from the $90,000 income stream, capped it at 10
and multiplied it, and if you're willing to accept my
math, that adds up to $816,507, is it fair to say that
that exceeds the value of your $450,000 appraisal?

A $816,000 exceeds the value that I
indicated based on the list that I had and the methodology

That's not toc say that the methodology would be

[\)]
'y
Lo
’_J

(=

[

o1

similar at this 258 line item.

MR. MORLEY: Excuse us. Hold on. i

0 Actually I want you to know that I'm not
accusing vou of anything. I really do. &2and I know that

that's & sideline of what we're talking about here, but

I'm really -- I'm just trying to figure something out

rere. That means something to me.

A Man to man I understand thzat; right.

] Yeah, okay. I mean -- soO my only
cuesticn on this -- so assuming that these -- again,
because -- just because I know we're broke. I think we
were there, but I want to -- assuming these 258 license é

agreements on the left-hand column existed, assuming that
the annual cash flow is accurate, and if we apply a ;

imilar methodology, that is, deduct 10 percent, would

s
this make -- would this cause you to have to change
your -- the conclusion that you reached in Exhibit A of

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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A The assumptions that you've asked me to
consider would make it a totally different examination and
evaluation.

MR. MORLEY: That's -- thanks.

MR. HANDEL: These are the plans.
These will take two seconds. These are the plans --

MR. MORLEY: You can't. Come on

outside. Joe has a couple of guestions specifically -- do

you mind? Joe's co-counsel on this. He has a couple more
cuestions, and we'll be done in three minutes.
MR. LIPKA: Joe has a couple of
guestions? :
MR. BISEARA: I wanted to clarify a

is an unorthodox tag teaming

10}

nor things and thi

cut. Is that all right with you, John?

t

THE WITNESS: I'm fine, yeah.

As long as counsel says it's okay, do whatever you need to

co.
MR. LIPKA: Very briefly.

EXAMINATION:

BY MR. BISHARA

0 Does your appraisal anticipate that some

of the licensees may not be paying their fees?

A Anticipate that some of the licensees

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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1 may not be paying their fee?
2. Q Yeah. We talked about stabilized cash
3& flows, and I guess I'm not sure how the appraisal process
4} works in this. Maybe it's associated with the risk, but
5 dces it anticipate that some may not be paying their fees?
6? p- No. The presumption is that the fee
7. would be paid as contracted for.
8} Q So yocur presumption was that the fees
9  were being paid as they're indicated?
lO. 2 On the agreement, no, no. As indicated
11 by the agreements that are similar to the Exhibit 4, the
12 $200 that's assumed as an annual payment in this agreement
13 is varid and in existence as I saw it; I assume that it
14 was being paid, yeah.
5 ¢ If you knew tnat some of the licensees
16 or third parties are not paying their fees, would that
17 have changed your appraisal?
18 2 If the income -- say it again, pleeze.
%S 0 If you knew that some of licensees -- a
20 large percentage of them were not paying their fees, would :
21‘ that have changed your appraisal?
22? A I would have -- it would have been a
23 different valuation problem, yes.
24 Q Does your appraisal anticipate that some
25 0of the fees could increase?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-74795
1-800-964-3376
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2 Acain, back to the original reference

that assumption is that the contracted rate is the rate
that was in effect at the time I saw the agreement.

Q Okay. You mentioned, and correct me if
I'm wrong, we talked about language in your appraisal. I
believe it's 125. It says -- okay. The third paragraph
from the bottom. It says, "As such, they are normally
valued in proportion to their ability to produce income as

well as upon their anticipated appreciation in value."

2 Speaking in terms of income producing
property.
Q What did you mean by appreciation in

value of an income producing property?

2 Normal economic circumstances, supply
and increase, inflation, economic circumstances
that could change the value of the asset over time.

Q _ So you anticipated the possibility that
income streams could increase or appreciate?

2 No, this is based -- this is based on a
presumptibn that the income stated in the agreement would
be that income stream stabilized into the future.

0 How is the possibility of the
appreciation in value included in an appraisal that just

took income streams? And maybe I'm asking stupid

guestions because I'm not an appraiser.

NAGY-BAKER COURT REPORTING, . INC.
(330) 746-7479
1-800-964-3376
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market, it's difficult to determine if there's an
appreciation in this particular agreement versus the one
the sewer --

next it to and the one behind it; the water,

Q But what did you -- what do you mean by
an active market?

A There is not usually an active market
and sell

where scmeone would buy an easement, a license,

ar. easement, a license; so there's no -- there was no way

to determine any appreciation in the marketplace for that
particular item.

o} If you're valuing -- for example, if
scme of these third-party agreements are underground
crossings, does appreciation in value mean that the value
e uwnderground crossings could go up and therefore --
This

No, it does not mean that.

a

particular characterization with regard to income
producing properﬁies, in my understanding and my
ccmmunication to the client, was that I was speaking
typically of property that they would be familiar with,
income producing property such as a rental property that
would be sold and resold in the marketplace. That's my
reference to anticipated appreciation in value.

Does your appraisal anticipate that the

0

righ<s to the third-party agreements could be marxetable?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479

1-800-564-3376
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Individually or collectively?

Yes.

I would assume everything is marketable.

o oy 0w

Okay. I forget the number of the

exhibit that was the Boardman Supply licenses. Is it

five?

MR. LIPKA: Four.

MR. BISHARA: Four. |
MR. LIPKA: I think four.

THE WITNESS: Four.

MR. LIPKA: Four.

it's on. This is not all of them. This is -- okay. The
1846 one, a gas line. Here it is. It's the gas line

ement from 1946. If vou look on Page 2, Paragraph 6,

m

a

n

it's a provision that says that the parties can terminate
the license. Do you see where that's indicated?

2 . I see that, yes.

Q Did your appraisal anticipate the
possibility that these licenses could be terminated?

A Anticipate is -- no, I don't understand
the term anticipate.

Q Was it part of your assumptions when you

wrote your appraisal?

A My assumption was that the agreement was

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479 '
1-800-964-3376 f o
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on the face of the agreement. There was no other --

Q I1f you see on there on that Paragraph 67?
A Paragraph 6.

Q The licensee, meaning the third party,

Boardman Supply}

could terminate the agreement.

Do you

see
A

you

A

Q

could terminate the agreement,

yeur

where that's

indicated on there?

No.

want me to direct -

MR. LIPKA:

Here?

Do you want to point it out where

I think --

Either party.

Right.

If you assumed that the licensee

would that have changed

ernalysis of the value of the cash flows?

A Please state

trying to focus on either.
C T
projected an income stream.
that

changed your appraisal?

the income stream could terminate,

that again because I was

guess what I'm getting at is you've

would that have

If your assumption had been

A
saw. The

The "appraisal,

The agreement is the agreement that I

income is based on the amount stipulated here.

the analysis or valuation of those line

NAGY-BAKER COURT REPORTING,
(330) 746-7479
1-800-964-3376
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continue in the future.

MR. BISHARA: Okay. I think that's

all I have. Mike, do you have something else?

MR. MORLEY: Just a couple cleanup
questions from his prior testimony.
EXAMINATION:
BY MR. MORLEY
Q John, earlier I asked you about whether
or not you appraised certain large pieces of property, if

you remember the 15.2, whatever, and you said you couldn't

tell me -- you couldn't answer that question at that time; |
is that -- is that correct?
A Yes, seven or eight descriptions by

acreage size and general proximity or general location,
end I could net identify those asg coinciding or

reccrnciling those with the land area allocated to the

Q You couldn't say whether or not they

were ‘ncluded in this appraisal for sure based on how I

(1]

asked the guestion?

A Yes; correct. I couldn't identify them.
Q Okay. So Dave just pulled out a few of
them. Okay. I have spread out on the table in front of

me a large track map. Agd yvou have a reduced map in front

of you; correct?

NAGY-BAKER COURT REPORTING, INC.
{(330) 74€-7479
1-800-964-3376
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A Yes.
Q Okay. Are you on the same page as I am
right now?
A Yes, V-5, Valuation Map 5, Ohio, Page 2.
Q Okay. On the left-hand side?
A Yes.
Q Can you tell me -- my left. Did you

A My area is highlighted, yeah.

Q Did you conclude, though, that this is
undevelopable -~ undevelopable land? On Page 38 of your
zpcraisal you said everything is narrow. It's not wide

by That was a generalization, of course,
with respect tc a large percentage of the real estate
considered, and this particular parcel was not examined
for a feasibility to determine whether I would build
sometning and what I would build there. That's a totally
other sort of thing that I would consider with respect to
develcping a building on that particular site that you're
iderntifying. ‘

Q Would that be a supplement on your
appraisal done by you separately or by someone else?

A The feasibility for development on that

site?

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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0 Yes.
A It would likely be something separate,
yes.
Q And would that be necessary to determine
whether or not this site has value?
A To the specific user?
Q Yes. Or to any user for purposes of
appraising it.
A That's a hypothetical with regard to the
development of that piece.
Q Did you conclude that this property is

improvable when you -- when you did your appraisal?
Improvable meaning a building can be put on it?

MR. STREETER: I'm going to have to
ect to the relevancy of this with regard to issues that
are at issue in this particular case, this case involving
value that was placed on the three individual licenses
invelving Boardman Supply. The overall issue of
incidental real estate has nothing to do with the case.

MR. MORLEY: So noted.

o) Did you conclude that that was land of
value?

A It was considered in thg appraisal,
cor}ect, as parcel -- as economic parcel V-52, Parcel 1,

City of Youngstown.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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City of Youngstown.
Got yva. Let's whip

Can you find this page?

101

through these last

MR. GAREA: And, Michael, for

ses cf the record, and not to interrupt,

man Su

on behalf of

n Supply., Stephen Garea, I'm going to cbject to

as not being relevant, and I'm going to ask the

record to reflect a continuing objection to this line of

guestiorning so we don't have to interrupt you on each and

every

£
<
TWo t

2

conte

Guestion.

MR. MORLEY: Fair enough. So noted.

I have the same page in reduction, yes.

Ckey. In crangs, I

nhings in orange.

have

welil, I have

You do. They were included within the

xt of the economic parcels, and I have two

different -- I think three different parcels,

would
the a

Q

so they

-~ those that you're indicating would be included in

creage.

And if I asked you the same questions I

asked you about the develop -- the ability to develop or

the v

your

alue of these, would -- as I did previously, would

answers be the same?

NAGY-BAKER COURT REPORTING,
(330) 746-7479
1-800-964-3376
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z Development for a specific purpose would
-- yeah, would be a separate --
MR. HANDEL: Keep going.

Q Okay. We're at the third of four. You

have it?

A Yes, I have it. The reduction, yes.
Q And in reduction --

A That's --

Q -- and did you include --

;f

-- Parcel V-26, Elk Run Township. i

0 And in signal. I guess we have two here.f
Dicd you include both of these in your calculation when |
ycu -- when you did the appraisal?

2 In terms of the gross acreage, yes.

o Okay. Did you mark these, or did yvou

get those from us?

A These are mine, yes.

Q Okay. Okay. We're down to the last one
here Can you check to see if you have it reduced?

A Yes, I have V-1 Ohio 9, also in

reduced -- in reduced copy. ’
Q And the -- there is a large piece in |

orange kind of on the right. It doesn't look like it's

included in yours. Is it?

2 I do not have the one that you have

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-864-3376
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cutlined cn ycour map in large scale with mine on reduced
scale
Q So would it be fair to say that you did

not appraise that piece when you did your appraisal?
A I -- if it's not outlined on here, I
don't believe it would be contained within my economic ;
parcel identified as B-16 through 9, but I'd have to check
to make sure. I'd have to check the legal description for
those to make sure, but it would be my presumption, based
on the recuction that I have in front of me, that it was
not incluced.

MR. MORLEY: Okay. I'm done.

MR. STREETER: I just have a couple
of guestions.
3Y MR. STREETER
g Is it your understanding that you did
inclucde all licenses that were made available by Mr.
Fardel in the list of licenses that is reflected at Pages
128 through 131 of your appraisal report?
A Sorry. You're going to have to ask that
again because I got to get organized.
Q All right.
A Thanks.
0

Did you include all the licenses that

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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were made available to vou bv Mr. Handel in vour list
shown as 128 to 13172

Yes.

Okay. Did you --

You have to forgive me because --
You've answered the question.
Thanks.

Did you assume that all licenses were

oY 0 r 0w

effective?
A Yes.

Were you ever told that the three

L @]

terminated?
2 Previously, meaning what date?

e date that vou examined the

D)

o)
3

D

3
t
(¢]

ot
g
1]

perticuler licenses that are reflected in Exhibit 4.

So ask that again, please.

=]

C Were you told by anyone --

a Okay. f
Q -- that those licenses were no longer
effective?

A No.

Q Okay. Looking at Exhibit No. 6, I

notice that in the column -- in the middle column that it

has three licenses for Boardman Supply showing $50, $750,

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-564-3376 T
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“Cour notes A~
yowil Loces, CI

evidence at all

that would show that you were shown a license that

reflected a $50, $750, $750 income stream?

A No.

MR. STREETER: That's all I have.

MR. GAREA: Just a few questions.

EXAMINATION:

BY MR. GAREA##

Q In fact, if you would look at

Plaintiff's Exhibit 4, there are three license agreements

that were represented to you to be the Boardman Supply

license agreements, is that correct, during your

deposition?

h

Okay. Let's start on the first one that

Q Right.

A 12/28/46 and 3/1/92.

Q

is the Youngstown & Southern Railway. It
A Dated '92. Okay.

Q That license agreement,

Tes, I have one from 3/11/1541.

is --

does it in any

way indicate that the payment due under that license

agreement is $7507?

A No; it indicates to be $100.

Q Okay. And go to the second license

NAGY-BAKER COURT REPORTING,
{330) 746-7479
1-800-964-3376
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agreement being the one dated March 11. 1941 with
Youngstown & Suburban Railway. What is the amount of
annual license payment undexr that agreement?

A It's indicated in line -- it's noted as

two in consideration of this license and the licensee
shall pay to the railway company in advance the sum of
$10 and $3 per annum beginning April 1, 1941.

Q Okay. Now, go‘to the third one dated
December 28, 1946 by and between Youngstown & Southern
Railway Company and the Boardman Supply Company. Could
you tell us what the annual payment is for that license?
A Again, it's a No. 2 in consideration of
this license, the licensee shall pay the railway company

in advance the sum cf $10, $3 per annum beginning January

MR. GAREA: All right. I have

ncthing further. Thank you.

MR. LIPKA: We're not waiving.

NAGY-BAKER COURT REPORTING, INC.
(330) 746-7479
1-800-964-3376
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I FEREBY CERTIFY that the above and foregoing is a

true and correct transcript of all the testimony introduced

and proceedings had in the taking of the testimony in the

above-entitled matter, as shown by my stenotype notes taken

. . . |
by me at the time said testimony was taken. 1
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REAL ESTATE APPRAISAL ASSOCIATES
VALUATION & CONSULTING

P.O. BOX TWENTY-SIX
WARRIN. OHIO 44482.0038

TELEP R16) 3923700 E. 910) 393-5110

FACSIMILE TRANSMISSION COVER SHEET

August 3, 1999

TO: Mr. Tracy V. Drake
NUMBER OF PAGES : 12
(Excluding Cover Sheet)

FROM: John Rossti

COMMENTS: If you have any questions relating to the engagement, or
additional input with regard to the proposed schedule, please feel free to
call.

Materials provided yesterday are being return via Fed Ex, along with a
hard copy of enclosed service agreement.

PHONE NUMBER: 330-386-9051 FACSIMILE NUMBER: 386-1122
CLIENT/MATTER: RVI, Inc. Mahoning, Columbiana & Beaver Counties

SUBJECT: ‘ FMV-REAL ESTATE

UNLESS OTHERWISE INDICATED THE INFORMATION CONTAINED IN THIS
FACSIMILE MESSAGE IS PRIVILEGED AND CONFIDENTIAL INFORMATION
INTENDED FOR THE USE OF THE INDIVIDUAL OR ENTITY NAMED ABOVE.
IF THE READER OF THIS MESSAGE IS NOT THE INTENDED RECIPIENT, OR
THE EMPLOYEE OR AGENT RESPONSIBLE TO DELIVER IT TO THE
INTENDED RECIPIENT, YOU ARE HEREBY NOTIFIED THAT ANY
DISSEMINATION, DISTRIBUTION OR COPYING OF THIS COMMUNICATION IS
STRICTLY PROHIBITED. IF YOU HAVE RECEIVED THIS COMMUNICATION IN
ERROR OR ARE NOT SURE WHETHER IT IS PRIVILEGED, PLEASE
IMMEDIATELY NOTIFY US BY TELEPHONE, AND RETURN THE ORIGINAL
MESSAGE TO US AT THE ABOVE ADDRESS VIA THE U.S. POSTAL SERVICE
AT OUR EXPENSE. THANK YOU.

WE ARE TRANSMITTING FROM FACSIMILE EQUIPMENT WHICH WILL
AUTOMATICALLY CONNECT TRANSMISSIONS TO REAL ESTATE APPRAISAL
ASSOCIATES TWENTY-FOUR HOURS A4 DAY. IF PROBLEMS ARISE DURING

RSRO——— ]

TRANSMISSION, PLEASE CONTACT THE OPERATOR AT (330) 392-3700, PLAINTIFF’S

i

EXHIBIT
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REAL ESTATE APPRAISAL ASSOCIATES
VALUATION & CONSBULTING

P.O. BOX TWENTY-SIX
WARREN, OHIO 44482.0026

TELEPHONE (216} 393-3700 FACSIMILE. (316 393-5110

Tuesday, August 3, 1999

Mzr. Tracy V. Drake, Executive Director
Columbiana Port Authority

1250 St. George Street

East Liverpool, Ohio 43920

VIA FACSIMILE
330.386.1122

Dear Mr. Drake:

Consistent with our meeting yesterday, I would appreciate the opportunity to work with
you, your counsel, and the Columbiana Port Authority in regard to the Railroad Ventures,
Inc. — Abandonment Exemption — between Youngstown, Ohio (M.P. 0.0) and Darlington,
Pennsylvania (M.P. 35.7), together with the spur at Negley, Ohio.

I look forward to providing the required real estate appraisal services as outlined in the
proposal which follows.

We will conduct an investigation, analysis and prepare a narrative report relating to the
railroad corridor preliminary identified to us as encompassing an estimated 35.7-miles
commencing in Youngstown, Mahoning County, Ohio, passing through Columbiana County,
and terminating in Darlington, Beaver County, Pennsylvania.

The appraisal will be designed to express an opinion of the Net Liquidation Value as of an
“effective date” to be established for the identified property assuming a fee interest in the real
estate for its highest and best use and exclusive of all rail improvements.

It is my preliminary understanding that the function of this report is to determine Net
Liquidation Value, for prospective negotiations relating to an offer/acquisition. The specific
use and intended users will need to be made known so as to frame the scope of the
engagement and character of disclosure in the prospective report.

Field work for this appraisal is expected to commence immediately. The property will be
personally inspected. The analysis will be performed concurrently. It is assumed that the
economic and physical conditions underlying our analysis will be essentially the same on
both the inspection date and effective date.
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Mr. Tracy V. Drake, Executive Director
Columbiana Port Authority
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Report Delivery and Timing

We would expect to begin our work immediately following engagement and receipt of the
requisite retainer. However, it will be necessary for us to have complete access to the
property for physical inspection. We may also need to discuss related matters during the
course of the engagement. We assume such coordination is not a problem and that all
appropriate authorizations, contact names and telephone numbers will be provided to us
upon engagement and assignment. All additional data, rival reports and/or related market
information would also be expected to be provided.

We intend to work diligently to complete our on-site work and valuation analysis within two
(2) to three (3) weeks of initial engagement and expect to be able to deliver the narrative real
estate appraisal report within two (2) weeks, thereafter. It is our preliminary understanding
that the advanced totals (summary format) relating to the line be made available to you at
your office no later than Friday, August 27" and that the complete narrative report be
delivered to you at your office within seven to ten days thereafter, or no later than Tuesday
September 7%

Our office will provide you with (2) two complete copies of the finished report. (Additional
copies can also be provided upon notice.)

This proposed schedule assumes no obstacles or latent problems with any on-site
inspections and/or subsequent market investigations. The schedule also assumes that the title

work. plot plans and drawings, railroad valuation maps, and all necessary property

information to be sent by vou. or to be provided by other related parties. will be made

available to us immediately upon engagement.

Information to be Supplied - Real Estate Valuation

A title examination and other legal documentation is expected to be provided by the parties
relating to the various parcels which comprise the appraised property. All estimates of land
area and specific parcel locations are to be developed from Right of Way and/or Track Maps,
or other supplied data.

Surveys of the existing railroad lands have not been reportedly made for a long period,
therefore, many land dimensions may be scaled from tax maps obtained from Mahoning
County, Columbiana County and Beaver County plat maps; zoning maps from the respective
communities; and/or railroad supplied rail maps or drawings. Since no survey or pilimeter
readings are known to be available, we do not assume responsibility for the accuracy of any
dimensions or areas.
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Mr. Tracy V. Drake, Executive Director
Columbiana Port Authority

8/3/99
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No investigation of legal title will be made by our office, and we will render no opinion as to
ownership of the property or condition of the title. We therefore must assume the following:

The title to the property is marketable.

Unless otherwise indicated in this report, the property is free and
clear of all liens, encumbrances, easements, and restrictions.

The property does not exist in violation of any applicable codes,
ordinances, statutes, or other government regulations.

Scope - Real Estate Valuation

The appraisal is to be made to estimate the Net Liguidation Value of the real estate only
assuming a fee interest in the real property for alternate use (e.g., non-rail purposes), as if
abandoned, and exclusive of all rail improvements.

Net Liquidation Value is defined as follows:

"The net liquidation value, for their highest and best non-rail use purposes, of
the rail properties on the line to be subsidized which are used and required for
performance of the services requested by the person offering the subsidy. This
value shall be determined by computing the current appraised market value of
such properties for other than rail transportation purposes, less all costs of
dismantling and disposition of the improvements necessary to make the
remaining properties available for their highest and best use and complying
with applicable zoning, land use, and environmental regulations."

Interstate Commission regulations [49 C.F.R., Sec. 1152.34 (c)]

Market Value is defined as the most probable price which a property should bring in a
competitive and open market and under all conditions requisite to a fair sale, the buyer and
seller each acting prudently and knowledgeably, and assuming that the price is not affected by
undue stimulus.

Implicit in this definition is the consummation of a sale as of a specified date and the passing
of title from seller to buyer under conditions whereby:

Buyer and seller are typically motivated,;

Both parties are well informed or well advised, and acting in what they consider
their best interest;
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A reasonable time is allowed for exposure in the open market

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

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

The real estate is to be valued as if offered in the open market for a reasonable time in which
to find a buyer, considering their highest and best use. We presume the property to be
available for development to such highest and best use, free and clear of all liens and
encumbrances.

Excluded from the real estate valuation analysis will be any consideration of non-fee owned
real property (e.g., right-of-way and easements), leases, royalties, and/or rental income, if
any. Information relating to such is not expected to be made available by any of the
respective parties. Nor will any investigation be undertaken to develop such specific detailed
information.

We do not assume any responsibility by reason of this appraisal, for any adverse
topographical, subsurface, or similar internal or external physical conditions subsequently
revealed or presently affecting the corridor and/or right-of-way.

In arriving at our current opinion of market value and net liquidation value for the property
appraised, we will consider the following factors:

Location, size, and utility of the land.

Highest and best use of the land.

Sales of vacant and/or improved parcels in the vicinity and general area.
Sales of railroad properties in the vicinity and general area.

The costs that might be incurred and time required to sell the various non-contiguous
properties.

We will address no issues of law, engineering, code conformance, insect or rodent infestation,
or contamination by or discharge of asbestos or other hazardous materials, unless otherwise
specifically identified in the body of the report. The estimated value reported will reflect the
total value of the appraised property, as if unaffected by the existence of any hazardous or
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toxic substances, which may or may not be present on the property, or other environmental
conditions including wetlands.

The current analysis will be processed as a Limited Appraisal and completed under certain
assumptions and limiting conditions, along with a current certification of value. A Summary
Report will be delivered consistent with USPAP Standard Rule 2-2(b) for a Limited
Appraisal performed under USPAP Standard 1 (Uniform Standards of Professional Appraisal
Practice).

Further, we understand that there will be a restricted number of intended users; we presume
that all intended users have a knowledge of the real estate and its environs and that their
intended use does not call for a report that is more detailed than that which is being provided,
at this time. However, we can accept no responsibility for any consequential damage to
anyone which may actually result or be claimed should any third-party, court of jurisdiction,
lending institution or regulatory authority deny approval or acceptance of our report.

Testimony or attendance in court or at any other hearing is not required by reason of this
appraisal unless arrangements are previously made within a reasonable time in advance
therefore.

Fee and Payment

I have initially estimated the fee for this real estate valuation service to be $9,500. We will
require one-half (1/2) the total fee, or $4,750 at the outset of the work, and will follow with
another invoice of $4,750 upon delivery of the final report(s).

If we encounter unusual circumstances that would require us to expand the scope of the
engagement, we will discuss this with you before doing any additional work. This initial
minimum fee estimate is based upon our brief discussion and a preliminary estimate of the
minimum professional services needed to be furnished, and in no way is contingent upon the
outcome of the value conclusion. Additional services are as follows:

Consultations/Meetings plus any By separate statement
out-of-pocket expenses for same. @ $45.00 per hour.
Testimony or attendance in court or By separate statement

at any other hearing or deposition. @ $450.00 per day, or any.
Minimum $450.00 retainer at outset. part thereof. Plus any

extraordinary out-of- pocket
expenses for same.
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In the event that any invoices are not paid on a timely basis, defined as within fifteen (15)
days of receipt, we reserve the right to charge interest calculated on the basis of one and one-
half percent (1.5%) per month on the balance due. Non-payment of any invoiced amount will
be adequate cause us to cease all work effort and withhold delivery of the conclusions and/or
reports until such time as the invoiced amount is paid in full.

It is my understanding that you represent the parties and have been authorized to retain us.
Accordingly, you hereby insure the performance of the obligations in connection with the
performance of our services herein. It is expressly understood that I am relying on your
guarantee in agreeing to perform the professional valuation services.

To formally authorize and release this assignment please sign and return the attached client
authorization form. The signed authorization form may be faxed to us in the interim pending
receipt of the original document and the associated retainer made payable to Real Estate
Appraisal Associates (EIN# 34-1736838). We will be unable to deliver any value conclusions,
verbal or written, until we are in receipt of the original acknowledgment and the associated
retainer. These terms shall be considered part of our contract for service. All of our
professional valuation services are subject to the Statement of General Service Conditions. A
copy is attached herein for your review.

Tracy, I sincerely appreciate the opportunity to serve you and the Port Authority. Should
you have any questions or need to discuss any additional matters relating to this prospective
engagement please feel free to call my office at 800-242-8258, or communicate via facsimile
330-393-5110.

Respectfully submitted,

F. Rossi, MBA
Certified General Appraiser
REAL ESTATE APPRAISAL ASSOCIATES
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Mahoning County to Columbiana County to Beaver County

ACCEPTANCE

CLIENT OF RECORD:

BY:

DATE:

Valuation Services for Columbiana Port Authority

Mr. Tracy V. Drake, Executive Director
Columbiana Port Authority
1250 St. George Street
East Liverpool, Ohio 43920

REAL ESTATE ONLY

Columbiana Port Authority
Mr. Tracy V. Drake, Executive Director

SIGNATURE

NAME

TITLE

CORRESPONDENCE TO:

REPORTS TO:

(IF DIFFERENT FROM ABOVE)

FAX BACK AUTHORIZATION TO (330) 393-5110.

NAME

TITLE

ADDRESS

NAME

TITLE

ADDRESS
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General Service Conditions

The service provided by Real Estate Appraisal Associates is to be performed in
accordance with professional appraisal standards. Our compensation is not contingent
in any way upon our conclusions of value. We shall assume, without independent
verification, the accuracy of all data provided to us. We will act as an independent
contractor and do reserve the right to use subcontractors. All files, work papers, or
documents developed by us during the course of the engagement are our property. We
will retain this data for at least five years.

Our report is to be used only for the specific purposes stated herein and any other use
is invalid. No reliance may be made by any third party without our prior written
consent. You may show our report in its entirety to those third parties who need to
review the information contained herein. No one should rely on our report as a
substitute for their own due diligence. No reference to our name or our report, in whole
or in part, in any document you prepare and/or distribute to third parties may be made
without our prior written consent.

You agree to indemnify and hold us harmless against and from any and all losses, claims,
actions, damages, expenses, or liabilities, including reasonable attorneys' fees, to which
we may become subject in connection with this engagement. You will not be liable for
our negligence. Your obligation for indemnification and reimbursement shall extend to
any controlling person of Real Estate Appraisal Associates including any principal,
officer, employee, subcontractor, affiliate, or agent.

We reserve the right to include your company/firm name in our client list, but we will
maintain the confidentiality of all conversations, documents provided to us, and the

contents of our reports, subject to legal or administrative process or proceedings.

These conditions can only be modified by written documents executed by both parties.
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JOHN F. ROSSI, MBA
1416 Mahoning Avenue N.W. Warren, Ohio 44483-2004
Telephone: (330) 392-3700 Facsimile: (330) 393-5110
E-Mail: Jrossil118@ aol.com

EDUCATION

YOUNGSTOWN STATE UNIVERSITY YOUNGSTOWN, OHIO
Master of Business Administration (MBA) 1996.

OHIO STATE UNIVERSITY COLUMBUS, OHIO
Bachelor of Science in Business Administration (BSBA)
Real Estate and Urban Land Economics 1981.

Technical Training Sponsoring Institution

Residential Valuation and Principles American Institute of Real Estate Appraisers
Valuation of Real Property Society of Real Estate Appraisers
Income Property Valuation Society of Real Estate Appraisers
Standards of Professional Practice Appraisal Institute-Rio Grande Chapter
Capitalization Techniques A/B Appraisal Institute-Ohio Chapter
Appraising Troubled Properties Appraisal Institute-Ohio Chapter

Case Studies Appraisal Institute-Ohio Chapter
Report Writing Appraisal Institute-Ohio Chapter

Hotel and Motel Valuation Seminar Appraisal Institute-Pittsburgh Chapter
Income Property Valuation Appraisal Institute-Cleveland Chapter
Business Valuation BV201 American Society of Appraisers-National
Construction Cost Estimation Youngstown State University - CEU
Subdivision Analysis Appraisal Institute-Cleveland Chapter
Limited Appraisals and Reporting Options Appraisal Institute-National

Small Business Tax Workshop Internal Revenue Service

LICENSING

State Certified General Appraiser: Ohio #380382,
Pennsylvania #GA-000725-L, Indiana #CG69201416,
West Virginia #122.

Real Estate License - State of Ohio #373672

B ——
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PROFESSIONAL AFFILIATIONS

Affiliate #M901125R
Appraisal Institute
Ohio Chapter, Appraisal Institute

Realtor ®

National Association of Realtors
Ohio Association of Realtors
Local Board of Realtors

APPRAISED FOR OR PARTICIPATED IN APPRAISALS FOR:

Record Data - TRW Kentucky Concrete Pipe

Lender's Service Incorporated Connell Partnership

National City Bank Easco Aluminum

Mahoning National Bank Richland Hospital

Chemical Bank Boise Cascade

Lomas and Nettleton Mortgage Co. Smith Clinic

First Investment South Buffalo Railroad Company
Conway Eastern Express Motel 6 L.P.

Holy Cross Hospital Resolution Trust Corp./ Bank of Detroit
The Mortgage Network Community Mortgage Services
Small Business Administration Wells Fargo

Marshall & Steven's Inc. American Appraisal Associates
Industrial Appraisal Inc. Various local lending institutions
Nations Bank First Union Bank

LaSalle National Bank Madison Bank

Humana Hospitals Edward J. DeBartolo Corporation

TYPES OF PROPERTIES APPRAISED OR EVALUATED:

Single-Family & Multi-Family Residential ~Retail Shopping Centers

Office - Corporate & Professional Light-Industrial & Multi-Purpose
Heavy Industrial - Steel Mill & Fabrication Regulated Industries - Health Care
Truck Terminals Banks - Institutional

Vacant Land/Highest & Best Use Analysis Special Purpose - Churches, Food-
Fast-Food and Restaurants Processing, and Chemical Production
Hotels/Motels Railroad Right-of-Ways

REAL ESTATE EXPERIENCE IN THE FOLLOWING OHIO COUNTIES:

Ashtabula Carroll Columbiana Clinton Pickaway Delaware
Cuyahoga Franklin Geauga Hamilton Lorain Allen
Highland Mahoning Montgomery Perry Marion Darke
Portage Richlan Sumrmit Trumbull Lake Licking
Erie Tuscawaras  Greene Stark Sandusky
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REAL ESTATE EXPERIENCE IN THE FOLLOWING PENNSYLVANIA COUNTIES:
Mercer Lawrence Montgomery Cambria Crawford Allegheny
York Dauphin Westmoreland Monroe Erie

REAL ESTATE EXPERIENCE IN THE FOLLOWING STATES:

Arizona California Delaware Florida Illinois
Kentucky Massachusetts  Michigan New Hampshire Louisiana
New York Ohio Pennsylvania  Texas Virginia
North Carolina  Alabama Georgia Maryland Indiana
and Canada

- PROFESSIONAL EXPERIENCE

Valuation Analyst and Business Consultant - Real Estate Appraisal Associates. Specialist in
industrial and commercial engagements. Professional service engagements for local, regional
and national clients in the Midwest and Eastern United States. Regional specialization in
Ohio and Western Pennsylvania for regional and local clients. Major national engagements
include: Nations Bank (Atlanta, GA), W. H. Brady Co. Rite-Aid/Bonz (OH & PA);
Ameritech's regional service centers and offices (Columbus, Cleveland, and Dayton, OH),
Huntington National Bank branch offices in Ohio. Regional institutional affiliations include:
Metropolitan Bank, Dollar Savings, Key Bank, National City Bank, First National Bank, and
Bank One Youngstown N.A.

Pertinent experience includes:

Erie Lackawanna Railway Company’s Marion Division between the City of
Lima in Allen County, Ohio, (Land Area 155.70-acres, or 12.96-miles) and the
Township of Willshire in Van Wert County, Ohio (Land Area 230.85 acres, or
16.74-miles). The corridor is owned by the Allen County and Van Wert
County Port Authorities with portions operated by R. J. Corman
Railroad/Western Ohio Line.

Consolidated Rail Corporation's Freedom Secondary - Milepost 164.52
commencing west of Leavitt Road, Warren Township, Trumbull County, Ohio
and terminating at Milepost 182.82 just west of Peck Road in Ravenna
Township, Portage County, Ohio.

CSX Transportation Surplus Parcels - Three (3) parcels containing a total of
8.8547 acres located at the southeast quadrant of Robbins Avenue and State
Street and the northeast quadrant of Robbins Avenue and Main Street in the
City of Niles, Trumbull County, Ohio.

Consolidated Rail Corporation - Lisbon Branch located within Mahoning
County, Ohio Containing a net area, excluding crossings, of 86.89-acres, or
10.72-miles. Alternate non-raiiroad use by Board of Park Commissioners, Mili




i

Creek Metropolitan Park District: prospective value for the purpose of
acquiring same for non-raiiroad use. Purchase price negotiations and collateral
financing.

CSX Transportation, Inc. (CSXT) Newton Falls Subdivision, Detroit Division
- Identified parcels located between Milepost BGE-89.1 near Deforest
Junction, Ohio to Milepost BGE 94.38 at North Warren, Ohio.

Staff Appraiser - American Appraisal Associates. Founded in 1896 and recognized as experts
in numerous disciplines in countless industries. National and international valuation firm with
over 50 offices in the United States and abroad. Responsible for corporate and industrial real
estate valuations from the Cleveland Office. Service profile included acquisitions and
divestitures, asset-based lending and workouts, investment and industrial real estate, business
reorganizations, litigation services, property tax valuations, and insurance appraisals. Major
engagements included: South Buffalo Railway Company short-line railroad City of Buffalo,
Erie County, New York; United Care Hospitals, Conway Eastern Express and ABF
terminals; Resolution Trust Corporation - National Bank of Detroit acquisition of Mid-
America Federal in Columbus and Dayton, Ohio.

Director of Retail Development - Midwest and Eastern United States. Store development and
supervision.

Site Selection and Leasing Representative - Midwest, Southwest and West Coast retail
development.
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: PLAINTIFF’S
- EXHIBIT

Form R.E. €G Blank

YOUNGSTOWN. & SOUTHERN. RAILWAY. COMPANY , hereinafter called the “Licensor”,

hereby gives to.. . BOARDMAN SUPPLY. COMPANY. e ,

hereinafter called the “Licensee....”, license and permission to construct, maintain, renew, use and
ultimately remove an eight inch (8") sanitary line in twelve inch (12") steel casing
pipe, crossing under Licensor's track and right of way at Survey Station 381+, in
Boardman Township, Mahoning County, Ohio at the location shown colored red and more
fully described on print of plan dated February 24, 1992, attached hereto and made a
part hereof and marked Exhibit "A".

Licensee shall encase said sanitary line in a casing pipe where same cross under
Licensor's track and shall lay said sanitary line and casing pipe in accordance with
print of plan No. 14201-RX-59 dated August 1, 1982, also attached hereto and made a
part hereof and marked Exhibit "B".

This license and permission is given upon the following terms and conditions:

(1) The performance of all work shall be subject to the direction of the Chief Engineer of the Licensor,
who may direct the time and manner of doing said work; and said work shall be so done and completed as
not to interfere, either during the progress thereof, or afterwards, with the free and safe passage of trains
upon the tracks of the Licensor. None of the provisions herein contained nor any act or omission of the Licen-
sor or of any of its officers or employees shall alter any of the obligations herein assumed by the Licensee.....

(2) All costs and charges caused or incurred by reason of the doing of said work or anything con-
nected therewith shall be borne b¥_ the Licensee....; and in aﬁldition tguereto e Licensee.... shall pay to the
Licensor an initial fee of ............. HREE HUNDRED ANDN0/00(30000 ....................................... Dollars
upon the acceptance of this License by the Licensee...., and the sum of.. YNE _NUNUREL ANU NU/ OO .
L$100.00. e Dollars per ... Year...... , payable in advance on or before the first day of

each ..Y€4r............. or portion thereof during which the Licensee.... shall continue to accept any of the privi-
leges conferred by this license.

(3) The Licensee...... agree...... to indemnify and save harmless the Licensor, as well as its officers,
employees and other persons lawfully upon its premises, from all loss and damage in any way sustained
by it or them by reason of the construction, presence, inspection, maintenance or use of said..................

sanitary. line_and casing.pipe
by Licensee......, or any contractor or sub-contractor of Licensee. ... acting in pursuance of this license,
and in the event that the Licensor, its officers, employees or other persons lawfully upon the premises
shall be required to pay damages, judgments, or workmen’s compensation to any person, partnership or
corporation on account of injury to or death of persons or damage to or loss of property of any kind by
reason of such construction, presence, inspection, maintenance or use, or by reason of any negligence of
the Licensee.... or any contractor or sub-contractor of Licensee..... with regard thereto, or otherwise,
causing or contributing to such injury, death, loss or damage, even though negligence of the Licensor
may have been the sole cause or contributed thereto, the Licensee.... agree.s... to reimburse the Licen-
sor, its officers, employees and aforesaid other persons for any and all payments made by it or them by
reason of any of said matters, and agrees.... to pay for all loss of or damage to property belonging to the
Licensor or in its custody or under its control resulting from any of said causes; and in the event that
any suit, action or other proceeding shall be brought against the Licensor or its officers, employees or
the aforementioned other persons arising as aforesaid, the Licensee.... upon receipt of five (5) days’ &P
written notice will defend same at..Licensee's_own cost and expense and will pay the amount of any
verdict, judgment or award rendered therein. If Licensee..... faik. .. 80 to do, Licensor may defend such
suit or action, as agent of Licensee......, and Licensee..... will reimburse the Licensor for all of said costs -
and expenses, including the amounts of such verdicts, judgments or awards.

(4) The Licensee.... shall at all times during the continuance of this license, keep said........ccccceunnene. -
sanitary line and casing pipe szé&ﬁ

in good order and repair, and from time to time shall make such alterations and repairs thereto as may =
be required or necessary to render the same safe so as not to endanger the operation of the Licensor’s 20‘5
railroad or any act or thing done or required to be done thereon by any of Licensor’s officers or employees T
or by any third persons lawfully upon the premises. If Licensee.... shall fail so to do, Licensor may make ~




——

M - oo m rm M

Form R. E. 66 Blank (2)

such alterations and repairs as agent of Licensee...... and at Licensee.!s. own expense, but there shall be
no obligation upon the part of the Licensor to make such alterations or repairs, or to discover the need
therefor, by inspection or otherwise, or to give Licensee...... notice thereof.

(5) If at any time the Licensor desires to make any changes in the location of its tracks or right
of way in the vicinity of said..sanitary line and casing pipe
or wishes to enJarge, alter or mzrove any of its fa-
cilities in such vicinity, the Licensee...... shall, at Licensee..... own expense, upon irty (30)
days’ notxce so to do, by the Licensor, make such alterations in the location of the construction of the said
sanitary line_and casing pipe
as may be required by the Licensor for the purposes herein set forth. In the event that the Licensee......
shall fail to make such changes or alterations promptly, the Licensor may have such work done as the
agent of the Licensee.._... and charge the expense thereof to the Licensee......

(6) This license is not to be considered perpetual, as it is for the sole convem'ence of the Licensee.._.,
and may be revoked at any time by the Licensor upon sixty ( 60) days’ written notice to
the Licensee..... After the receipt of such notice and the lapse of said 6Q ( 60 ) days,
all of the privileges of the Licensee... with respect to Licensor’s property under this license or other-
wise shall forthwith cease, and if the Licensee.... shall permit _...__its __. property, fixtures or appliances
to be upon, over or under the tracks or other property of the Licensor after the expiration of said period,
the Licensee.... shall be considered as trespasser... with regard thereto, and the Licensor shall have the
right to have such property fixtures or appliances forthwith removed at the expense and responsibility
of the Licensee.....

(7) The Licensee agrees to advise Licensor's Chief Engineer seventy-two (72) hours
in advance and receive his approval before entering on Licensor's right of way.

(8) The Licensee agrees that it will require any contractor, sub-contractor or
other non-employee performing work in connection with this Ticense, to execute Licensor's
standard Right of Entry Agreement and to carry Railroad Protective Insurance or such
other insurance coverage as is prescribed by the Licensor.

(9) 1In the design, construction, arrangement and maintenance of said utility line,
the Rules and Specifications of the Pennsylvania Public Utility Commission covering the
construction at crossings of underground lines of public utilities shall govern, if
applicable; if not applicable, the decision of the Chief Engineeer of the Licensor shall

govern and control.

(10) This license shall be effective as of March 1, 1992

The parties hereto intend to be legally bound hereby.

This license and all of the privileges and obligations conferred or imposed hereby shall extend to the
heirs, executors, administrators, successors and assigns of the parties to the same extent as to the parties

themselves; provided, however, that the Licensee_._ shall not assign any of the privileges under the with-
in license-agreement or any obligations or liabilities incurred hereunder without having first obtained

the written consent of the Licensor. , "
WITNESS the due execution hereof this. 1T day of
A\PRIL AD, 199+
ess: / Z ...xo_um@.s.muu_.&:%mrl RAILWAY_COMPANY S
JI/@/ /C By ~£ a
s v President

.ccepts the foregoing license upon the terms and conditions named and covenants to
faithfully perform and comply therewith. BOARDMAN SEPPLY COMPANY

PRin e S

Pen |
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BEFORE THE
SURFACE TRANSPORTATION BOARD

DOCKET NO: AB-556 (Sub No. 2X)
RAILROAD VENTURES, INC. - EXEMPT ABANDONMENT
BETWEEN YOUNGSTOWN, OH AND DARLINGTON, PA
IN MAHONING AND COLUMBIANA COUNTIES, OHIO
AND BEAVER COUNTY, PA

VERIFIED STATEMENT OF CELESTE LISKO

I. INTRODUCTION

My name is Celeste Lisko. I am employed by Railroad Ventures,
Inc. as a Marketing Director. I was present when Mr. Rossi came to
Handel Investments in October, 1999 to obtain information for his
appraisal. All our railroad documents were housed in two file cabinets
in the conference room. We set Mr. Rossi up in our conference room
and showed him where all our railroad files were kept. We were
instructed to allow Mr. Rossi to go through whatever files he wished
and make copies of anything he needed. The only restriction per Mr.
Handel’s instructions was that no original files were to leave our
offices. Mr. Rossi was free to copy anything he wanted. We told him
if he needed anything to let us know, offered him coffee, and then left
him to his work. To my knowledge, no information or documents

were removed from any files prior to Mr. Rossi’s visit.

— EXHIBIT C —-—
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VERIFICATION

I, Celeste Lisko, declare under penalty of perjury that the foregoing is

true and correct. Further, I certify that I am qualified and authorized to

file this Verified Statement.

O lrcte Sty

Celeste Lisko




CERTIFICATE OF SERVICE

I hereby certify that I have this " day of , 2003 served a copy of

the Petition to Reopen Administratively Final Action upon the following by First Class United

States Mail, postage prepaid:

Keith G. O’Brien, Esq.
Rea, Cross & Auchincloss
Suite 570

1707 L Street, N.W.
Washington, D.C. 20036

Richard H. Streeter, Esq.
Barnes & Thornburg
Franklin Tower, Suite 500
1401 Eye Street, NW
Washington, DC 20005

Richard R. Wilson
Attorney for Railroad Ventures, Inc.
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