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LOCATED AT
410 Cenler St
Johnsonburg, PA 15845

FOR
Northwest Bank
100 Liberty Street
Warren, PA 16365

OPINION OF VALUE .
$446,894

AS OF
_05/24/2017

BY
Seth C. Pattison
Northwest Bank
Appraisal Department
101 W. Spring St.
Titusville, Pennsylvania 16354
seth.patlison@northwest.com

]
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Northwest Bank

Appraisal Department

101 West Spring Street
Titusville, Pennsylvania 16354

06/08/2017
Northwes! Bank

100 Liberty Streel
Warren, PA 16365

Re: Propeny:’ 410 Center St
Johnsonburg, PA 15845
Borrower: Roy B. Constable Stores, Inc.
File No.: 8375087148

Opinion of Value: $446,894
Effective Date: 05/24/2017

In occordance with your request, | have completed an evaluation on the above referenced property. The
report of that evaluation is attached.

The purpose of the evaluation is 1o develop an opinion of market value by using the assessed value for the
property described in this evaluation report.

This report is based on a physical viewing of the property by o third porty, description of the neighborhood,
and description of local market conditions. The evaluation was developed and the reporl was prepared in
accordance with the evaluation content requirements of FIRREA.

The opinion of value reported above is as of the staled evaluation dote. Refer fo the Scope of Work and
Cerlification attached.

Sincerely,

e e

Seth C. Pattison

License or Certificalion #: LATO00581
State: PA Expires: 06/30/2019
seth.patlison@northwesi.com




Northwest Savings Bank (R14) 726-2140
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Real Estate Evaluation
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Located in the City of Johnsonburg,
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Cument ang Anbcpated Use of Sudyect

Current and anlicipated use of subject is o furniture and floonng store

Notale 20y known hazards, adverse easements o« AnCroachments, of condON ssues, eic:

Toning Source: City of Johnsonburg.

$446.894 i TarAssersnen
Current Efisctve Valuation Date 05/24/2017 Ihmnwﬂua Fee Simple Estate
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Suppertng Market Dala Commants: according to courlhouse records, the subject has not been sold or transferred within the: pnor three

year.

Value Calculation. $195,150 x 2.29 (Common Level Ratio): $444,894
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Roy B. Conslable Stores, Inc.

Sy darss 410 Cenler St S
o Johnsonburg Comy Eli CTRTN T T YT T
Lender/Client Nor!hwest Bank

Parcel Number

- 11=12-110-5458
11-12-110-2722

11-12-110-2485

11-12-110-2728

11-12-110-2716
TOTAL:

Parcels & Assessed Values

Land
$5.000
$3.400
$1.700
$1.050

$350

$11.500

lmnrovcmcnls
$35.900
£53.900 -
$78.800~ A%
$15.050 ~ mt

$O - af A

$181.650

Form TADD - *TOTAL" appraisal sofware by a la made. inc. - 1-800-ALAMODE

Toual
$40.900 -
$57.300
$R0,500
$16.100

5350
S195.150

i
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Supplemental Addendum fess 8375087148

Rorrower Roy B. Constable Stores, Inc.

Pracery bavesy 410 Center SI = - e
o Johnsonburq . Corte  fli wn pa "_‘_‘“' T
Lenges Clent Northwest Bank

Evaluation Scope of Work

Identitication of the property

Description of the property in its current condition by evaluating pictures and information
provided by a 3rd party.

Perform an analysis to value the property using 3rd party information

Sales history for at least the past three years

Estimate of the property's market value using the assessed value of the property and reporting
ils condition, use, and zoning as of the evaluation date

Inspection of the property with photographs

Consider supplemental information 1o value the property

Description of the neighborhood and local market conditions using 3rd party information.
Analyze tax asscssment information including land and improvement assessment.

C:oterming the flood zone

Additional Scope of Work

The client for this evaluation is Northwest Bank. This evaluation is not to be used

or relied on by any other user whatsoever.

The intended user of this evaluation and its conclusions is Northwest Bank.

The intended use is for a possible lending decision.

The purpose of this cvaluation is to determine the market value of the subject property in
conformance with the cvaluation standards of FIRREA.

This evaluation is conducted in the context of market conditions as of the evaluation date.
This evaluation report must nol be considered (o be (o be equal to an appraisal as the extent
and level of research is not equal to the level conducted for an appraisal.

The information furnished by others is belicved to be reliable: however . no warranty is given
for its accuracy.

Competency and Independence
| certify that:

| possess the requisite education, expertise. and experience to competently complete this
assignment; and,

| am independent of the loan production area of Northwest Bank and have no direct.
indirect, or prospective interest, financial or otherwise, in the property or lransaction; and,

1 am capable of rendering an unbiased opinion.

Form TADD - “TOTAL™ appraisal software by 2 & mode. inc. - 1-800-AL AMODE
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OEPARTMENT (F HOMELAND SECURITY
FEDERAL EMERGENCY MANAGEMENT AGENCY
STANDARD FLOOD HAZARD DETERMINATION FORM (SFHDF) [sXuckoos Expires May 30 2015

Sen The Attactiea OMARA va 1660 0047

' SCEYION | - LOAN INFORMATION

1. LCNDER NAME AND ADONESS 2. COLLATCRAL (Buiding Mobile Homa/A'arsanal Property)
PROPERTY ADDAESS AND PARCEL NUMBEN (Sea Inslinctions secton lor mare inlormanen,

Northwest Bank
2nd Avenue ond Liberty Sireels 410 Center St

warmen, PA 16365 Johnsonburg, PA 15845

3 LENDERIONO 4. LOAN IDENTIFIER S. AMOUNT OF FLOOND INSURANCE REQUIRED I
$

SECTION 1}

A. NATIONAL FLOOD INSURANCE PROGRAM (NFIP) COMMUNITY JURISDICTION
1. NFIP Community Name 2. County(es) 3 Stat 4 NFIP Commurty Number

B, NATIONAL FLOOD INSURANGEL PROGNAM (NFIP) DATA ATFEGTING BUILDING/MOBILE HOME

1 NFIP Map Number or Cormmunity-Panel Nuinber 2. NFIP Map Panel [ Mocivn! 3 LOMAROMIT 4 (g 2ove S Ma NP Man
(Community name. i nol tha samn as “A") Revisad Date MNumber
42047C05010 1/18/2012 X

C JTEDERAL FLDOD INSURANCE AVAILABILITY (Chack all thal apply)

1. 1 Feosral Fiood nsurance is avallabh Y i In NFIP), ) Regular Program T Fmergnacy Program of NFIE

2 | Feceal Flood msurance 18 not available becauss communiy s nol participating in tha NFIP

3 D Building/Mobile Home Is In 3 Coaslal Barrier Resources Aroa (CBRA) or Otnrwise Protected Araa (OPA). Federal Flood insuranca may
: nol bo availabla,

v CBNA/OPA designation date:

D. DETERMINATION

1S BUILDING/MOBILE HOME IN SPECIAL FLOOD HAZARD AREA (ZONES CONTAINING THE LETTERS "A" OR V)7 T wis X no

It yas_ tlood insurance is required by tho Flood Disaster Protection Act of 1972,
It na, lood insurance 1s nat raquired by 1ha Flood Disaslar Protaction Acl of 1973, Pleasa note, the nsk of flooding in this araa is only reduced. not

(amoved

E. COMMENTS (Opnonal)

This determination 1s based on examining the NFIP map, any Federal Emeargancy Managament Agency revisions o it, and any
other infarmation needed 10 lacate the building/mabile home on the NFIP map.

F. PREPARER'S INFOHMATION
NAME. ADDRESS. TELEPHONE NUMDER (If other than Lander)

DATE OF DETERMINATION

Seth C. Pattison

|

FEMA Form 086-0-32, (412)

PREVIOUSLY FEMA Form 11.91 Ths tarm may be locally roproduced

Form FL6_LG - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Property Condition Report - Page 1

NORTHWEST

Request for a Real Estate Evaluation/Validation

_ Please TAB through the form to advance to the next section. DO NOT USE ENTER

_Page # 70l 27

Requested By: Fred S. Port Cost Center: 830 Phone: 814-226-7873

Department: [_| Commercial Small Business [_] Special Assets (with 90-Day Liquidation Value)

TYPE OF PROPERTY: [X) Commercial [ ]Industrial [ ]Vacantland [ ]Apartments [_]Residential

CHECK ONE - EVALUATION REQUEST OR VALIDATION REQUEST
@ EVALUATION REQUEST - Evaluations are permitted in lieu of an appraisal under certain qualifying
conditions.
This transaction is exempt from an appraisal for the following reason:
Property loan of $250,000 or less.
@ Owner-occupied praoperty with a Business Loan of $1,000,000 or less and is not dependent
on the sale of, or rental income derived from real estate as the primary source of repayment.

D Loan renewal, modification, or subsequent transaction under circumstances that the

Bank’s collateral protection is not threatened,

[ other
D VALIDATION REQUEST — A Validation is used to determine whether the value estimated in a previous
appralisal remains valid today. Specifically, a validation aids in determining if negative changes have occurred
to the property or to market conditions. If so, a new appraisal is needed. Northwest Appraisal Policy states
validations are permitted only if the previous appraisal is less than 24 months old.

PROPERTY INSPECTION

CHECK ONE:

The property must be viewed and photographed. Choose the method for a property inspection:

D Order an interior/exterior property inspection using a 3rd party vendor. Cost is $165 for commercial
properties; $45 for residential properties. Contact information must be entered into LenderX for the

~

appointment.
X The property inspection will be performed by the Requestor/Loan Officer. Complete this form filling in all

fields, and include interior/exterior photographs.

Risk Rating: 4 Loan Number: 8375087148

Form SCNLTR - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Property Condition Report - Page 2

PROPERTY INDENTIFICATION (If multiple tax parcels, buildings, etc. please provide the information for each)

Borrower(s) Roy B. Constable Stores, Inc,

Owner(s): Roy B. Constable Stores, Inc.

Address: 410 Center Street

City: Johnsonburg State: PA | Zip Code: 15845 County: Elk
Tax Assessment Number(s): 11-12-110-5458, 11-12-110-2485, 11-12-110-2716, 11-12-110-2722 and 11-12

|
—{
|

Number of Parcels: 5 Number of Units: 1 Number of Stories: 1 Occupancy: 100%
Overall Property Condition: [X] Good [_] Average [_] Fair [_] Poor  Exterior Finish(s):
Basement: [_] No [X] Yes Basement Finish: [_| No [X] Yes Percent Finished: 50%

Specific Zoning: City of Johnsonburg
verified with: [_] Zoning Map [_] Zoning Officer [C] pianning Dept. [_] Other
Is the property for sale? No [:] Yes Asking Price: $ Days on the market:

e e S e e —— A —eo e — e e e . )

PROPERTY CONDITION AND USE (Include Photos)

Recent property updates: N
Many parcels that have been combined since original location purchased in 1940 by the Constable family.
Through the years, the adjoining properties were added for additional sales floor space and warehouse |
capacity. Although across multiple properties, the locations have been remodeled for one centrai entry door |
(customer). Multiple exits towards rear. Property has been kept clean and new with constant floor space |

changes. |

B

List any repairs needed: B
None noted ]

Describe how the property is used/occupied:
["Retail, family owned furniture, flooring and bedding store

Is the property rented: @ No |:] Yes Attach Income/Expenses or IRS Form 1040 Schedule E

Form SCNLTR - “TOTAL" appraisal software by a la moge. inc. - 1-800-ALAMODE
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Property Condition Report - Page 3

NEIGHBOKHOOD DESCRIPTION

Location: [_] Urban Suburban [_] Rural

Demand Supply: [] In Balance [X] Oversupply [_] Shortage

Neighborhood Maintenance Levels: D Excellent Good D Average [:] Fair [_j Poor

Overall Real Estate Values: [_] Increasing Stable D Slow decline I:] Rapid decline (comment below)

Describe the economic and market conditions of the neighborhood (condition of nearby properties, vacancies,
environmental concerns, etc.)

Demand for downtown retail space has fallen. New by-pass excludes traffic from traveling through town and |
retail store. Paper mill is largest employer and appears to maintain the workforce.

VERIFICATION
| have personally viewed and photographed this property on Date: 5/24/17

Property viewed: [ Exterior [X] Interior and Exterior

Viewed by: (Please type name) Fred S. Port

"9&&9 ) Plt Date: June 1, 2017

Please upload the completed and signed evaluation form with embedded photos to LenderX

(Signature)

S ——"

Form SCNLTR - “TOTAL* appraisal software by a la mode, inc. - 1-800-ALAMODE
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Photograph Addendum - Page 1

Form SCNLTR - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Photograph Addendum - Page 2

Main File No_8375087148 I Pac_e ® 110127

B

]

Form SCNLTR - “TOTAL" appraisal software by a 1a mode. inc. - 1-800-ALAMODE
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