APPRAISAL REPORT

FOR

Mr. Robert Adams
UALR Vice Chancellor for Finance and Administration
The University of Arkansas at Little Rock

CLIENT: MR. ROBERT ADAMS
UALR VICE CHANCELLOR FOR FINANCE AND ADMINISTRATION
2801 SOUTH UNIVERSITY AVENUE
LITTLE ROCK, ARKANSAS 72204

INTENDED

USERS: Mr. Robert Adams, UALR Vice Chancellor for Finance and Administration, Mr. Ron Copeland,
Director, University District Partnership, members of the staff of the University of Arkansas at
Little Rock involved in preparation and writing of a TIGER Grant Application to assist in funding
the University Avenue Redesign Project and officials involved with decision making regarding
funding of a TIGER grant for the University.

INTENDED

USE: To provide the appraiser's best estimate of the market value of the land of the subject larger

parcel, a strip of land of varying width that is between the existing eastern limit of the right of
way of University Avenue and the east boundary of an existing easement (fluctuates from 15 feet
to 20 feet in width) in favor of Central Arkansas Water which will be required for submission of a
TIGER grant by the University. The “across the fence” market value of the subject larger parcel
is reported, and this document is expected to be used in the University’s TIGER grant application
for assistance in funding the University Avenue Redesign Project.

This analysis will be presented in the format of an Appraisal Report which is intended to comply with the
requirements set forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice
(USPAP) of the Appraisal Foundation and the Appraisal Institute. As such, it presents summaries of discussions
of the data, and the reasoning and analyses that were used in the appraisal process to develop the appraiser’s
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opinion of value. The depth of discussion contained in this report is specific to the needs of the client and for the
intended use stated below. The appraiser is not responsible for unauthorized use of this instrument.

CLIENT:

OTHER INTENDED

USERS:

INTENDED
USE OF THE
APPRAISER’S
OPINIONS AND

CONCLUSIONS:

EFFECTIVE
DATE

OF VALLUE:

DATE OF
THE REPORT:

REPORT:

DATE OF
INSPECTION:

Mr. Robert Adams

UALR Vice Chancellor for Finance and Administration
2801 South University Avenue

Little Rock, Arkansas 72204

Mr. Ron Copeland, Director, University District Partnership, Members of the staff at the
University of Arkansas at Little Rock involved in preparation and writing of a TIGER
Grant Application to assist in funding the University Avenue Redesign Project and
officials involved with decision making regarding funding of a TIGER grant for the
University

Intended use of this Appraisal Report is as an aid in assessing the worth of the subject
larger parcel, a strip of land that is between the existing east line of the right of way of
University Avenue and the east boundary of an existing easement in favor of Central
Arkansas Water which will be required for submission of a TIGER grant by the
University. The “across the fence” market value of the subject larger parcel is reported,
and this document is expected to be used in the University’s TIGER grant application for
assistance in funding the University Avenue Redesign Project.

May 24, 2015

May 30, 2015

Appraisal Report of the estimated “All Cash” market value of a parcel of land that
extends from the south right of way of West 28" Street to the northern right of way of
Asher Avenue

May 24, 2015
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VALUATION
CONCLUSION: Land Only

University Avenue from West 28" Street to the southern limit of the UALR campus

Unencumbered: 30,451.34 SF X $10.00 per SF $304,513
Encumbered: 51,318.51 SF X $10.00 per SF X 0.75 = $384,889

University Avenue from the southern limit of the UALR campus to Asher Avenue

Encumbered: 10,582.08 SF X $12.00 per SF X 0.75 = $ 95,239

TOTAL $784,641

ROUNDED $800,000

EXTRAORDINARY
ASSUMPTIONS:

An environmental audit for the property was not provided for the analysis, and no
pollution confirmation for the topic site was available. The real estate, however, has
been treated as ''clean," if that hypothesis is untrue, the remediation and/or stigma
could diminish the value conclusion.

No personal property, equipment or machinery or intangibles are included in this
valuation assignment.

That the land areas used in the report as the basis for the value conclusions are
correct and accurate, should they be materially different, the dollar amounts could
also change.

A sketch prepared by Garver USA, was provided for the project detailing the
position of the waterline easement in favor of Central Arkansas Water and its
relationship to the right of way of University Avenue, the sketch detailed the area
between the south right of way of West 28™ Street to the north right of way of Asher
Avenue and is the basis for the land areas used in this document.

IDENTITY OF THE

REAL ESTATE: A legal description of the area that is the subject of this report was not provided.

Garver USA, however, provided a sketch of the area on the east side of University
Avenue in the ownership of the University of Arkansas at Little Rock that is between
the eastern right of way of University Avenue and the east line of a 20 foot wide
easement held by Central Arkansas Water, the width of the easement varies from 20
feet at West 28" Street to the southern extreme of the campus, to 15 feet from the
southern limit of the campus to Asher Avenue. A copy of the drawing is included in
the addendum of this document. The area that is between the right of way of University
Avenue and the east line of the 20 foot wide Central Arkansas Water easement is
detailed in two configurations, unencumbered and encumbered. From West 28" Street
south to the southern limit of the University campus, according to Garver USA, the
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unencumbered area consists of 30,541.34 square feet and the encumbered area is 51,600
square feet, more or less. From the southern limit of the campus south to Asher
Avenue, there is no unencumbered area, but 10,500 square feet, more or less is
encumbered by a 15 foot wide Central Arkansas Water easement.

REAL PROPERTY

INTEREST

APPRAISED: Market value of the fee simple ownership of a strip of land in the ownership of the
University of Arkansas at Little Rock and the easement encumbered worth of two
segments of a water easement (15 feet and 20 feet in width) in favor of Central
Arkansas Water that are part of the University of Arkansas’ ownership

OWNER’S University of Arkansas at Little Rock

NAME AND 2801 South University Avenue

ADDRESS: Little Rock, Arkansas 72204

SUBJECT

PROPERTY Subject Property Address is 2801 South University Avenue, Little Rock, Arkansas

ADDRESS:

LAND AREA OF THE

FEE OWNERSHIP: 30,541.34 SF*

LAND AREA IN THE 20 FOOT WIDE CENTRAL
ARKANSAS WATER EASEMENT: 51,318.51 SF*

LAND AREA IN THE 15 FOOT WIDE CENTRAL
ARKANSAS WATER EASEMENT: 10,582.08 SF*

*As indicated, the land areas in the encumbered and unencumbered portions of the subject are taken from a
drawing provided for the assignment that was prepared by Garver USA.

IDENTITY OF THE CHARACTERISTICS OF THE PROPERTY THAT ARE RELEVANT TO THE
PURPOSE AND INTENDED USE OF THE APPRAISAL:

(DIMENSIONS OF THE SITES ARE AS PRESENTED ON THE DRAWING THAT WAS FURNISHED BY
THE UNIVERSITY OF ARKANSAS AT LITTLE ROCK FOR THE ASSIGNMENT)

FRONTAGE: 3,280 feet, more or less, along the east right of way of University Avenue

DEPTH: The area that is the topic of this analysis consists of a 30,541.34 square foot strip of vacant land that
extends south between the east right of way of University Avenue and a 20 foot wide Central Arkansas Water
easement in a 2,580 foot expanse from West 28" Street south to the southern limit of the University of
Arkansas at Little Rock campus. The University Avenue right of way width and location is based on
information on undated construction plans by Carter-Burgess which are identified as preliminary. The depth of
the areas of encumbered and unencumbered ground vary from north to south along the ownership. From the
southern limit of the University campus to the right of way of Asher Avenue, there is a 15 foot wide easement
area in favor of Central Arkansas Water that encumbers 10,500 square feet of the University’s ownership.

TOPOGRAPHY: The site is rolling, sloping away from the right of way of University in some areas, while in
others it is rolling to level.
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IMPROVEMENT: The strip of land has a metal fence, landscaping and mature tree growth.

UTILITIES: Electricity, telephone, natural gas, public water, sanitary sewer, and cable television.

ZONING: “R-2” Single Family Residential District, Minimum land area of 7,000
square feet, from West 28" Street to the southern limit of the campus. At the
southern extreme of the UALR campus, the area that was once a retail center,
University Plaza Center, is zoned “C-3” General Commercial District with a
minimum site size of 14,000 square feet.

The subject property is an irregularly shaped parcel of land that extends from the south right of way of West 28"
Street at the north to the north right of way of Asher Avenue at the south paralleling the right of way of South
University Avenue. As indicated by Charlie Macom, Garver USA survey technician, the right of way of South
University in its original configuration was Hayes Street and was 80 feet in width. Mr. Macom confirmed this by
two subdivision plats, but an undated document by Carter-Burges show wider areas on the west side of University
Avenue. The Little Rock City Engineer’s office was consulted for right of way information and stated that the
right of way of University Avenue was 110 feet wide, but no drawings or documents could be found to confirm
the 110 foot width.

In the subject larger parcel, there are two distinct ownership entities. For the area that is between West 28" Street
and the southern limit of the University campus, part is owned in a fee simple estate by the University of
Arkansas at Little Rock, and consists of the ground that extends east from the right of way of South University to
the western limit of a 20 foot wide Central Arkansas Water easement. To the east of the fee ownership, there is an
area that extends the east boundary of a 20 foot wide Central Arkansas Easement and is identified in this analysis
as encumbered area. The easement and the right of way areas are basically parallel to each other, there are
instances, as indicated by the drawing provided for the assignment where the water line is actually outside the
easement area, and meanders along the campus over non-encumbered areas. Total area in this part of the ribbon
of land is 30,541.34 square feet unencumbered and 51,600 square feet encumbered by the 20 foot wide water
easement.

At the southern limit of the University campus, the adjoining University owned ownership, University Plaza retail
center, extends about 700 feet to the north right of way of Asher Avenue. This part of the ownership has only
encumbered areas, about 10,500 square feet, more or less, of ground that is in a 15 foot wide Central Arkansas
Water easement. In this portion of the ribbon of land, the water line is mostly outside the easement area, and
there is no area between the right of way of University Avenue and the east boundary of the 15 foot wide
easement area. Total area in this part of the subject is 10,500 square feet, all encumbered.

HISTORY OF THE OWNERSHIP:

Conforming to Standards Rule 1-5:

When the value opinion to be developed is market value, an appraiser must, if such information is available
to the appraiser in the normal course of business'

(a) analyze all agreements of sale, options, and listings of the subject property current as of the effective

'See Advisory Opinion 24, Normal Course of Business
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date of the appraisal; and

(b) analyze all sales of the subject property that occurred within the three (3) years prior to the effective
date of the appraisal ®

Comment: See the Comments to Standards Rules 2-2(a)(viii), 2-2(b)(viii), for corresponding
reporting requirements relating to the availability and relevance of information.

Information gained from the Pulaski County Tax Assessor indicates that the subject property is in the ownership
of the University of Arkansas at Little Rock. There were no known contracts for sale or purchase at the time of
this analysis.

INTENDED USE OF THE APPRAISAL REPORT:

Prepared for the use and benefit of the client, Mr. Robert Adams, UALR Vice Chancellor for Finance and
Administration, this Appraisal Report was arranged with the objective of estimating the Market Value of a narrow
strip of land that extends from the south right of way of West 28" Street to the north right of way of Asher
Avenue at the south. This appraisal assignment is to produce an opinion of the estimated market value of the
subject larger parcel, and to report the conclusions in an appraisal report format as defined in the Uniform
Standards of Professional Appraisal Practice (USPAP).

By agreement with the party to whom this analysis is directed, only the Sales Comparison Process for the
underlying land was utilized in the value estimate, and to that end, the Income Capitalization and Cost
Approaches were excluded. Inherent in the presentation of the document is that it is to be employed in estimating
the worth of 30,541.34 square feet of land that is owned in a fee simple estate and 51,600 square feet encumbered
by a 20 foot wide water easement and another tract, 10,500 square feet, more or less, that is encumbered by a 15
foot wide water line easement, both easements in favor of Central Arkansas Water.

SCOPE OF WORK:

Writing in her book, Scope of Work, Stephanie Coleman, MAI, SRA, states that: "Scope of work encompasses all
of the steps taken in the appraisal development process, not only those that are specifically mentioned in USPAP's
standards rules."

In Standard 1, which sets out the requirements for developing a real property appraisal, the following statement
appears:

In developing a real property appraisal, an appraiser must identify the problem to be solved, determine the
scope of work necessary to solve the problem, and correctly complete research and analyses necessary to
produce a credible appraisal.

Comment: STANDARD 1 is directed toward the substantive aspects of developing a credible
appraisal of real property. The requirements set forth in STANDARD 1 follow the appraisal
development process in the order of topics addressed and can be used by appraisers and the users
of appraisal services as a convenient checklist.

Further, Standards Rule 2-2(a)(vii) states:

(vii) summarize the scope of work used to develop the appraisal;’

% See Advisory Opinion 1, Sales History.
3 Uniform Standards of Professional Appraisal Practice, The Appraisal Foundation, 2014-2015, See Advisory Opinion 28, Scope of Work
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Comment: Because intended users’ reliance on an appraisal may be affected by the
scope of work, the report must enable them to be properly informed and not misled.
Sufficient information includes disclosure of research and analyses performed and
might also include disclosure of research and analyses not performed.

When any portion of the work involves significant real property appraisal assistance,
the appraiser must summarize the extent of that assistance. The name(s) of those
providing the significant real property appraisal assistance must be stated in the
certification, in accordance with Standards Rule 2-3.

As a further reference, the Uniform Standards of Professional Appraisal Practice's definition section includes the
following entry:

“SCOPE OF WORK: the type and extent of research and analyses in an appraisal or appraisal review
assignment.”

The Scope of Work Rule further elaborates on the definition:*

For each appraisal and appraisal review assignment, an appraiser must:

1. identify the problem to be solved;

2. determine and perform the scope of work necessary to develop credible assignment results;
and
3. disclose the scope of work in the report.

An appraiser must properly identify the problem to be solved in order to determine the appropriate
scope of work. The appraiser must be prepared to demonstrate that the scope of work is sufficient to
produce credible assignment results.

Comment: Scope of work includes, but is not limited to:
* the extent to which the property is identified;

* the extent to which tangible property is inspected;

* the type and extent of data researched; and

* the type and extent of analyses applied to arrive at opinions or conclusions.

Appraisers have broad flexibility and significant responsibility in determining the appropriate
scope of work for an appraisal or appraisal review assignment.

Credible assignment results require support by relevant evidence and logic. The credibility of
assignment results is always measured in the context of the intended use.

Problem Identification

An appraiser must gather and analyze information about those assignment elements that are necessary to

Decision, Performance, and Disclosure, and Advisory Opinion 29, An Acceptable Scope of Work.

4 See Advisory Opinion 28, Scope of Work Decision, Performance, and Disclosure and Advisory Opinion 29, An Acceptable Scope of
Work.
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properly identify the appraisal or appraisal review problem to be solved.

Comment: The assignment elements necessary for problem identification are addressed in the
applicable Standards Rules (i.e., SR 1-2, SR 3-2, SR 6-2, SR 7-2 and SR 9-2). In an appraisal
assignment, for example, identification of the problem to be solved requires the appraiser to
identify the following assignment elements:

e client and any other intended users;

* intended use of the appraiser’s opinions and conclusions;

* type and definition of value;

« effective date of the appraiser’s opinions and conclusions;

* subject of the assignment and its relevant characteristics; and
* assignment conditions.

This information provides the appraiser with the basis for determining the type and extent of
research and analyses to include in the development of an appraisal. Similar information is
necessary for problem identification in appraisal review assignments.

Communication with the client is required to establish most of the information necessary for
problem identification. However, the identification of relevant characteristics is a judgment
made by the appraiser that requires competency in that type of assignment.

Assignment conditions include assumptions, extraordinary assumptions, hypothetical
conditions, laws and regulations, jurisdictional exceptions, and other conditions that affect the
scope of work. Laws include constitutions, legislative and court-made law, administrative
rules, and ordinances. Regulations include rules or orders, having legal force, issued by an
administrative agency.

Scope of Work Acceptability’

The scope of work must include the research and analyses that are necessary to develop credible
assignment results.

Comment: The scope of work is acceptable when it meets or exceeds:

. the expectations of parties who are regularly intended users for similar assignments; and
. what an appraiser’s peers’ actions would be in performing the same or a similar
assignment.

Determining the scope of work is an ongoing process in an assignment. Information or
conditions discovered during the course of an assignment might cause the appraiser to
reconsider the scope of work.

An appraiser must be prepared to support the decision to exclude any investigation,

information, method, or technique that would appear relevant to the client, another intended
user, or the appraiser’s peers.

An appraiser must not allow assignment conditions to limit the scope of work to such a degree that the

5 See Advisory Opinion 29, An Acceptable Scope of Work.
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assignment results are not credible in the context of the intended use.

Comment: If relevant information is not available because of assignment conditions that limit
research opportunities (such as conditions that place limitations on inspection or information
gathering), an appraiser must withdraw from the assignment unless the appraiser can:

. modify the assignment conditions to expand the scope of work to include gathering the
information; or

. use an extraordinary assumption about such information, if credible assignment results
can still be developed.

An appraiser must not allow the intended use of an assignment or a client’s objectives to cause the
assignment results to be biased. The report must contain sufficient information to allow intended users to

understand the scope of work performed.

Disclosure Obligations

Comment: Proper disclosure is required because clients and other intended users rely on the
assignment results. Sufficient information includes disclosure of research and analyses
performed and might also include disclosure of research and analyses not performed.
Conforming to Standards Rule 1-6:
In developing a real property appraisal, an appraiser must:

(a) reconcile the quality and quantity of data available and analyzed within the approaches used; and

(b) reconcile the applicability and relevance of the approaches, methods and techniques used to
Arrive at the value conclusion(s).

FOR AN APPRAISAL REPORT, THE DOCUMENT PREPARED FOR THIS ASSIGNMENT:

STANDARD 2: REAL PROPERTY APPRAISAL, REPORTING

In reporting the results of a real property appraisal, an appraiser must communicate each analysis,
opinion, and conclusion in a manner that is not misleading.

Comment: STANDARD 2 addresses the content and level of information required in a report
that communicates the results of a real property appraisal.

STANDARD 2 does not dictate the form, format, or style of real property appraisal reports.
The form, format, and style of a report are functions of the needs of intended users and
appraisers. The substantive content of a report determines its compliance.

Standards Rule 2-1

Each written or oral real property appraisal report must:

(a) clearly and accurately set forth the appraisal in a manner that will not be misleading;

(b) contain sufficient information to enable the intended users of the appraisal to understand the
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report properly; and

(©) clearly and accurately disclose all assumptions, extraordinary assumptions, hypothetical
conditions, and limiting conditions used in the assignment.

Standards Rule 2-2

Each written real property appraisal report must be prepared under one of the following options and
prominently state which option is used: Appraisal Report or Restricted Appraisal Report.°®

Comment: When the intended users include parties other than the client, an Appraisal Report
must be provided. When the intended users do not include parties other than the client, a
Restricted Appraisal Report may be provided.

The essential difference between these two options is in the content and level of information
provided. The appropriate reporting option and the level of information necessary in the
report are dependent on the intended use and the intended users.

An appraiser must use care when characterizing the type of report and level of information
communicated upon completion of an assignment. An appraiser may use any other label in
addition to, but not in place of, the label set forth in this Standard for the type of report
provided.

The report content and level of information requirements set forth in this Standard are
minimums for each type of report. An appraiser must supplement a report form, when
necessary, to ensure that any intended user of the appraisal is not misled and that the report
complies with the applicable content requirements set forth in this Standards Rule.

A party receiving a copy of an Appraisal Report or Restricted Appraisal Report in order to
satisfy disclosure requirements does not become an intended user of the appraisal unless the
appraiser identifies such party as an intended user as part of the assignment.

2-2(a) The content of an Appraisal Report must be consistent with the intended use of the appraisal,
and at a minimum:

@) state the identity of the client and any intended users, by name or type;’

Comment: An appraiser must use care when identifying the client to ensure a clear
understanding and to avoid violations of the Confidentiality section of the ETHICS
RULE. In those rare instances when the client wishes to remain anonymous, an
appraiser must still document the identity of the client in the workfile but may omit
the client’s identity in the report.

Intended users of the report might include parties such as lenders, employees of
government agencies, partners of a client, and a client’s attorney and accountant.

% See Advisory Opinion 11, Content of the Appraisal Report Options of Standards Rules 2-2, 8-2, and 10-2 and
Advisory Opinion 12, Use of the Appraisal Report Options of Standards Rules 2-2, 8-2, and 10-2.

7 See Statement on Appraisal Standards No. 9, Identification of Intended Use and Intended Users.
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(ii) state the intended use of the appraisal;®

(iii) summarize information sufficient to identify the real estate involved in the appraisal,
including the physical, legal, and economic property characteristics relevant to the
assignment;’

Comment: The real estate involved in the appraisal can be specified, for example, by
a legal description, address, map reference, copy of a survey or map, property sketch,
and/or photographs or the like. The summarized information can include a property
sketch and photographs in addition to written comments about the legal, physical,
and economic attributes of the real estate relevant to the type and definition of value
and intended use of the appraisal.

(iv)  state the real property interest appraised;
Comment: The statement of the real property rights being appraised must be
substantiated, as needed, by copies or summaries of title descriptions or other
documents that set forth any known encumbrances.

) state the type and definition of value and cite the source of the definition;

Comment: Stating the definition of value also requires any comments needed to
clearly indicate to the intended users how the definition is being applied.

When reporting an opinion of market value, state whether the opinion of value is:

. in terms of cash or of financing terms equivalent to cash, or
. based on non-market financing or financing with unusual conditions or
incentives.

When an opinion of market value is not in terms of cash or based on financing terms
equivalent to cash, summarize the terms of such financing and explain their
contributions to or negative influence on value.

When an opinion of reasonable exposure time has been developed in compliance
with Standards Rule 1-2(c), the opinion must be stated in the report."’

(vi) state the effective date of the appraisal and the date of the report;''

¥ See Statement on Appraisal Standards No. 9, Identification of Intended Use and Intended Users.

? See Advisory Opinion 2, Inspection of Subject Property, and Advisory Opinion 23, Identifying the
Relevant Characteristics of the Subject Property of a Real Property Appraisal Assignment.

'%See Statement on Appraisal Standards No. 6, Reasonable Exposure Time in Real Property and
Personal Property Opinions of Value. See also Advisory Opinion 7, Marketing Time Opinions, and
Advisory Opinion 22, Scope of Work in Market Value Appraisal Assignments, Real Property.

1 See Statement on Appraisal Standards No. 3, Retrospective Value Opinions, and Statement on
Appraisal Standards No. 4, Prospective Value Opinions.
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(vii)

(viii)

(ix)

(x)

(xi)

Comment: The effective date of the appraisal establishes the context for the value
opinion, while the date of the report indicates whether the perspective of the
appraiser on the market and property as of the effective date of the appraisal was
prospective, current, or retrospective.

summarize the scope of work used to develop the appraisal;12

Comment: Because intended users’ reliance on an appraisal may be affected by the
scope of work, the report must enable them to be properly informed and not misled.
Sufficient information includes disclosure of research and analyses performed and
might also include disclosure of research and analyses not performed.

When any portion of the work involves significant real property appraisal assistance,
the appraiser must summarize the extent of that assistance. The name(s) of those
providing the significant real property appraisal assistance must be stated in the
certification, in accordance with Standards Rule 2-3.1

summarize the information analyzed, the appraisal methods and techniques employed,
and the reasoning that supports the analyses, opinions, and conclusions; exclusion of the
sales comparison approach, cost approach, or income approach must be explained;

Comment: An Appraisal Report must include sufficient information to indicate that
the appraiser complied with the requirements of STANDARD 1. The amount of
detail required will vary with the significance of the information to the appraisal.
The appraiser must provide sufficient information to enable the client and intended
users to understand the rationale for the opinions and conclusions, including
reconciliation of the data and approaches, in accordance with Standards Rule 1-6.

When reporting an opinion of market value, a summary of the results of analyzing
the subject sales, agreements of sale, options, and listings in accordance with
Standards Rule 1-5 is required. If such information is unobtainable, a statement on
the efforts undertaken by the appraiser to obtain the information is required. If such
information is irrelevant, a statement acknowledging the existence of the information
and citing its lack of relevance is required. '*

state the use of the real estate existing as of the date of value and the use of the real
estate reflected in the appraisal;

when an opinion of highest and best use was developed by the appraiser, summarize the
support and rationale for that opinion;

clearly and conspicuously:

12 See Advisory Opinion 28, Scope of Work Decision, Performance, and Disclosure, and Advisory

Opinion 29, An Acceptable Scope of Work.

" See Advisory Opinion 31, Assignments Involving More than One Appraiser.

'* See Advisory Opinion 1, Sales History.
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. state all extraordinary assumptions and hypothetical conditions; and

. state that their use might have affected the assignment results; and
(xii) include a signed certification in accordance with Standards Rule 2-3.

In preparing this appraisal report, the appraiser:
EXTENT TO WHICH THE PROPERTY WAS IDENTIFIED:

e Sara W. Stephens, MAI, AI-GRS, CRE, and Richard A. Stephens, MAI, AI-GRS, SRA, CRE,
ARA, externally observed and photographed the subject on May 24, 2015 to facilitate the
gathering of information relative to the physical characteristics of the site that are relevant to the
valuation problem;

e reviewed a drawing by Garver USA, supplied by Mr. Ron Copeland at the University of Arkansas
at Little Rock, to determine information about the scope and character of the site size, and the
area to delineated as encumbered and unencumbered for preparation of a TIGER grant. Included
in the drawing was an estimate of the areas in each of the configurations found in the site;

¢ reviewed the drawing of the subject parcel supplied by the University, and supporting
information, was collected from the records of the Pulaski County Tax Assessor and Circuit
Clerk;

¢ undertook to gauge the influence of the "100 year flood plain" and "floodway;" as identified on
the Flood Insurance Rate Map (FIRM), prepared through the National Flood Insurance Program,
for the city of Little Rock, Pulaski County, Arkansas, Map Panels 050181 0102F and 050181
0104F, with an effective date of October 19, 2001, which indicates that there are areas on the
east side of the UALR campus within an identified flood hazard region, part of the flood areas
that are associated with the meanderings of Coleman Creek; the flood hazard areas, however, do
not impede the subject larger parcel;

¢ implemented evidence gathered from the Map of Little Rock acquired from the Arkansas
Highway and Transportation Department (AHTD) to indicate the placement of the subject
property as well as the comparable sales;

EXTENT TO WHICH THE PROPERTY WAS INSPECTED:

e Sara W. Stephens, MAIL, AI-GRS, CRE, and Richard A. Stephens, MAI, AI-GRS, SRA, CRE,
ARA, externally observed and photographed the subject on May 24, 2015;

TYPE AND EXTENT OF THE DATA RESEARCHED:

e reviewed details of sales of vacant parcels with buyers and sellers that have occurred in the
vicinity of the topic property; most of the transfers were vacant sites, along and in the market
area of the right-of-way of University Avenue;

e the subject, at the effective date of value, was a narrow ribbon of land on the campus of the
University of Arkansas at Little Rock, and the area to be studied is vacant (except for the
presence of an iron fence, landscaping and tree growth), the only valuation method to be included
in the analysis will be the Sales Comparison Process for the vacant land;

e explored information obtained from the Pulaski County Collector's, Tax Assessor’s and Circuit
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Clerk's Offices relating to the subject property and the comparable sales;

TYPE AND EXTENT OF ANALYSIS APPLIED:

e analyzed the Highest and Best Use of the subject property, and utilizing the evidence developed
in the exercise produced other information relating to competitive tracts in the immediate
confines of the subject;

e opinions presented in this document are based on the review and analysis of market conditions
affecting real property prices, including land values, the attributes of competitive properties, and
sales data for similar sites;

e confirmed and analyzed the data and applied the Sales Comparison Approach for the portion of
the subject land under consideration from the south right of way of West 28" Street to the north
right of way of Asher Avenue;

e after selecting the sales for subject larger parcel, the underlying land in the topic ownership, a
comparative analysis of relevant factors that influence value was undertaken to adjust the sales to
the subject property based on the actions and preferences demonstrated by participants in the
market;

e after considering the data presented in the Sales Comparison Approach to value developed in this
report, the conclusions were reconciled to arrive at a final opinion of value for the acquisition

parcel as of May 24, 2015;

e photographed the Comparable Sales on May 24, 2015.

Taxes and Assessment:

Pulaski County Tax Assessor’s records reflect that the subject is a parcel in the ownership of the University of
Arkansas. There is no assessment for the part of the subject that is within the campus of the University; however,
the part of the subject that is associated with the former University Plaza retail center is a parcel on the Pulaski
County tax role. Taxes applicable to the former retail center, are $7.05 per $1,000 of the Assessed Value. The
chart below summarizes the assessed value, and extends the property taxes for the subject.

Parcel No. Assessed Value Tax Rate General Taxes Special Improvement Total Taxes for
Taxes 2014
Payable in 2015

341.-298.00-055.00 $312,530 0.0705 $22,033 None Known $22,033
341.-298.00-056.00 45,250 0.0705 $3,190 None Known $3,190
$357,780 $25,223 $25,233

The information in the chart above relates only to the retail center that is at the southern limit of the University
campus. Arkansas law requires assessments to be at 20% of the market value of the underlying ground. As
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established by the Pulaski County Tax Assessor, the site is valued at $809,750 for that total site acreage of 16.56
acres, or about $1.12 per square foot for the underlying land in the retail center, much lower than the estimate
used in this analysis.

EXISTING USE OF THE REAL ESTATE

At the effective date of the appraisal, the subject larger parcel was a strip of land of varying width which extends
from the southern right of way of West 28" Street to the northern right of way of Asher Avenue, positioned on the
campus of the University of Arkansas at Little Rock between the eastern limit of University Avenue and the
eastern extreme of a Central Arkansas Water easement. Portions of the strip are owned in fee simple, and there
are areas that are encumbered by either a 20 foot wide or 15 foot wide Central Arkansas Water easement. The
parcel is a vacant tract, and only the Sales Comparison Approach for the vacant site will be considered in this
analysis.

USE OF THE REAL ESTATE REFLECTED IN THE APPRAISAL

At the effective date of the appraisal, the subject larger parcel was a strip of land of varying width which extends
from the southern right of way of West 28" Street to the northern right of way of Asher Avenue, positioned on the
campus of the University of Arkansas at Little Rock between the eastern limit of University Avenue and the
eastern extreme of a Central Arkansas Water easement. Portions of the strip are owned in fee simple, and there
are areas that are encumbered by either a 20 foot wide or 15 foot wide Central Arkansas Water easement. The
parcel is a vacant tract, and only the Sales Comparison Approach for the vacant site will be considered in this
analysis.

HIGHEST & BEST USE:

Highest and Best Use is defined as "The reasonably probable use that produces the most
benefits and highest land value at any given time.”

Highest and best use as though vacant.

Analyzing the physically possible, legally permissible, financially feasible and maximally productive alternatives,
the highest and best use conclusions as though the site were vacant and available for development, are channeled
into some type of assemblage to adjacent parcels in the ownership of the University. Legally permissible options
are focused on the residential zoning of the area that extends from West 28" Street to the southern limit of the
campus, and for the part of the strip of land that extends south from the campus to the right of way of Asher,
zoning is “C-3” General Commercial District reflective of its former use as a retail center prior to its acquisition
by the University. The area along University from West 28" to the southern limit of the campus is zoned for
residential utility, but a school or university is an allowable use under Accessory uses. With the preponderance of
commercial utility on the west side of University in the vicinity of the subject, a transition from the residential use
classification to a higher intensity use has occurred and a better representation of the current use would be a “C-
3” zoning classification which would be in accord with the zoning at the southern end of the strip from the
southern limit of the campus to the right of way of Asher Avenue. A university is a permitted use in the “C-3”
classification.

The position of the subject with frontage along University Avenue would indicate some use that would take
advantage of its position in the market area, and the highest and best use determination is for some type of
commercial utility and assemblage to adjacent parcels to form a larger landholding would be the only practical
use of the ribbon of land.
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IDENTITY OF THE TYPE OF APPRAISAL AND DEFINITION OF VALUE PERTINENT
TO THE PURPOSE OF THE ASSIGNMENT:

The role of this Appraisal Report is to estimate the "Market Value" of the fee simple and easement encumbered
strip of land that is the subject of this analysis. Market Value" is to be estimated within very exact parameters and
the definition, as it relates to this report, and the characteristics involved is explained as follows:

MARKET VALUE: a type of value, stated as an opinion, that presumes the transfer of a property (i.e., a right of
ownership or a bundle of such rights), as of a certain date, under specific conditions set forth in the definition of
the term identified by the appraiser as applicable in an appraisal.

Comment: Forming an opinion of market value is the purpose of many real property appraisal
assignments, particularly when the client’s intended use includes more than one intended user. The
conditions included in market value definitions establish market perspectives for development of the
opinion. These conditions may vary from definition to definition but generally fall into three

categories:

1. the relationship, knowledge, and motivation of the parties (i.e., seller and buyer);
2. the terms of sale (e.g., cash, cash equivalent, or other terms); and

3. the conditions of sale (e.g., exposure in a competitive market for a reasonable

time prior to sale).

Appraisers are cautioned to identify the exact definition of market value, and its authority,
applicable in each appraisal completed for the purpose of market value.”

Additionally, Market value appraisals are distinct from appraisals using other types of value because market value
appraisals are based on a market perspective and on a normal or typical premise. These criteria are illustrated in
the following definition of Market Value*, provided here only as an example.

*“Market value means the most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition are the consummation of a sale as
of a specified date and the passing of title from seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised and acting in what they consider
their own 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.”

* This example definition is from regulations published by federal regulatory agencies pursuant to Title XI of the
Financial Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and

15 Uniform Standards of Professional Appraisal Practice, 2014 — 2015 Edition, Appraisal Foundation, p. U-3.
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August 24, 1990, by the Federal Reserve System (FRS), National Credit Union Administration (NCUA), Federal
Deposit Insurance Corporation (FDIC), and the Office of Comptroller of the Currency (OCC). This definition is
also referenced in regulations jointly published by the OCC, FRS, and FDIC on June 7, 1994, and in the
Interagency Appraisal and Evaluation Guidelines, as revised and updated December 2010.

In addition, this analysis will be presented in the format of an Appraisal Report which is intended to comply with
the requirements set forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal
Practice (USPAP).

The focus of the study is to estimate the fee simple and easement encumbered “All Cash Market Value" of the
subject property in its "as is" condition in the format of an Appraisal Report. In its complete makeup, the attempt
is to reflect all the significant information that affects the land, its utility and value. In addition, this Appraisal
Report is intended to comply with the requirements set forth under Standards Rule 2-2(a) of the Uniform
Standards of Professional Appraisal Practice (USPAP).

PROPERTY RIGHTS APPRAISED

In this valuation assignment the estate to be analyzed will be focused on the unencumbered and encumbered fee
simple position. The fee simple estate is an absolute ownership unencumbered by any other interest or estate and
is subject only to the four powers of government. Making up the four powers of government are taxation,
eminent domain, police power and escheat, which also limit the fee simple title that signifies ownership of all the
rights in a parcel of real property. Those rights in the bundle of rights are the right to use real estate, to sell it, to
lease it, to enter it, to give it away, to exercise all of the rights or to refuse to exercise any of the rights, also
subject to private and governmental restrictions and limitations. The fee simple interest is also an inheritable
estate.

In addition, standing alone, the fee simple title creates an absolute estate, and is limited to a person and his or her
heirs and assigns forever without limitation or condition, subject to powers of government. An absolute or fee
simple estate is one in which the owner is entitled to the entire property, with unconditional power of disposition
during one's life, and descending to one's heirs and legal representatives upon one's death intestate. Such estate is
unlimited as to duration, disposition, and descendibility.

Fractional interests include leased fee and leasehold estates. The leased fee is an ownership interest held by a
landlord with the right of use and occupancy conveyed by lease to others; the rights of the lessor (the leased fee
owner) and the leased fee are specified by contract terms contained within the lease. By comparison, the
leasehold estate is held by a lessee (the tenant and renter) who receives the right of use and occupancy for a stated
term and subject to certain conditions.

An encumbrance is any right to, or interest in, land which may subsist in another to diminution of its value, but
consistent with the passing of the fee by conveyance. A claim, lien, charge or liability attached to and binding
real property; e.g. a mortgage; judgment lien; mechanics lien; lease; security interest; easement or ri