This document has been produced by the Board of Trustees of the Cincinnati Southern Railway (“Board”) in response to a public-
records request made pursuant to the Ohio Public Records Act, Ohio Rev. Code § 149.43. Except as necessary for the limited
purpose of responding to the aforementioned public-records request, the production of this document is not intended to operate as a
waiver of the attorney-client privilege, work-product protection, trade-secret protection, or any other privileges and protections held
by the Board or Norfolk Southern Railway Company and its affiliates (collectively, “NS”) relative to this document, the information or
subject matter contained within, or other documents that may concern the same information or subject matter, and the Board and
NS intend to retain such privileges and protections to the fullest extent permitted under the law.
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corridor or physical improvements to the land. We also reference the book, Corridor
Valuation: An Overview and New Alternatives, as published jointly by the International
Right of Way Association, The Appraisal Institute, and the Appraisal Institute Canada.’

Across the Fence (ATF)

What makes corridors “special” is their use for connectivity between two
geographic points, unique linear shape, and scarce availability. In built-up
urban areas, co-location of utilities in transportation corridors is typically the
only practical solution available for location of new corridor uses. 2

“A land valuation method often used in the appraisal of corridors. The
across the fence method is used to develop a value opinion based on
comparison to abutting land. See Corridor Valuation.™

Also from the 6th Edition of the Dictionary of Real Estate Appraisal, page 53:

corridor. A strip of land used for transportation or transmission purposes
(e.g., rail, highway, power, information, slurries, liquids).

corridor factor. In corridor valuation, the ratio of the market value (or
market price) of a corridor to the corridor’s across-the-fence value.
Corridor factors are applied to reflect the benefit or advantage, if any, of
the corridor having already been assembled. Typically used in the
valuation of existing corridors and not the assembly of a new corridor.
Sometimes called an enhancement factor or continuity factor.

corridor valuation. The process of estimating value associated with
rights to corridor real estate. Valuation approaches may include methods
such as the across-the-fence method, sales comparison, the alternate
route (cost avoidance) approach, and estimation of net liquidation value.

To estimate the market value of this corridor using the ATF methodology, we must first
determine the larger parcels which correspond with the corridor segments. These
‘properties’ within the corridor are located within Hamilton, Rhea, Roane, Morgan and
Scott counties in Tennessee and McCreary, Pulaski, Lincoln, and Boyle Counties in
Kentucky. All the corridor segments included are all assumed to be owned in fee simple
per the client’s instructions.

1 https://eweb.irwaonline.org/eweb/upload/web Jul aug 19 CorridorValBook.pdf
2 http://www-pam.usc.edu/volume5/v5i1als9.html
3 The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute p. 3

Counsel.net



Norfolk Southern, CNO&TP Corridor
Danville to Chattanooga

Larger Parcel

“Essential to the appraiser’s conclusion of highest and best use is the determination
of the larger parcel. The appraiser must make a larger parcel determination in every
appraisal conducted under these Standards, even in minor partial acquisitions in
which the appraiser is instructed not to do a complete before and after appraisal . . .
larger parcel, for purposes of these Standards, is defined as that tract or those tracts
of land that possess a unity of ownership and have the same, or an integrated,
highest and best use. Elements of consideration by the appraiser in making a
determination in this regard are contiguity, or proximity, as it bears on the highest and
best use of the property, unity of ownership, and unity of highest and best use.

Elements to be considered in determining the larger parcel are contiguity (or
proximity) as it bears on the highest and best use of the property, unity of ownership,
and unity of highest and best use.“

In order to consider the across the fence value of the subject, we use the idea of larger
parcels to determine the property segment which will most likely be assembled if the
corridor is disassembled. Note: we believe the highest and best use of this corridor as
assembled is for a rail line, similar to that existing due to the current operations of this line.

The idea behind a corridor factor is by using the across the fence values for various
segments of an existing corridor, the appraiser can apply a relevant corridor factor to the
valuation to arrive at the market value of the corridor. The across the fence valuation
includes analysis of property based on highest and best use as if vacant, presuming
assemblage with that adjacent tract, but without considering overall utility or size
adjustments.

A Uniform Standards of Federal Land Acquisition (Yellow Book), U.S. Department of Justice, p. 16, 24 -
Jiwww.justi W
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Definition of the value to be estimated:

The value estimated herein is Market Value. Market Value is defined as, ‘the most
probable price, as of a specified date, in cash, or in terms equivalent to cash, or in
other precisely revealed terms, for which the specified property rights should sell
after reasonable exposure in a competitive market under all conditions requisite to a
fair sale, with the buyer and seller each acting prudently, knowledgeably, and for
self-interest, and assuming that neither is under undue duress.”®

“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).””

Property rights being appraised:

The property rights appraised herein are fee simple interest. The 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.”

Exposure Time® may be defined as:

“The estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on
the effective date of the appraisal; a retrospective estimate based on an analysis of past
events assuming a competitive and open market."

5 Appraisal of Real Estate, 15th Edition, © 2020, p. 48
” The Dictionary of Real Estate Appraisal, 6th Edition, by the Appraisal Institute, 2015, pp. 141-142
81bid, p. 90
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We also investigated the privately owned properties directly adjacent to the line in the
following counties:
Kentucky - Boyle, Lincoln, Pulaski, McCreary

Tennessee - Scott, Morgan, Roane, Rhea, Hamilton

In those counties, we reviewed the line adjacent sales and sales with similar highest and
best use over the past five years. We utilized the tax assessor information only and did

not review deed records or verify the sales in any additional way. We did look at the tax
maps of the majority of the sales to cursorily confirm they were likely vacant at sale.

For this analysis, we are employing an extraordinary assumption that the land is owned in
fee simple by the City of Cincinnati and that the maps and spreadsheet summary of the
corridor to be appraised provided by the client, Norfolk Southern, is correct. Additionally,
we are relying on the hypothetical condition that there is no lease in place to CNO&TP,
creating the condition that the rights valued are market value in a fee simple interest, when
in fact, the property would only have a leased fee value to the City of Cincinnati with a long
term lease currently in place. And that the land is vacant, i.e. there are no improvements
which are valued herein. The use of these extraordinary assumptions and the hypothetical
conditions may affect the assignment results.

A number of independent investigations and analyses were conducted as part of this
appraisal. Site-specific data was collected during my on-site inspection and by review of
aerial photographs, tax maps, and plats. Sources of off-site data include real estate
professionals in some of the subject markets as well experts in the field of corridor
valuation. We have placed primary reliance on sales recorded in the tax assessor’s sites of
Boyle, Lincoln, McCreary, and Pulaski in Kentucky and Scott, Morgan, Roane, Rhea, and
Hamilton Counties in Tennessee. We have completed general online research as well.

We have compared the subject segments to an aggregate of sales occurring in the past
two years and line adjacent sales in the past five years in the nine counties as separated
by use. We have not further verified each sale with a party to the transaction, but have
relied on the tax assessor information and, in some cases, direct deed information. While
we believe the sales information to be generally correct, though there are weaknesses
inherent in the reporting system. The sales obtained by others were not inspected or
independently verified, but are believed to be credible. We have relied on their information
and assume them to be accurate. The use of this assumption may affect assignment
results.
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has a negative population growth compared to the state of Kentucky’s 3.0% estimated
population growth over the same time period. Median household income for the county is
estimated at $42,919, which is about 15% below the state median of $50,589. The Lincoln
County educational level is also below the state average. The percentage of people within
the county with post-secondary education is estimated at 13.0%, which is well below the
state estimate of 24.2% and less than %% the nationwide estimate of 32.1%.

Top employment sectors in the county are similar to Boyle County, with healthcare,
manufacturing, and retail making up the top employment sectors. There was an increase in
median property value compared from 2017 to 2018, median property value reported at
$96,100 in 2017 and at $100,500 in 2018.

Additionally, we have considered the predominant land uses in the area and find that there
is a significant portion of both Lincoln and Boyle Counties that are in agricultural use. The
United States Department of Agriculture’s Census of Agriculture, most recently published
in 2017, reports that in Boyle County there are about 88,600 acres in use for agriculture
and in Lincoln County about 163,249 acres. In both counties, this is equal to about 75% of
the total land size per county. This land includes cropland, pastureland, and woodland or
forest.

Kentucky as a whole has forest land covering nearly half of the state’s 25 million acres,
and these forests are a major economic driver for the state. The Forest Sector of the
economy includes logging, wood manufacturing, pulp and paper production and wood
residue products. In 2020, the forest section contributed $9.55 billion dollars to the state’s
economy.’

Moving south from Danville, the land characteristics change as we travel geographically
into the Cumberland Plateau region at the southern Kentucky and northern Tennessee
border. The counties of Pulaski and McCreary, Kentucky and Scott, Morgan and Roane
Tennessee feature large areas of rolling and mountainous forests and agricultural river
valleys with mainly small rural towns and cities along the subject corridor.'®

4 https://datausa.io/profile/geo/lincoln-county-ky
'8 https://forestry.ca.uky.edu/economic-report
16 https://databasin.org/maps/new/#datasets=6a665979dd074be7806a70ea9e8937b1
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Cost Approach

In the Cost Approach, market value is estimated by computing the current replacement
cost of the improvements less any accrued depreciation resulting from one or more of the
following factors: physical deterioration, functional obsolescence, and external (economic)
obsolescence. The value of the land as though unimproved is then added to the
depreciated value of the improvements to produce a total value estimate. The cost
approach is most effective when appraising newly constructed improvements or special
use properties that are not frequently exchanged in the market. The subject property is
vacant and this approach has not been presented. The exclusion of this approach does
not materially affect the valuation analysis.

Income Approach

The Income Approach to Value is a procedure whereby a property's income producing
capabilities in the form of rent are analyzed and converted into an indication of value
through a process known as capitalization. This approach involves the analysis of a
known or projected income stream less allowances for vacancy and expenses. Rates
used for capitalization are usually derived from sales of similar or comparable properties
with known income and expenses. The reliability of this approach is based on the
availability of comparable income and expense data. As corridor land tracts like the
subject are typically not purchased as income producing properties, this valuation
approach is not applicable. This approach to value has been considered but is not
included in this report, the exclusion of which does not materially affect our valuation
analysis.

The subject property consists of a total of +5,000 acres in a roughly 215 mile corridor
averaging 187’ wide. As previously noted in this report all improvements are being
excluded from this report, the Market/Sales Comparison for the land as vacant is the most
valid approach and will be the only one presented herein.

Summary
We have used an across the fence (ATF) valuation approach with sales comparison to

land as if vacant. This was completed by segmenting the corridor into sections by size,
width, and adjacency to a potential ATF parcel. Each property type will be considered

based on sales of that type and use without adjustment for size. Additionally, a corridor
factor will be applied using sales of corridors similar to our subject in use and potential.

The corridor factors are established using the sold price and value of any additional items
transferred to the seller for the rights to the corridor in comparison to the ATF value of that
corridor. The presumption in this appraisal and report for this property is that the
purchaser of this property would pay cash for the rights acquired and no in-kind or
non-cash would be used. That corridor factor may be greater or less and 1.0 depending
on the impact the assemblage/use of the corridor has in comparison to the separated
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We have not identified specific commercial and/or industrial segments based on their
limited locations along the line. The valuation range change caused by this inclusion
would be minor at best and likely more of a rounding number, so its inclusion does not
enhance the quality of the value estimate. We believe the 5,000 acres to have a unit value
of $6,000 to $8,000 per acre across the entire 215 miles.

$6,000 to $8,000 per acre X 5,000+/- Acres =

Market Value of the Subject Corridor - ATF Value: $30,000,000 - $40,000,000

Corridor Factor

In order to appropriately consider the value of the corridor, we acknowledge there is a
difference between the value of a single property in fee simple in comparison to a narrow
width property extending into a distance. Because it often does cost time, money, and
professional expertise to create a corridor for specific use such as transportation or
utilities, the market recognizes that there is an adjustment needed to reflect that
assemblage and the resulting difference in value from those assembled properties.

A review of published literature, generally in the Appraisal of Real Estate by the Appraisal
Institute and the Right of Way Magazine published by the International Right of Way
Association revealed a number of articles written about corridor factors. One consideration
about corridor factors is that generally properties selling for continued operations like our
subject corridor are more likely to sell at a higher ratio (over 1.0) than those selling for
adaptive reuse like rails to trails (less than 1.0). Various articles reflect active transportation
corridors as having a value 1.1 to as much as 3.5 times the value of the land if not
assembled in that fashion.

“There is no question that the use of an existing corridor can provide significant time and
money savings over developing a new corridor.”? This article by Arthur Rahn suggests that
in order to have a corridor factor of more than 1.0, the market must recognize the plottage
value created by the assemblage of market priced properties. This results in our corridor
factor consideration.

More specifically, we have evaluated an article by Clifford A. Zoll, MAI published in the
October 1991 issue of the Appraisal Journal entitled “Rail Corridor Markets and Sale
Factors”. In this article, Zoll evaluates a number of corridor sales, twelve of which were in
the MidAtlantic, Midwest and West Coast states for more than 5,000 acres and over 450
miles of continued use sales. The corridor factors from these sales, after eliminating the

32 Arthur Rahn, “The Enhancement Factor”, May/June 1999, Right of Way Magazine
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Acreage Length (mi) Avg Ac/ Mi Width Factor
Min 14 2.15 6.33 52 0.65
Average 121 8.38 14.71 130 1.21
Median 85 5.61 13.40 116 1.17
Max 545 35.62 24.22 200 1.72

When we eliminate the trail or adaptive reuse sales, the remaining sales range from 1.15
to 1.72 with a median of 1.25 and an average of 1.41 in corridor factor. The largest sale is
about 90% smaller than our subject, contains 545 acres in just under 36 miles, and has a
factor of 1.72.

With the subject line being larger and longer than any of the corridor sales reviewed, we
believe the factor would likely fall at the upper end of the range of all the sales considered.
Therefore, based on the information reviewed, the appraiser believes the appropriate
corridor factor would fall between 2.0 and 3.3 times the across the fence value. This would
provide a range of value for the subject corridor as follows:

ATF Value: $30,000,000 to $40,000,000 X 20to3.3 =
$60,000,000 to $132,000,000
As a check of reasonableness, we consider the average price per mile for some of these
same comparables. The ones particularly like the subject fall into the $300,000 to
$500,000 per mile range. Further, the agreement, but not yet closed, sale of the PamAm
line in the northeastern United States with approximately 1,700 miles of line has been
reported at just over $411,000 per mile which would indicate a value of $88,365,000.

Therefore, our conclusion of value for the subject corridor land, as though vacant, is
$60,000,000 to $132,000,000.

Market Value of the Corridor, Considering the Corridor Factor:

$60,000,000 to $132,000,000
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Sales Search Criteria and Excluded Data

Boyle, KY- Our original search was for vacant land sales through the county tax assessor’s off
through Qpublic from 1/1/2020 to 03/10/2021. It appears that sales are only up to date through
January 2021. This search returned 158 records though it appears that some did have
improvements at the time of sale. Additionally it looks like there were several parcels that sold
together but are being reported separately in these search results.

We have excluded properties that sold with adjacent improved lots, mostly residential SFR sold
with an additional vacant lot. Water influenced residential is at top of the price/acre range as well
as developing subdivisions close to Danville though outside of the city limits.

Lincoln, KY- In Lincoln county we have used the county assessor’s records through QPublic to
search for vacant land sales from 1/1/21 forward though it appears the county's recordings are only
up to date through January 2021. Our initial search returned 403 records which we have sorted to
remove sales that don’t represent market transactions or are sales of vacant tract that transferred
as multi parcel sales with other improved tracts.

The upper end of the residential market appears to be sales of tracts in platted subdivisions that
are established and in phases of expansion primarily within city limits of Stanford and Danville.
Several of the highest price per acre sales are within a single subdivision Houston Point in the City
of Stanford. Also, residential lots with water water influence are at the upper end of the residential
sales. We have removed from our results properties that sold with mobile homes, family sales and
adjacent parcel owners that may have unusual motivation.

After sorting the sales to remove the above described transaction and sales of tracts that appear to
be incorrectly recorded as vacant at the time of sale we are left with 125 transfers. There were four
sales of vacant commercial tracts, 51 agricultural land sales and 70 residential.

Pulaski, TN - In this county we weren'’t able to utilize a search filter to search only vacant land
sales, instead we exported sales lists for each month from January 2020-January 2021 (the most
recent available). This search gave us 70 transactions to analyze. From these we excluded all
improved sales and sales of tracts that transferred with other improved parcels.

Water influenced residential are among the highest price per acre as well as golf course lots in the
city of somerset. At the bottom of the dataset price/acre range are sales of large agricultural or
forest tracts - irregular shaped parcels and limited road frontage.

McCreary, KY- Using the county tax assessor’s site we searched for qualified land sales across
the county from 1/1/20 forward. County records appear to be updated through the end of January
2021 so we have utilized this 13 month period for our data sample.
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This search returned 146 results and we then filtered this data to exclude vacant tracts that sold
with other improved parcels as well as sales that appear to incorrectly be recorded as vacant and
sold with site improvements or structures that contributed to the value of the site. Also excluded
are tracts which were sold with a mobile home either on a permanent foundation or not. Tracts sold
to adjacent property owners, or to others parties with atypical motivation have been excluded. Quit
Claim deeds and family sales excluded. This leaves us with 89 transactions to analyze.

Bottom of the range is large wooded or forest/timber tracts with topo and/or challenging access,
irregular parcel shapes or tracts that have cross easements.

Scott, TN - Our original search was for vacant land sales from January 1, 2020 to March 5, 2021
and returned 249 results. Of those results there were several which sold with adjacent improved
tracts in multi-parcel sales, these were removed from the results along with sales that

We have excluded sales within the Big South Fork Airpark residential community, a high amenity
planned aviation community. Sales of newly subdivided tracts were identified where possible, and
sizes corrected to reflect the actual price per acre unit values.

Sales to or from a municipality or public entity have been excluded, particularly tax sales and
purchases by city or county development authorities. Sales between related parties and quit claim
deeds were identified and removed from the data set when possible.

After making these exclusions we were left with 193 transactions. At the top of the price per acre
range are sales of tracts in planned residential areas or subdivisions and the bottom of the range
are mostly larger wooded parcels in remote locations with limited road frontage or challenging
access.

Morgan, TN - Original search was for vacant land sales from 1/1/20 - 3/5/20 and resulted in 245
transactions reported by the county. These results were reviewed and filtered to remove vacant
tracts that sold in multi parcel sales which were actually improved at the time of sale, other
improved tracts and those which involved government entities. Parcels categorized as improved
home sites by the county assessor we excluded from the dataset as well as non arm’s length or
family sales. Also excluded are builder sales of new construction homes in developing
neighborhoods, and tracts that were sold with mobile homes or other personal property.

The bottom of the price per acre range appears to be sales of highly irregular shaped tracts or

parcels that are split by roads or rights of way. Our sorted data set leaves us with 150 sales that we
are reasonably sure were sold at arm's length, fair market sales without site improvements.
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Roane, TN - Our original search was for all vacant land sales in the county from January 2020 to
March 2021 this returned 555 results. We removed several sales at Rarity Ridge and Rarity Oaks
that look like new construction SFR sales in a high amenity subdivision. There appeared to be
several sites that were recorded as vacant that were actually new construction sales which we also
removed from the results.

Excluded: Sales of improved subdivision lots within new or existing riverfront neighborhoods - The
Cottages at Brigadoon in Rockwood, TN. River Oaks S/D in Kingston
Rarity Ridge NE of Kingston on the Clinch River

The Docks at Caney Creek in Harriman, TN

Loch Haven Estates in Rockwood, TN

Indian Shadows in Ten Mile, TN

Pinoak Point in Rockwood, TN - 10 sales

Grande Vista Bay, Grande Vista Bay East & West in Rockwood, TN
Lake Awana Valley Resort in Loudon, TN

Crystal Cove S/D in Rockwood, TN

Dogwood Shores in Kingston, TN

Sales along the Emory River and in Emory Cove S/D in Harriman are left in the dataset as the
subject is adjacent to the river and riverfront residential in parts of Harriman.

While there is a wide range of unit prices/acre within these riverfront neighborhoods, from direct
waterfront lots with deep water/dock access to lots without water view, it does appear that the river
access of the neighborhood is a marketable feature. Many have community docks/beaches or river
access.

There appears to be a significant amount of new development in the county in residential
communities with river access and/or influence. Where our subject line runs generally W/NW of
US-27/Spring City Hwy this new residential is to the SE of 27 along the Tennessee and Clinch
rivers. There is also some significant new development in the city of Oak Ridge in the far NE
portion of the county. These sales have also been excluded from our valuation as not locationally
relevant. This includes sales of lots in the Golf Course adjacent neighborhood of Rarity Oaks.
Sales to or from a municipality have been excluded as non-market evidence.

Rhea County - Our original search returned for all vacant land sales from 1/1/20-3/5/21 returned
414 results, many of these appeared to be sales of vacant parcels that transferred with an adjacent
improved tract. When we filter our search to exclude multi-parcel sales to exclude these
transactions we return 234 results. About one quarter of the sales didn’t have recorded total
acrease and parcel size was estimated using the approximate perimeter measurements in the tax
record.
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Within this data set were some sales reported as vacant that were actually new construction or
builder sales, these were removed from the dataset.

The county distinguishes between Residential and Waterfront Residential in their Land Type
classification. Since our subject doesn’t have any water influence in this section of the corridor the
Res Water designated sales have been removed from our data set. Sales not specifically
designated as Res Water but within planned waterfront communities that feature water access as
an amenity were removed including sales within the following subdivisions, The Overlook,
Lakewood Village, Eden of the Lakes subdivision with marina and campground RV park.

These parameters returned 166 results.

Hamilton, TN- For this county we first searched for sales of vacant land tracts countywide between
01/01/2020 and 03/05/2021 with a sales price of at least $1,000. This search returned 2,673
results. We filtered out all multi-parcel sales which frequently are shown as vacant land
transactions when the parcel actually sold with another improved tract which returned 1,901
results. We determined that we wouldn’t be able to effectively sort and analyze that volume of
sales so we narrowed our search parameters to be more locationally relevant, generally sales that
were within about ten miles of the subject corridor. We searched areas of the county that are close
to the subject corridor and have made a distinction between the downtown Chattanooga area sales
and sales of properties that

We have excluded sales that appear to have unusual buyer motivations like sales to adjacent
property owners. No QC deeds or sales to or from government entities were included. In the
downtown dataset we see infill lots being sold to potential developers or property investors. Often
there are multiple smaller (less than 0.2 acre) lots purchased in one transaction. These are
sometimes adjacent lots and other times not, so while the land size sold may show 3 acres this
might be for 10 infill lots.

There appears to be many sales in this county that are recorded as vacant but that have been

improved and sold as improved. These sales have been excluded or in some cases, but, where the
vacant land sale happened in 2019 or 2020 we have included the sale of the vacant land tract.
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Limiting Conditions and Assumptions
This appraisal is made subject to the following:

1.

It is assumed that there are no hidden or apparent conditions of the property, subsoil, or
structures that would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering that may be required to discover them. All mechanical
components (heating, cooling, ventilating, plumbing, electrical, etc) are assumed to be in
operable condition and standard for the properties of the subject type. We have not
evaluated the type, adequacy, or efficiency of insulation, construction, framing, floor, roof, or
other features of the subject improvements. They are assumed to be adequate unless
otherwise stated in this report.

Unless otherwise stated in this report, the existence of hazardous material, which may or
may not be present on the property, was not observed by the appraiser. The appraiser has
no knowledge of the existence of such materials on or in the property. The appraiser,
however, is not qualified to detect such substances. The presence of substances such as
asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials may
affect the value of the property. The value estimate is predicated on the assumption that
there is no such material on or in the property that would cause a loss in value. No
responsibility is assumed for any such conditions, or for any expertise or engineering
knowledge required discovering them. The client is urged to retain an expert in this field, if
desired.

Information furnished by others is assumed to be true, correct and reliable. A reasonable
effort has been made to verify such information; however, the appraiser assumes no
responsibility for its accuracy. If, for any reason, future investigations should prove any
data to be in substantial variance with that presented in this report, the appraiser reserves
the right to alter or amend any or all conclusions and/or estimates of value.

A legal description may not have been furnished, and it is assumed that the physical
characteristics of the property, with regard to metes and bounds and road frontages, are
essentially as depicted on the plat of the property attached herewith as an exhibit.

No responsibility is assumed for matters legal in character, nor is any opinion rendered as
to title, which is assumed to be good and marketable.

The property is assumed to be under reasonable, competent, and aggressive management
unless otherwise stipulated.

If this report becomes the property of any other party, other than the addressee or the
person who has paid the fee connected herewith, permission must be obtained for
reproduction or additional copies from the original addressee. Additional fees will be
charged for any further consultation, reappraisal, or review of this property.

129

Counsel.net



10.

1.

12.

13.

14.

15.

16.

17.

18.

Norfolk Southern, CNO&TP Corridor
Danville to Chattanooga

Any subsequent copies of this report will be furnished at an additional charge for each copy,
plus staff time, if necessary.

Except as provided for subsequently, neither the appraiser(s) nor the appraisal firm may
divulge the analyses, opinions, or conclusions developed in the appraisal report, nor may
they give a copy of the report to anyone other than the client or his designee as specified in
writing. However, this does not apply to any requests made by the Appraisal Institute or the
International Right of Way Association or other professional body with whom the
appraiser(s) is/are affiliated or any court of competent jurisdiction.

All mortgages, liens, encumbrances, leases and servitudes have been disregarded unless
so specified within the report.

It is assumed that there is full compliance with all applicable federal, state and local
environmental regulations and laws unless noncompliance is stated, defined and
considered in the appraisal report.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless such nonconformity has been stated, defined and considered in the
appraisal report.

The appraiser will not be required to give testimony or appear in court because of having
made this appraisal, with reference to the property in question, unless previous
arrangements have been made.

The appraisal fee represents compensation only for the analytical services provided by the
appraiser(s). The appraisal report remains the property of the appraisal firm, though it may
be used by the client in accord with these assumptions and limiting conditions.

Any distribution of the total valuation in this report between land and improvements applies
only under the reported highest and best use of the property. The allocations of value for
land and improvements must not be used in conjunction with any other appraisal and are
invalid if so used.

The appraiser(s) has/have viewed the subject land and improvements. However, they are
not professionals with respect to engineering, architecture, or construction. Any obvious
physical defects are noted herein, but this is not intended to be a property inspection. The
appraiser’s descriptions are intended only to be used for property valuation and analysis.
The client and any intended users are recommended to contact professionals in these fields
as necessary.

This appraisal report is based on the assumption that there are no hidden, not apparent, or
apparent conditions on the property site or improvements which would materially alter the
value as reported. No responsibility is assumed for any such conditions or for any expertise
or engineering to discover them.

Any projections of income and expenses and/or market changes are not predictions of the
future. Rather, they are the best estimates of the current market thinking about what future
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income and expenses will be. No warranty or representation that these projections will
materialize is made since the real estate market is constantly changing. It is not the
appraiser's task to estimate the conditions of a future real estate market; the appraiser can
only reflect what the investment community envisions for the future in terms of rental rates,
expenses, and supply and demand.

This appraisal has been prepared in accordance with the Uniform Standard of Professional
Appraisal Practice.

The Bylaws and Regulations of the Appraisal Institute require each Member and Candidate
to control the use and distribution of each appraisal report signed by such Member or
Candidate. Except as hereinafter provided, the client may distribute copies of this appraisal
report in its entirety to such third parties as he may select. However, selected portions of
this appraisal report shall not be given to third parties without the prior written consent of
those signing the appraisal report.

In the unlikely event that the validity of any finding of this appraisal or consulting is
questioned and irresolvable, the parties agree to binding arbitration with the following
conditions; a) each party shall select and pay for an independent state certified appraiser;
b) the independent appraisers shall select a third state certified appraiser to be paid equally
by both parties; and c) the panel of appraisers shall expeditiously resolve any and all issues
raised and their findings shall be binding on all parties.

Acceptance and/or use of this appraisal report by the client and/or any third party
constitutes acceptance of the stated limiting conditions and assumptions. The appraisers'
and/or reviewer’s responsibility and liability extends only to the stated client, not to
subsequent parties or user and only limited to the amount of the fee received by the
appraiser in conjunction with performance of this appraisal and related consulting and/or
court preparation, deposition, and/or testimony.

131

Counsel.net








