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In the Matter of: 

COMMONWEAL TH OF KENTUCKY 
BEFORE THE PUBLIC SERVICE COMMISSION 

ELECTRONIC APPLICATION OF JACKSON PURCHASE ) 
ENERGY CORPORATION FOR APPROVAL UNDER ) 
KRS 278.218 TO TRANSFER OWNERSHIP OF EXISTING ) 
HEADQUARTERS FACILITY ) 

VERIFIED APPLICATION 

CASE NO. 
2020-00339 

Comes Jackson Purchase Energy Corporation ("JPEC"), and for its verified application 

pursuant to KRS 278.218, respectfully requests approval from the Kentucky Public Service 

Commission ("Commission") to transfer ownership of its existing headquarters facility and 

property located at 2900 Irvin Cobb Drive, Paducah, McCracken County, Kentucky ("Existing 

Headquarters") to a third-party purchaser. In support of its request JPEC states and avers as 

follows: 

1. JPEC is a non-profit, member-owned, rural electric distribution cooperative organized 

under KRS Chapter 279. It provides retail electric service to approximately 30,000 

members in the Kentucky counties of Ballard, Carlisle, Graves, Livingston, Marshall 

and McCracken. JPEC is one of three Member Owners of Big Rivers Electric 

Corporation. 

2. In Case Number 2019-00326, In the Matter of Electronic Application of Jackson 

Purchase Energy Corporation for a Cert~jicate of Public Convenience and Necessity 

to Construct a New Headquarters Facility, JPEC requested and received Commission 

approval for the purchase and construction of a new headquarters campus located at 

6526 U.S. Highway 60, Paducah, McCracken County, Kentucky, 1 

1 Case No. 2019-00326, Order, January 14, 2020. 



3. The Commission determined, pursuant to KRS 278.218, that because the Existing 

Headquarters has an original book value of one million dollars ($1,000,000) or more2, 

and that neither of the statutory exemptions apply, JPEC is required to submit an 

application for transfer of ownership when it intends to sell the Existing Headquarters 

to a third-party purchaser.3 

4. On or about October 13, 2020, JPEC entered into a Real Estate Purchase Agreement 

("Agreement") for the sale of the Existing Headquarters to a third-party purchaser for 

the sum of ("Purchase Price"). 4 Among 

others, the agreement has a condition that before a closing can occur the Commission 

must approve the transaction. 

5. The agreed upon purchase price contained in the Agreement was based on a its fair 

market value as determined by a commercial appraisal prepared on February 20, 2019, 

by Russell M. Sloan, Sloan Appraisal & Realty Services, Paducah, Kentucky. The 

appraised value of the Existing Headquarters is-.5 

6. As found by the Commission, the Existing Headquarters is not obsolete but is outdated 

for JPEC's purposes necessitating the construction of a new headquarters campus.6 

Moreover, the agreed upon sale price for the Existing Headquarters is consistent with 

its fair market value as determined by appraisal. Therefore, since JPEC only needs one 

headquarters facility and the Existing Headquarters is being sold at its reasonable fair 

2 ld. at 11-12. The original cost for the existing headquarters was $1,050,928.62 and it was placed into service on 
June 30, 1974. 
3 /d. at 11 -13; 14, ordering paragraph 10. 
4 A copy of the Real Estate Purchase Agreement is attached hereto as Exhibit 1. 
5 A copy of the commercial appraisal is attached hereto as Exhibit 2. 
6 Case No. 20 I 9-00326, Order, January 14, 2020 at 12. 



market value, JPEC requests the Commission find the transaction is for a proper 

purpose and consistent with the public interest pursuant to KRS 278.218(2). 

WHEREFORE, Applicant, Jackson Purchase Energy Corporation, respectfully 

requests the Commission act as follows: 

1. Make a specific finding that the transaction which is the subject of this Verified 

Application is for a proper purpose and is consistent with the public interest. 

2. Enter an Order approving JPEC's sale of the Existing Headquarters under the 

terms and conditions set forth in this Verified Application and related 

documents. 

3. Enter all other due and proper relief to which it may appear JPEC is entitled. 

This 4 '2>/Jeday of October, 2020. 

~~ 
Mark David Goss 
David S. Samford 
L. Allyson Honaker 
GOSS SAMFORD, PLLC 
2365 Harrodsburg Road, Suite B-325 
Lexington, KY 40504 
mdgoss@gosssamfordlaw.com 
david@gosssarnfordlaw.com 
al I yson@gosssamfordla w. com 
(859) 368-7740 

Counsel for Jackson Purchase Energy 
Corporation 



VERIFICATION 

COMMONWEALTH OF KENTUCKY 

COUNTY OF (Y\c.(.ra.,c_~~f\ 

) 
) 
) 

Comes now Greg Grissom, President and Chief Executive Officer of Jackson Purchase 
Energy Corporation, and, after being duly sworn, does hereby verify, swear and affi1m that the 
averments set forth in this Application are true and correct based upon my personal knowledge 
and belief, formed after reasonable inquiry, as of thisolO~ay of October, 2020. 

db~ 
/oregorissom 
President and Chief Executive Officer 
Jackson Purchase Energy Corporation 

The foregoing Verification was verified, sworn to and affirmed before me, a NOTARY 
PUBLIC, by Greg Grissom, President and Chief Executive Officer of Jackson Purchase Energy 
Corporation, on this ~Dtbday of October, 2020. 

My Commission Expires: 5f!c,..efc:J.D~ 
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REAL ESTATE PURCHASE AGREEMENT 

TH IS AGREEMENT made and executed on this [ et ~ay of October, 2020, between 

JACKSON PURCHASE ENERGY CORPORATION, a Kentuclcy corporation, hereinafter 

referred to as "JPEC," and MURTCO, INC., a Kentucky corporation, hereinafter referred to as 
11Pureha1er.11 

WITNESSETH: 

WHEREAS, JPEC is the fee owner of 18.93 acre tract of real property, and the 

buildings, structures and other improvements that are constructed thereon, having the address of 

2900 Irvin Cobb Drive, Paducah, Kentucky; and 

WHEREAS, Purchaser has offered to acquire that property, and all of the office 

furnishings that are currently located thereon, in accordance with the tenns in this Agreement; 

and 

WHEREAS, JPEC has accepted Purchaser's offer, subject to approval by the Public 

Service Commission for the Commonwealth of Kentucky, and has agreed to proceed with the 

sale of that property as provided in this Agreement. 

NOW, THEREFORE, in consideration of the foregoing premises, and for other valuable 

consideration, the legal adequacy and sufficiency of which is hereby acknowledged by all parties 

hereto, the parties do hereby covenant and agree as follows; 

1. Sale of Real Property. JPEC covenants and agrees to sell and convey to 

Purchaser, and Purchaser covenants and agrees to purchase and receive from JPEC, the 18.93 

acre tract having the address of 2900 Irvin Cobb Drive, Paducah, Kentucky, including all of the 

buildings, structures, and other improvements that are constructed thereon, and any office 

fumishinas that JPEC may surrender to Purchaser at time of closing (hereinafter collectively the 

"Property"). The term "office furnishings" shall include desks, chairs, tables, filing cabinets, 

EXHIBIT 

I j_ ___ ..;__ __ 



refrigerators, microwaves and other like property. A depiction of tile tract of real property is 

provided in Appendix "A" to this Agreement. 

2. Purchase Price. The purchase price for the Property to be sold and transferred 

hereunder shall be-· Purchaser shall tender to JPEC an earnest money deposit of 

$10,000 as provided in Section 3 of this Agreement, and maintain a separate segregated account 

having a balance of not less than 1111111111 all of which shall be used to fund the payment of the 

purchase price hereunder. The purchase price shall be paid to JPEC in cash or cash equivalent at 

time of closing. 

3. Earnest Money. Purchaser has tendered to JPEC a ten thousand dollar {$10,000) 

earnest money deposit on this transaction, the receipt of which JPEC acknowledges. The 

disposition of the earnest money proceeds shall be governed by the following provisions: 

(a) In the event the sale transaction under this Agreement is consummated by the 
parties, the earnest money proceeds shall be credited to the purchase price that is 
to paid by Purchaser at time of closing. 

(b) In the event Purchaser defaults in consummating the sale transaction, JPEC shall 
retain the earnest money proceeds in full settlement of Purchaser's liability under 
this Agreement. 

(c) In the event JPEC defaults in consummating the sale transaction, or JPEC fails to 
close by reason of the failure of any condition as defined under Section 8 of this 
Agreement, and Purchaser elects to tenninate this Agreement, JPEC shall remit 
the earnest money proceeds back to Purchaser. 

4. Re{!resentations and Warranties. Purchaser's obligation to purchase the 

Property under this Agreement is predicated on the representations and warranties that are 

made by JPEC under this Section, all of which representations and warranties shall survive 

closing. JPEC expressly acknowledges that the Purchaser is relying upon these 

representations and warranties in executing this Agreement, and in consummating the sale 

transaction under this Agreement. The representations and warranties made by J PEC under this 

Agreement are as follows: 
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(a) JPEC has good and merchantable title to the Property, free of all liens, 
encumbrances and adverse claims, e,c.cepting (i) restrictions imposed by BnY 
planning and zoning commission, (ii) any environmental contamination of the 

property as may be detennined by an EPA inspection or other appropriate 
governmental entity that may have jurisdiction over said property for the purposes 

of environmental and hazardous waste cleanup; and easements of record, and (iii) 

all restrictions as to the use and improvements of the property of record. 

(b) JPEC has the full and absolute right and authority to execute this Agreement, 
and to consummate the sale transaction hereunder subject only to the approval of 
the Pub I ic Service Commi sion for the Commonweal th of Kentucky; 

(c) The execution and delivery of this Agreement, and the consummation of the 
sale transaction defined hereunder, have been duly approved and authorized as 
provided in JPEC's articles and bylaws. 

( d) JPEC will petition the Public Service Commission for the Commonwealth of 
Kentucky for approval, which is required for the consummation of the sale made 
hereunder. In the event that the PCS does not approve this sale, then this Real 
Estate Purchase AGreement shall be deemed void and the earnest money 
deposited by Murtco, Inc., will be refunded in full by JPEC to Murtco. 

(e) There are no outstanding purchase contracts, leases, options or other agreements 
of any kind that would accord to any third party the right to use, occupy or 
acquire the Property, or any interest therein. 

S. Disclaimer. JPEC expressly disclaims all other warranties with respect to the 

Property, including warranties of fitness, condition and operability. Purchaser understands and 

agrees that the sale made hereunder shall be "AS IS," subject to all existing defects and 

deficiencies. 

6. lnsl?cction by Purchaser. Between the date of this Agreement and the closing 

date, Purchaser, through its authorized representatives, shall have reasonable access to and upon 

the Property to examine, inspect. and test the Property as Purchaser may reasonably determine. 

Purchaser shall exercise its inspection rights upon reasonable notice and in a manner that does 

not interfere with JPEC's on-going operations on the Property. Purchaser shall restore and/or 

repair any damage or disturbance to the Property that is brought about by Purchaser's inspection 

of the Property, at Purchaser's sole cost. 
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7. Title Examination - Survey. Purchaser shall have the right to obtain a title 

examination and survey of the Property. In the event the examination and/or survey should 

reveal any defect or deficiency in JPEC's title to the Property, or any encroachment or other 

matter that adversely affects the ownership or use of the Property, Purchaser shall provide JPEC 

written notice of such defect or deficiency, Upon receipt of such notice, JP EC shall be accorded 

a period of sixty (60) days within which to cure the noted defect or deficiency, 

8. Preservation of Proper!}'.. JPEC shall maintain and preserve the Property in the 

same condition as existed on the Effective Date, and shall repair, restore or replace the Property 

in accordance with JPEC's current policies, standards and requirements that are currently in 

effect. 

9. Personal Property. The parties anticipate that certain personal property owned by 

JPEC and located on the real estate on and/or in the real estate being conveyed may be left by 

JPEC at the time it vacates the property. Any such property, if left by JPEC, shaII be deemed to 

be abandoned and shall be the property of the Purchaser. If, between the date of this Agreement 

and either closing of the real estate transaction or vacating the premises by the Purchaser, certain 

personal property has been agreed to, remain and become the property of the Porchaser, then an 

addendum to this Real Estate Purchase Agreement may be entered into and shall be binding upon 

the parties if signed by both of them. 

10. Conditions of Purchaser's Obligations. The obligation of Purchaser to 

consummate the sale transaction under this Agreement is subject to the satisfaction of or 

compliance with each of the following conditions precedents on date of closing: 

(a) JPEC shall have complied with and otherwise satisfied all of JPEC's 
representations and warranties made herein, and all matters that are represented 
and warranted are true, complete and accurate at time of closing. 

(b) Purchaser has discovered no material defects or deficiencies in the Property, or in 
any system that services the Property, or in any improvement or structure located 
on the Property, which would substantially impair Purchaser's intended use of the 
Property. 
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(c) All of the buildings and improvements, including the HVAC, plumbing, and 
electrical systems that are a part thereof. are in substantially the same condition 
and state of operability as existed on the Effective Date, less wear and tear. 

(d) Purchaser has procured a written loan commitment from a lender which enables 
Purchaser to fund the sale price to be paid hereunder. 

(e) JPEC shall have tendered to Purchaser at time of closing a duly executed general 
warranty deed and bill of sale conveying the Property to Purchaser. 

In the event of the failure of any one of the conditions, the Purchaser shall have the right, 

at Purchaser's option, to tenninate this Agreement upon written notice to the JPEC, and receive 

back the earnest money that was paid; provided, however, that in the event Purchaser elects to 

tenninate this Agreement on the grounds as defined in (a) through (d) under this Section, 

Purchaser shall provide JPEC with written notice of the grounds for termination, and shall 

thereafter accord JPEC a period of sixty (60) days within which to cure any noted defect or 

deficiency. In such event, JP EC shall have the right, at its sole option, to cure the noted defect or 

deficiency within the cure period, and require Purchaser to close the sale transaction hereunder. 

11. Closing. The c1osing of the sale transaction under this Agreement shall be 

deferred until May 1, 2021. to enable JP EC to relocate its general offices and operations to 

another site. Closing shall take place at the law offices of Keuler, Kelly, Hutchins, Blankenship 

& Sigler, LLP, in Paducah, Kentucky, At time of closing, JPEC shal I deliver to Purchaser a 

duly executed general warranty deed vesting in Purchaser good and merchantable title to the 

Property. Simultaneous therewith, Purchaser shall pay to JPEC the purchase price to be paid 

hereunder. 

12. Closing Costs - Propern: Taxes. JPEC shall assume and pay the cost of the deed 

and the applicable transfer tax. Purchaser shall assume and pay all other closing costs, including 

inspection and appraisal fees, loan charges, processing costs, and tiling fees. All real estate taxes 

that were assessed against the Property shall be prorated between Purchaser and JPEC as of the 

date of closing. 
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13. Transfer of Title- Risk of Loss. JPEC shall have the risk of the Property until 

time of closing. The Purchaser shall assume the risk of the Property immediately following the 

consummation of closing. In the event any part of the Property shall be destroyed or damaged 

prior to closing, JPEC shall restore that Property to the same or better condition that ex.isted on 

the Effective Date. 

14. Indemnity. JPEC shall indemnify Purchaser and hold Purchaser harmless from 

any claim, demand, or cause of action asserted against Purchaser by reason of the failure of any 

representation or warranty made by JPEC herein. and from any and all loss, cost, and expenses 

incurred by Purchaser by reason of such failure, which indemnity shall include Purchaser's 

reasonable attorney's fees. It is agreed that this indemnity shall survive the closing of this 

transaction, and shall continue in full legal force and effect following closing. 

15. Purchaser's Default. In the event Purchaser fails or is otherwise unable to 

purchase the Property for reason other than JPEC's default, JPEC's sole and ex.elusive remedy 

against Purchaser shall be the retention of the earnest money paid by Purchaser hereunder. 

16. JPEC's Default. In the event JPEC fails or is otherwise unable to sell and deliver 

the Property to Purchaser at time of closing, or in the event JPEC fails to satisfy or comply with 

JPEC's representations, warranties, obligations, and duties assumed or made hereunder, 

Purchaser shall have the right, at its option, to exercise any of the following rights and remedies: 

(a) 

(b) 

17. 

Purchaser shall have the right to require JPEC to specifically perform under this 
Agreement, and in such event, shall have the right to cure and remedy JPEC's 
failure to perfonn, and deduct the costs and expenses of the cure and remedy from 
the purchase price; or 

Purchaser shall have the right to tenninate this Agreement, and receive back the 
earnest money paid hereunder. 

Miscellaneous Provisions. The following provisions shall be deemed a part of 

this Agreement, and shall be fully binding upon the parties: 
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(a) Merger Clause. lt is agreed and understood that this Agreement represents the 

entire and exclusive agreement between the parties with respect to the subject 

matter of this Agreement, and that all prior representations, covenants, wammties. 

understandings and agreements arc merged herein. No supplement, modification, 

waiver or tennination of this Agreement shall be binding upon the parties unless 

duly executed in writing by each party. 

(b) Notices. Any notice. document or other communications required or permitted 

hereunder shall be in writing, and delivered to the other party and their 

representative by personal delivery, certified mail, or fax transmission as follows: 

JPEC: 

Attention:<9rr~ ..-,•~~""1 
..il 1 o o :Z:..-v-, .,lo CY. 
Pg'1y'4rh. K¥ 4'2.DCJJ 

With a copy to: 

Attention: Richard Walter 
Boehl, Stopher & Graves 
410 Broadway Street 
Paducah, Kentucky 4200 l 

Purchaser: 

Attention: Keith Murt 
81 S Abell Street 
Paducah, Kentucky 42001 

With a copy to: 

Attention: Thomas J. Keuler 

Keuler, Kelly, Hutchins, Blankenship & Sigler, LLP 

I 00 S. 4th Street, Suite 400 

Paducah, Kentucky 42001 

(c) Waivers. No delay or failure of any party in exercising any right or remedy 

hereunder, and no partial exercise of any such right or remedy, shall be deemed to 
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constitute a waiver of such right or remedy or any other rights or remedies of such 

party hereunder. No waiver of any of the provisions of this Agreement shall be 

deemed or shall constitute a waiver of any other provisions (whether or not 

similar) nor shall such waiver constitute a continuing waiver unless otherwise 

expressly provided. Any consent by a party to or any waiver by a party of any 

breach of any provision of this Agreement shall not constitute consent to or 

waiver of any subsequent, further or other breach of the provisions of this 

Agreement. 

(d) Disputes. This Agreement shall be governed in accordance with the laws of the 

Commonwealth of Kentucky. Should any dispute arise between the parties, the 

parties shall submit the dispute for administered mediation. The situs of the 

mediation shall be in Paducah, Kentucky, and shall be mediated by an 

experienced local mediator selected by the parties. In the event the parties are 

unable to resolve the dispute through mediation. any unresolved dispute shall be 

brought exclusively in a state court located in McCracken County, Kentucky. By 

execution of the Agreement, each of the parties consent to the exclusive 

jurisdiction of such courts, and waive their right to challenge jurisdiction or venue 

in such courts. Each party aJso waives their right to trial by jury. In the event 

a dispute must be resolved through litigation, the prevailing party shall be entitled 

to recover the costs and expenses of the dispute from the other party, including its 

reasonable attorney fees. 

(e) Assignments. Purchaser shall have the right to assign this Agreement, and all of 

its rights, interests and obligations hereunder, without the consent of JPEC, 

provided that Purchaser remains fully liable to JPEC for the perfonnance of the 

obligations and undertakings that Purchaser has assumed under this Agreement. 

All other assignments shall be subject to JPEC's prior consent and approval. 
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(f) Successors 6n Interest. This Agreement and the provisions hereof shall enure to 

the benefit of and be binding upon the Parties and their respective successors and 

pennitted assigns 

(d) Execution in Counterparts. This Agreement may be executed by the parties 

hereto in separate counterparts or duplicates, each of which when so executed 

and delivered shall be an original. 

( e) Effective Date. TI1e effective date of this Agreement shall be the date upon 

which this Agreement was fully executed .. 

JN WITNESS WHEREOF the parties have executed this Agreement as of the date first 

above written, which date shall be the effective date of this Agreement. 

SELLER: 

JACKSON PURCHASE ENERGY 

COATION I 

By: ~-~ , I 

Title:£ • p'a/? 

PURCHASER: 

MURTCO, INC. 

::,~~ 
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ST ATE OF KENTUCKY ) 

COUNTY OF MCCRACKEN } 

The foregoing instrument was acknowledged before me on this / ?;/!::! day of 
October, 2020, by ~ Gf ri '!>~On') , asfYt'~dern {CE:D (title) of 
Jackson Purchase Energy rporation. 

My commission expires ¾ 7, a DJ., 1 . 
I 

STATE OF KENTUCKY ) 

COUNTY OF MCCRACKEN ) 

The foregoing instrument was acknowledged before me on this / 3J"t..day of 
October, 2020, by Keith Murt, Jr. as vice-president of Murtco, Inc. 

My commission expires lP / ~ , .}\ 

(J)--'--liol ._~--t+.__._[,_ ~~- - - -
NOTARY PUB 
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0 qPublic.net"' McCracken County, KY PVA 

Summary 
Parcel Numba­
~t Number 
l..oatlon Address 
Description 

Class 
Tax District 
2019 Rate PcrH1mdred 

Hlstarlcal P~t 

Map 

Owner 

120-00-00-001 
210195 
2900 IRVIN COBB DRIVE 
6-6-918.93AC IIMN COBB OR 
(Note: Not lob,, "sed on legal documents) 

Franchise 
0/l·Paduc.ah Independent School 
l.S0787 

JACKSON PURCHASE RURAL ELECTRIC CORPORATION 
,KY 

Value Information 

+ L.a<'<!Value 

+ lmpr-nt Value 

• Total Ta)lable Value 

Exemption Value 

• Net Taxable V.lu. 

Exemption 

Tax E2rfmator 

:ZO:Zl Ta,c Roll Value 

$1.425.000 

$335,000 

$1,760,000 

$0 

$1,760,000 

Homestead: No 

2020 Certified Value 

$1,425.000 

$335,000 

$1,760,000 

$0 

$1,760,000 

Homestead: Na 



Land Information 
Condition r_,,p1,y Not Used 
Plat Book/Pap Oralnqe None 
Subdivision FloodHmoNI 
Lot looln& Resid@rltial 
Block Electrlc No 
,\Q'cs t8.93 W1ttr No 
Front 0 Gas No 

DefJlh 0 5-r No 
Lat Size Ol<O Road 
lot Sq R B24Sll0 Sldew.slks No 
Shape None lnfonnadon Source 

Improvements 
Bulldlng Number Kitchens 0 
Desaiptton Jackson Purchase I: lectric HQ l)j n!ns Rooms 0 
Residence Type None UvlngRoom• 0 
Comml'ype Offices Office, Low-Rise Family Rooms 0 
Moblle Hame -,.,.pe Bedrooms 0 
YearBullt 0 Full Baths 0 
Effect1wAge 0 Haff Baths 0 
Ave. Wall Helgi,t D ctherRooms 0 
Stn.Jcwre 1 Stnry Total Reams 0 
Number ot Storm 1 Uvlnglotftat/Mmut Sq Ft 19,000/0/0 
Exterior None Flreplaces/Watff 0/N 
Faundatlon None Supplemental Heat None 
Construction Type None Mobile Home Model 
Constrvctlon Quality Average/Standard Mobile Home Manufac:turer 
Bulldln1 Condition Good/Aver• MH Skirt Foundation 
ltooflype RY-Flat I-teat N 
RoofCov.r RF-Rubber He.at Source None 
RoafPitl:h RP-Flat Heatl'ype None 
Basement Type BT·None Alr Conditioning N 
8-nentFinlsh None fl£:fTYr,e None 
BaMment Size BS-None Spedal Improvements V 
Basement Sq Ft 0 FlreAlann N 
Gar111e/CMP0rt Sprinklers N 
GArapSb:e Pordi/Deck 
Garagelype P0tchSqft 0 
G.arap, Exterior Oedt$qFt 0 
Width 0 Concrete Sq Ft 0 
L<tnett,. 0 Fann Bldi:lype 
GanaeSqFt 0 Value $:250.000.00 
Pool Driveway NOiie 
Pootb 0 Fence 0 
Tennis Courts 

BulldlrqrNumber 'l Kltd1eos 0 
Cescrl ptlon Garage Dining Roams 0 
Residence Typa None UvincRooms 0 
Commlype Fam I ly Rooms 0 
Mobile Home l'ype Bedrooms 0 
Year8"llt 0 FuUBaths 0 
EffectlveA&e 0 Half Baths 0 
Aw. WIii Hel&ht 0 Oth.-Rooms 0 
Stn.lctur<1 None Total Rooms 0 
Nianber of Stories 1 Uv1111Sq Ft 0 
Elctefior None FlreplKos/Water 0/N 
Foundation None Supplement.of HNt None 
Construction l'(pe None Mobile Home Model 
Constn.don Qualltv Avenc"1Standa.rd Mobile Home Manufacturer 
SulldlDi: Condition Good/Average MH Sldrt Found.rtlon 
Roof Type RY-Flat Heat N 
RoofC<>w< RF-Other Heat Source None 
Roof Pitch RP-Flat Heatl\lpe None 
Bucmenttype BT-None Air Condltlonina; N 
Basement Finish None AC/Type None 
8-ntSlze B!r-None SpedaJ I mprowements y 
8-11:SqFt 0 Fire Alarm N 
Garace/Carport G.>r.age Sprinklers N 
Ga~Sla 3+Car Pon:h/Dedc 
Garace 1\tpe Detached G.arall" Pord!SqFt 0 
Garace Exterior None Deck Sq Ft 0 
Width 0 Concrete Sq Ft 0 
l.encth 0 Farm Bldg Type 
Ga,aaeSqFt 0 Value $35,000.00 
Pool O,lveway None 
Pool Size 0 Fence 0 



Tonnlseowt,, 

8ulldlns Number 3 Kitchen• 0 
Oesu1ptlon Garage D lnln11: Rooms 0 
R~l'vpe None Llvlna Rooms 0 
Commlype Family Rooms 0 
Mobile Ho,ne Type Bedrooms 0 
YurBullt 0 Full Baths 0 
EffectiveA,e 0 Half8atl1$ 0 
Ave. waJ I Heli;ht 0 Other Rooms 0 
Str\lcuwe None Total Rooms 0 
Number of Stories 0 Uvfng5<!Ft 0 
Exteno, None Fini puces/Water 0/N 
Rlunclat1on None Stlpplemental Heat -Constnlct!on lype None Mobile Home Model 
Construction Quality Average/Stanciaro MobileHome~r 
Building Condition Good/Average MH Skirt Foundatton 
Roof Type RY-Flat Heat N 
Roo1'Caller RF-Other HutSoun::e None 
Roof Pitdl RP-Flat Heatl\rpe None 
Buement type BT-None Alt Condltlonl11111 N 
Buement Finish Nooe AC/Type None 
Baseme,itSlze BS-None Sped;,11 mprowmants y 
Basement Sq Ft 0 Fini Alarm N 
GaracetCarPort Garage Sprlnlder,; N 
GaraaeSlze 3+Car Parch/Deck 
Garac,, Type Detached Garage Porch Sq Ft 0 
Garate Elcterlor None DedtSq Ft 0 
Width 0 Concrete Sq Ft 0 
Lengtl, 0 Farm81dglype 
GaraaeSqFt 0 Value $35,000.00 
Pool Drlvewat None 
Pool Size 0 Fence 0 
Tennis Courts 

BulldlB& Numll<:r 4 Kitchens 0 
Description Shelter Dlnlnc Rooms 0 
Retlde;,ce fype None living Rooms 0 
Commlype Famll'f Rooms 0 
Mobile Home l'ype Bedrooms 0 
Yearllullt 0 FUil Batlls 0 
EffoctiveA&e 0 HaltBaths 0 
Aw. WIii lielght 0 Otherltooms 0 
Strutture None TotalRao,ms 0 
Number of Stories 0 UvlnaSqFt 0 
~ None Flreplaces/Water 0/N 
Foundation None Supplemental Heat None 
Constructlonl'ype None: MDl>lle Hom.. Model 
Construdfon Quality Average/Standard Moofle Home Manufacturer 
Bulldlr,gCOndltlon Good/Average MH Ski rt Foundation 
RoofType RY-<:;able Heat N 
RoofCaver RF-Metal H•tSou= None 
RoofPiW. RP·L.ow fieatl\,pe Nooe 
8-,nentType BT-None Air Conditioning N 
Basement Finish None AC/l'(pe None 
8-...entSlze BS-None Special lmpravemcnts y 
8-t Sq Ft 0 FlreAwm N 
Garage/carport Sprir>klen N 
Ga12geSlu 3•Car Porch/D.ck 
Gal3CI! Type None Porch Sq Ft 0 
Garage Exterior None DedcSqFt 0 
Width 0 Concrete Sq Ft 0 
Length 0 Farm Bidll TvPe 
Garaa,, Sq Ft 0 Value $1S,000.00 
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APPRAISAL OF PROPERTY OF 
JACKSON PURCHASE ENERGY CORPORATION, 

LOCATED AT 
2900 IRVIN COBB DRIVE, 

PADUCAH, KENTUCKY 42003 

Effective Date of Appraisal 

February 20, 2019 

Prepared By 

Russell M. Sloan, MAI 

Sloan Appraisal & Realty Services 

2218 Kentucky Avenue 
Paducah, Kentucky 42003 
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March 1, 2019 

Jackson Purchase Energy Corporation 
2900 Irvin Cobb Drive 
Paducah, Kentucky 42003 

Gentlemen: 
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TEI ~:!-'110-.;;: (c7111 H2 ~l'l'I JOE L !>l.OMi .. \1AI 

Re: Appraisal of property of Jackson 
Purchase Energy Corporation, located at 
2900 Irvin Cobb Drive, Paducah, Kentucky 
42003 

In accordance with your request, I have made an appraisal of the above property for the purpose 
of estimating its market value as of February 20, 2019, with the scope of this appraisal discussed 
in the Scope of Work section, on page eight of this report. The data, analyses, opinions and 
conclusions are included in the following appraisal report, which uses the Appraisal Report 
reporting option. Market value is defined in the body of this report. 

As a result of the analysis and the appraisal, it is my opinion that the market value of the property, 
as of February 20, 2019, was 

To the best of my knowledge and belief, no matters or information that is pertinent has been 
intentionally overlooked or withheld. I have no interest, either present or contemplated in the 
property, and employment and compensation far the making of this appraisal are in no way 
contingent upon the value reported. No responsibility is assumed for matters that are legal in nature 
nor has any opinion on title or survey been rendered by me. Liens, encumbrances and 
encroachments, if any, have been disregarded and the property appraised as though free of debt 
and with good and marketable title. 

Respectfully submitted, 

Russell M. Sloan, MAI 
Kentucky State Certified General Real Estate Appraiser, #00335, Illinois State Certified General Real Estate Appraiser, 
#553001372, Missouri State Certified General Real Estate Appraiser, #RA002466, Tennessee State Certified General Real 
Estate Appraiser, #CG-1246, Indiana State Certified General Real Estate Appraiser, #CG40200146 

RMS:pc 
Enclosures 
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STATEMENT OF QUALIFICATIONS OF APPRAISER: RUSSELL M. SLOAN, MAI 

EDUCATION 
MBA, Murray State University 
BS In Business Administration, Murray State University 

SPECIALIZED EDUCATION 
American Institute of Real Estate Appraisers Course 1A-1, Atlanta, GA 
American Institute of Real Estate Appraisers Exam 1A-2, Norman, OK 
American Institute of Real Estate Appraisers Course 1B-A, Chapel Hill, NC 
American Institute of Real Estate Appraisers Course 1B-B, Bloomington, IN 
American Institute of Real Estate Appraisers Course 2-1, Nashville, TN 
American Institute of Real Estate Appraisers Course 2-2, Nashville, TN 
American Institute of Real Estate Appraisers Course 2-3, Gatlinburg, TN 
Valuation of Conservation Easements, Appraisal Institute, Nashville, TN 
MAP Appraisals and Marketability Studies, HUD, Louisville, KY 
Numerous seminars through the Appraisal Institute 

PROFESSIONAL AFFILIATIONS, LICENSES, & CERTIFICATIONS 
MAI, Member Appraisal Institute, Kentucky State Certified General Real Estate Appraiser, Certificate #000335, Illinois State 
Certified General Real Estate Appraiser, License #553001372, Missouri Slate Certified General Real Estate Appraiser, 
Certificate #RA002466, Tennessee State Certified General Real Estate Appraiser, Certificate #CG-1246, Certified Fee 
Appraiser, Indiana State Certified General Real Estate Appraiser, License #CG40200146, Real Estate Broker, Kentucky 
Rea( Estate Commission, Member: Paducah Board of Realtors, Kentucky Association of Realtors & National Association of 
Realtors. President of My Old Kentucky Home Chapter of the Appraisal Institute, 1999. Member of Kentucky Real Estate 
Appraisers Board, 2003-2007, Chairman, 2006-2007. 

APPRAISAL EXPERIENCE 
Thousands of appraisals of single-family & multi-family residential, commercial, industrial, agricultural, waterfront, and 
special purpose properties in Kentucky. Tennessee, Missouri, Illinois, Indiana and Ohio. 

APPRAISALS FOR CLIENTS INCLUDING: 
Regions Bank 
U.S. Bank 
Paducah Bank & Trust Company 
Old National Bank, Indianapolis, IN 
Fifth Third Bank 
JP Morgan Chase Bank, NA 
Branch Banking & Trust Campany 
Banterra Bank 
Peoples National Bank 
Independence Bank 
FNB Bank, Mayfield, KY 
PNC Bank, NA 
PGP Valuation 
BSB Bank & Trust Company, Binghamton, NY 
First Tennessee Bank, Nashville, TN 
Commerce Bank, Charleston, West Virginia 
TriSlar Bank, Dickson, TN 
Community Financial Services Bank, Benton, KY 
First Kentucky Bank, Mayfield, KY 
Gallatin County State Bank, Ridgway, IL 
First National Bank of Harrisburg, (L 
Farmer's Bank of Princeton, Princeton, KY 
National State Bank of Metropolis, Metropolis, IL 
Citizens State Bank, Bardwell, KY 
Farmers Bank of Marion, Marion, KY 
First National Bank of Clinton, Clinton, KY 
First State Community Bank, Sikeston, MO 
Southwest Bank of St Louis, St. Louis, MO 
PBI Bank, Bo¼iing Green, KY 
BMO Harris Bank 
Jackson Purchase Agricultural Credit Association 
Paducah Federal Credit Union 
Murray Stale University 
McCracken County Board of Education 
Marshall County Board of Education 

COURT EXPERIENCE 
Testimony as expert witness in various Circuit Courts 

TEACHING EXPERIENCE 

United States General Services Administration 
Commonwealth of Kentucky 
United Stales Department of the Interior 
Kentucky Housing Corporation 
United States Department of Housing & Urtan Development 
FDIC 
Paducah-McCracken County Riverport Authority 
McCracken County Fiscal Court 
City of Paducah, Kentucky 
City ofFulton, Kentucky 
City of Hickman, Kentucky 
Purchase Area Development District 
Ballard County Economic & Industrial Development Board 
USDA Rural Development 
GE Capital Realty Group, Inc. 
RER Solutions, Inc. 
Colliers International 
Phillips Development, Little Rack, AR 
Wabuck Development 
Plotkin & Company, Chicago, IL 
American Commercial Barge Lines 
Marquette Transportation, Inc. 
Southern Pacific Real Estate 
Vulcan Materials Company 
Baptist Hospitals, Inc. 
Livingston Hospital & Health Services, Inc. 
Lourdes Hosp~al 
Paxton Media Group, Inc. 
The Nature Conservancy 
Farris, McIntosh & Tremper, Inc. 
Kemper CPA Group, LLC 
Whitlow, Roberts, Houston, & Straub, attys. 
McMurry & Livingston, attys. 
James A. Harris, atty. 
Denton & Keuler, attys. 

Instructor, Real Estate Appraisal, Paducah Community College, Fall, 1998 



SUMMARY OF SALIENT DATA AND CONCLUSIONS 

Address of Subject: 2900 Irvin Cobb Drive, Paducah, Kentucky 42003 

Effective Date of Appraisal: February 20, 2019 

Purpose of Appraisal: Estimate Market Value 

Function of Appraisal: Decision Making and Asset Allocation 

Financing Premise: Generally Available Local Terms Equivalent to Cash 

Property Owner{s): Jackson Purchase Energy Corporation 

Property Rights Appraised: Fee Simple 

Tax Assessment: $0 {Tax Exempt Owner) 

Zan ing: M-1, Light Industrial 

Highest and Best Use of Site If Vacant: Industrial Development 

Highest and Best Use of Property as Improved: Office 

Furniture, Fixtures and Equipment (FF&E): $0 

Cost Approach: Not Developed, See Discussion 

Sales Comparison Approach-

Income Capitalization Approach: Not Developed, See Discussion 

Final Estimate of Value: -

Page-4 
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DEFINITION OF MARKET VALUE 

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 is the 
consummation of a sale as of a specified date and the passing of title from seller to buyer under 
conditions whereby: 

1. Buyer and seller are typically motivated; 

2. Both parties are well informed, or well advised, and 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 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. 

[12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal 
Register 12202, April 9, 1992, 59 Federal Register 29499, June 7, 1994] 

REASONABLE MARKETING TIME AND EXPOSURE TIME 

Marketing time is an opinion of the amount of time it might take to sell a real or personal property 
interest at the concluded market value level during the period immediately after the effective date 
of the appraisal. Marketing time differs from exposure time, which is always presumed to precede 
the effective date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of The 
Appraisal Foundation and Statement of Appraisal Standers No. 6 "Reasonable Exposure Time in 
Real Property and Personal Property Market Value Opinions" address the determination of 
reasonable exposure and marketing time.) 

Appraisal Institute. The Dictionary of Real Estate Appraisal. 6th ed. (Chicago: Appraisal Institute, 
2015), 140. 

Exposure time is 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. 

Comment: Exposure time is a retrospective opinion based on an analysis of past events assuming 
a competitive and open market. 

Uniform Standards of Professional Appraisal Practice 2018-2019 ed. (The Appraisal Foundation, 
2017), 4. 

Estimating these two time periods requires analysis of data from the variety of sources. Sales, 
offerings, options, and transactions involving properties having similar marketability characteristics 
are considered. Information from multiple listing services, Realtors, lenders, owners and investors 
and the PricewaterhouseCoopers Real Estate Investor Survey has been considered. All data is 
considered in relation to current national, regional and local economic and development trends. 
Recognizing the current state of the local market, the marketing period and the exposure time for 
the subject are identical in this instance. Considering these factors, both the estimated marketing 
time and the estimated exposure time for the subject are up to one year. 
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CERTIFICATION 

The undersigned does hereby certify that, to the best of my knowledge and belief and except as 
otherwise noted in this report: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions 
and limiting conditions, and are my personal, impartial and unbiased professional analyses, 
opinions, and conclusions. 

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

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

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

6. My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent 
event directly related to the intended use of this appraisal. The employment of the appraiser was 
not conditioned upon the appraisal producing a specific value or within a given value range. 

7. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

8. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Uniform Standards of Professional Appraisal 
Practice (USPAP). 

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

10. No one provided significant real property appraisal assistance to the person signing this report, 
except as otherwise explicitly noted in this report. 

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

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

13. As of the date of this report, I, Russell M. Sloan, have completed the continuing education 
program of the Appraisal Institute. 

In my opinion, the market value of the subject property under financing conditions generally 
available in the local market and equivalent to cash, on February 20, 2019, was 

Date: March 1, 2019 Appraiser: 
Kentucky State Certified General Real Estate Appraiser, #00335, Illinois State Certified General Real Estate Appraiser, 
#553001372, Missouri State Certified General Real Estate Appraiser. #RA002466, Tennessee State Certified General Real 
Estate Appraiser, #CG-1246, Indiana State Certified General Real Estate Appraiser. #CG40200146 



ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal report has been made with the following general assumptions: 
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1. The Appraiser assumes no responsibility for the legal description or matters of a legal nature 
affecting the property appraised or the title thereto, nor does he render any opinion as to the title, 
which is assumed to be good and marketable. 
2. The property is appraised free and clear of any or all liens or encumbrances unless otherwise 
stated. 
3. Responsible ownership and competent property management are assumed. 
4. Information, estimates and opinions furnished to the Appraiser and contained in this report were 
obtained from sources considered reliable and believed to be true and correct. However, no 
responsibility for the accuracy of such items furnished to the Appraiser can be assumed by the 
Appraiser. 
5. The sketch in this report is included to assist the reader in visualizing the property, and the 
Appraiser assumes no responsibility for their accuracy. The Appraiser has made no survey of the 
property. lt is assumed that the utilization of the land & improvements is within the boundaries or 
property lines of the property described and th ere is no encroachment or trespass unless otherwise 
noted. 
6. The distribution of the total valuation in this report between land and improvements applies only 
under the stated program of utilization. The separate allocations between land and improvements 
must not be used in conjunction with any other appraisal and are invalid if so used. 
7. The Appraiser assumes that there are no hidden or unapparent conditions of the property, 
subsoil or structures, code violations, or the presence of subsidence, asbestos, UFFI, Radon gas, 
underground storage tanks, or toX'ic materials which would render it more or less valuable. The 
Appraiser assumes no responsibility for such conditions or for engineering that might be required 
to discover such factors. 
8. It is assumed that all applicable zoning and use regulations and restrictions have been complied 
with, unless a nonconformity has been stated, defined and considered in the appraisal report. 
9. It is assumed that all required licenses, certificates of occupancy, consents, or other legislative 
or administrative authority from any local, state or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate 
contained in this report is based. 
10. The Appraiser is not required to give testimony or appear in court because of having made this 
appraisal, with reference to the property in question, unless arrangements have previously been 
made. 
11. Disclosure by the Appraiser of the contents of this appraisal report is subject to review in 
accordance with the bylaws and regulations of the Appraisal Institute and Appraisal Foundation. 
12. The Americans with Disabilities Act (ADA) became effective January 26, 1992. I have not made 
a specific compliance survey and analysis of this property to determine whether or not it is in 
conformity with the various detailed requirements of the ADA. It is possible that a compfiance 
survey of the property together with a detailed analysis of the requirements of the ADA could reveal 
that the property is not in compliance with one or more of the requirements of the act. If so, this 
fact could have a negative effect upon the value of the property. Since t have no direct evidence 
relating to this issue, I did not consider possible noncompliance with the requirements of ADA in 
estimating the value of the property. 
13. The physical elements of the property were viewed to determine their impact on value in the 
decision-making processes of the market. This viewing should not be construed as a structural 
inspection. Such an inspection is outside the area of expertise of the appraiser and beyond the 
scope of this appraisal. The appraiser is not an expert in the field of building inspection and/or 
engineering. EX'cept as otherwise noted in this report, the value estimate is predicated on the 
assumption that there are no structural defects in the property that would cause a loss in value. No 
responsibility is assumed for any such conditions, or for any expertise or engineering or 
architectural knowledge required to discover them. The client is urged to retain an expert in this 
field, if desired. 
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SCOPE OF THE APPRAISAL AND COMPETENCY OF THE APPRAISER 

This appraisal has been prepared in order to determine the market value of the property, as defined 
on page five of this report, for the client, Jackson Purchase Energy Corporation, which is the 
intended user, for use in decision making and asset allocation, with this being the intended use of 
this appraisal. This appraisal is developed subject to no extraordinary assumptions or hypothetical 
conditions. 

The analysis in this appraisal includes the development of the appraiser's opinion of the highest 
and best use of the property. This appraisal is developed based on three approaches to value: the 
cost approach, the sales comparison approach, and the income capitalization approach. The use 
of all three approaches is pertinent in the solution of most appraisal problems; with their application 
being well established in appraisal technique and held to be part of the fundamental procedure. All 
approaches have been considered, although it is sometimes inappropriate to develop one or more 
of the approaches due to lack of market data, or lack of applicability. This appraisal has been 
developed using the sales comparison approach only. This approach, as well as the exclusion of 
the cost and income capitalization approaches, will be explained more fully later in this report. 

The data, analyses, opinions and conclusions are included in this appraisal report, which uses the 
Appraisal Report reporting option. The pertinent data has been included within this report. The 
analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics and the Standards of 
Professional Practice of the Appraisal Institute and the Appraisal Foundation, as well as the 
Competency provision of the Uniform Standards of Professional Appraisal Practice (USPAP). 

The appraiser physically inspected the exterior and the interior of the accessible portions of the 
property on February 20, 2019. The inspection was not a technically exhaustive inspection. The 
physical attributes of the property included in this appraisal are based on this inspection as well as 
information obtained from plans provided, and information obtained from tax records. The condition 
of the overall subject property is assumed to be consistent with the portion of the property 
inspected, subject to the results of any more detailed inspection of the property. 

The appraiser is not an engineer or surveyor, and is not an expert in the field of building inspection 
and/or engineering. An expert in the field of engineering/seismic hazards detection should be 
consulted if an analysis of seismic safety and seismic structural integrity is desired. This appraisal 
does not constitute an expert inspection of the property and it should not be relied upon to disclose 
the condition of the property. It is assumed that there are not structural defects hidden by floor or 
wall coverings or any other hidden or unapparent conditions of the property; that all mechanical 
equipment is in good working condition, and that all electrical components and the roofing are in 
average or good condition. This appraisal is therefore subject to the discovery of any more accurate 
information with respect to the physical property. If the client has any questions regarding these 
items, it is the client's responsibility to order the appropriate inspections. The appraiser does not 
have the skill or expertise needed to make such inspections. The appraiser assumes no 
responsibility for these items. 

During the preparation of the appraisal, the appraiser researched the market for comparable market 
data. The appraiser has collected and confirmed data in the local market through research of public 
records found in the McCracken County Courthouse and Paducah City Hall, as well as 
conversations with related parties and investors in the marketplace. In addition, the appraiser has 
investigated several nearby counties, as well as national market data, as appropriate, for additional 
market data. Details of the individual transactions were verified by buyers, sellers, brokers, agents, 
bankers, appraisers, recording documents, multiple listing services, assessor's records, and/or 
other sources believed to be reliable as shown on the data sheets included in this report. 

The appraiser has experience in the valuation of this type property as well as being familiar with 
the subject's market area. 
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The qualifications of the appraiser, which demonstrate the competency of the appraiser, are 
included in the statement of qualifications, on page three of this report. The appraiser has 
disclosed, within this report, any additional steps that were necessary or appropriate to comply with 
the competency provislon of the USPAP. 

FINANCING PREMISE 

This market value estimate is based on a premise of financing terms generally available in the 
community equivalent to cash. This concept recognizes that a seller receives alt cash, but also 
recognizes that a typical purchaser's funds are derived from both equity and mortgages. The 
current mortgage market is based on a range of rates and terms, as discussed later in this report. 

EFFECTIVE DATE OF THE APPRAISAL 

The effective date of the appraisal is February 20, 2019, with the property inspected by the 
appraiser on February 20, 2019. The date of the report is March 1, 2019. 

PURPOSE OF THE APPRAISAL 

The purpose of the appraisal is to estimate the market value of the subject property. 

FUNCTION AND INTENDED USE OF THE APPRAISAL 

The function of the appraisal, and its intended use, is to determine the market value of the property 
for the client, Jackson Purchase Energy Corporation, which is the intended user, for use in decision 
making and asset allocation. Neither alt or any part of the contents of this report shall be conveyed 
to any person or entity, other than the appraiser's or firm's client, through advertising, solicitation 
materials, public relations, news, sales, or other media without the written consent and approval of 
the authors, particularly as to valuation conclusions, the identity of the appraiser or firm with which 
the appraiser is connected, or any reference to the Appraisal Institute or the MAI designation. 
Further, the appraiser or firm assumes no obligation, liability, or accountability to any third party. If 
this report is placed in the hands of anyone but the client, the client shall make such party aware 
of all of the assumptions, limiting conditions, and additional language of the assignment. 

OWNERSHIP DATA 

The subject property is currently owned by Jackson Purchase Energy Corporation. 

PROPERTY INTEREST APPRAISED 

In the absence of any long term leases encumbering the property, this appraisal reflects a value 
for the fee simple interest in the subject property. 

A fee simple estate is 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. 

Appraisal Institute. The Dictionary of Real Estate Appraisal. 6th ed. (Chicago: Appraisal Institute, 
2015), 90. 

FIVE YEAR TRANSACTION HISTORY 

According to information available to the appraiser, there have been no sales or transactions 
involving the subject property during the past five years. Based on information available to the 
appraiser, the subject property is not currently listed for sale, and there are no current purchase 
contracts involving the subject. 
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TAX ASSESSMENT 

Local assessments are based on 100.0% of fair market value and the most recent tax rate 
applicable to the subject is 1.466400% of assessed value. The subject property, which is identified 
as Parcel 6-9-8 in the McCracken County Property Valuation Administrator's office, is currently 
owned by a tax exempt entity and is assessed at $0. In the event of a transaction involving the 
subject, a potential investor would project a new assessment at the sale price based on the local 
practice. As a result. the tax burden has no significant effect on the market value estimate. 

PADUCAH-MCCRACKEN COUNTY COMMUNITY ANALYSIS 

The subject is located in the Paducah, Kentucky market. in McCracken County. The subject's 
location in relation to the overall community is shown on the following map, with the community 
being more fully discussed on the following pages. 
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Population: According to the 2010 Census, the city of Paducah had a population of 25.024, which 
represented a 4.9% decrease from the 26,307 population in 2000, which represented a 3.5% 
decrease from the results of the 1990 Census. McCracken County had a 2010 population of 
65,565. which was almost identical to the 2000 population of 65,514, which represented a 4.2% 
increase from the results of the 1990 Census. This continues a longer-term trend, with the city of 
Paducah having a decrease in population of 7.0% between the 1980 and the 1990 Census, while 
McCracken County had a 2.6% increase in population between the 1980 and the 1990 Census. 
The drop in the population of Paducah reflects an exodus of residents from the city to the county, 
which offers comparable amenities with a lower tax rate. Despite attempts by the city leaders to 
haft the population shift, the trend does not appear to be reversing. The City of Paducah has an 
area of 20.0 square miles, which indicates a population density of 1,251 persons per square mile, 
while McCracken County has an area of 268.1 square miles, with a population density of 245 
persons per square mile. 
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Governmental & Financial Sectors: There is a Mayor and City Commissioner government in the 
city of Paducah, with a Judge Executive and County Commissioner government in McCracken 
County, with Paducah being the County Seat. There are six banks in the community, although only 
one is locally owned, with one being a branch of an Illinois bank, one being a branch of a Mayfield, 
Kentucky bank, and four being owned by larger institutions. The last significant change in the 
governmental sector was the implementation of a zoning ordinance for the portions of McCracken 
County outside the Paducah city limits in 2001. While all existing uses were permitted, this permits 
more orderly growth patterns in the county. It is noted that there was a proposal for merger of the 
city and county governments in 2012, but it was defeated by a significant margin. 

Transportation Sector: Arterial highways include U.S. Highways 45, 60, 62, 68 and 1-24. The 
area is served by bus lines, three railroads, and Barkley Regional Airport, which has commercial 
service to Chicago. There are several river transport and barge lines and service operations, with 
Paducah benefiting from being the Northern terminus of the Tennessee-Tombigbee Waterway, and 
being at the confluence of the Ohio and Tennessee Rivers. This has resulted in the river industry 
being one of the primary employers in Paducah for many years. In 2016, the Paducah-McCracken 
County Riverport Authority was designated as a foreign-trade zone, which could enhance the 
influence of the river industry. 

Educational Sector: The community has dual city and county public school systems and private 
religious schools. The McCracken County school system had historically included three school 
districts, but they were combined into a single countywide high school in 2013. other institutions 
include West Kentucky Community and Technical College, a two-year college. There is also an 
engineering program associated with the University of Kentucky, which began in 1997, located on 
the campus. Murray State University, which is in the nearby Murray community, opened a satellite 
campus in Paducah in 2014. In addition, Paducah Public Library serves the community. 

Churches & Cultural Activities: The area includes over 100 churches in 20 denominations. 
Cultural attractions include the Market House Theater, Paducah Symphony, Paducah Art Guild 
Gallery, and City-County Arts Council, as well as the Luther Carson Performing Arts Center, which 
was developed in downtown Paducah in 2004. There are three country clubs and numerous civic, 
fraternal and social organizations that serve the community. 

Recreational Sector; There are 450 acres of parks, including Noble Park. Kentucky Lake and 
Lake Barkley recreational complexes are approximately 25 miles away. There is a twelve-screen 
theater complex that was constructed in 2002, replacing an older complex, and a one-screen 
theater, which opened in the downtown in 2001. There is an auto racetrack, a drag strip, and a 
horse racing track, as well as four golf courses, one of which is a public course, an indoor tennis 
center that was constructed in 2004, and another sports complex featuring basketball, volleyball, 
and soccer, which opened in 2008. Player's International Riverboat Casino, now owned by 
Caesar's, opened in Metropolis, Illinois, which is immediately across the Ohio River from Paducah, 
in 1993. Illinois allows riverboat gambling, but Kentucky does not. The proximity of the riverboat 
has resulted in tourist traffic in Paducah, as well as Metropolis. 

Medical Sector: Paducah is a regional medical center with approximately 200 physicians, and 
50± dentists. Baptist Health Paducah includes 373 beds, while Mercy Health, which was known 
as Lourdes Hospital until 2018, has 359 beds. There are crippled children's and mental health 
clinics, as well as four extended care nursing homes, one of which relocated to a new facility in 
2014, and five other elderly housing facilities, with a new assisted living facility opening in 2015, 
with 42 units in the initial phase. A medical office park containing several offices was developed 
along Lone Oak Road in the early 1990's. The park includes a 145,000± square foot, four-story 
multi-tenant office building, including a privately owned outpatient surgery center, which is now 
owned by Mercy Health, as well as several smaller buildings. 
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The supply of medical office space was further increased by the development of an adjacent office 
compleJ< by Baptist Health Paducah. Baptist Health Paducah has continued to eJ<pand over the 
years. This included major expansions including considerable rental office space, with expansions 
in 1997, 1999, and 2003, with 204,000 (R) square feet of rental office space now in this structure. 
Furthermore, a 79,000 (R) square foot heart center addition was completed in 2007, with a 44,000 
(R) square foot cancer center opening rn 2017. Mercy Health Hospital had a 133,000 (R) square 
foot addition, including medical office space, in 2004. The shifting of the medical sector in the 
2000's did not have a significant negative effect on the demand for freestanding medical office 
buildings in the community. The overall strength of Paducah's medical community and the 
expansion of the hospitals should continue to provide a strong level of demand from this sector. 

Industrial Sector; While manufacturing has not historically been a primary base for the Paducah 
market, a varied manufacturing base has historically included chemical and nuclear products, 
railroad locomotives, food and kindred products, lumber, furniture, apparel, textiles, printing and 
publishing, rubber, minerals, primary metals, machinery, metal products, and marine equipment. 
The local industrial market had remained generally stable for many years until 2013, when USEC 
announced that it would cease operation of the Paducah Gaseous Diffusion Plant (PGDP), with the 
facility having been turned over to the U.S. Department of Energy in October 2014. It had orig in ally 
been announced in 2004 that production would be replaced by a new facility in Ohio in 2010, but 
there were several delays prior to the official announcement of the closing. The facility is located 
on 3,556± acres in northwest McCracken County, with this facility having been one of McCracken 
County's primary employers since the 1950's, with 1, 100± employees at the time of the 
announcement. 

The facility should continue to have an impact on the area for the next several years, with many 
years of site cleanup. It is noted that there were lawsuits and press reports regarding the possible 
contamination of workers, and possibly surrounding properties, throughout much of the 2000's, but 
this did not have a dramatic effect on the market. The long term impact of the closing of the plant 
could potentially be devastating to the community due to the sheer number of employees as well 
as the relative level of pay, but it now appears that the initial impact has been somewhat lessened 
by the cleanup by the Department of Energy, with a peak of approximately 1,500 people, and 
stabilized employment of 1,300± onsite for the cleanup and monitoring operations. It appears that 
the cleanup will take several years and the eventual long term impact cannot be projected due to 
the presence of considerable employment in the cleanup, as well as the interest in other firms of 
utilizing some or all of the facility for related uses. In 2013, there was an announcement that GE 
Hitachi's GLE division was granted the right to negotiate with the Department of Energy to use the 
facility to re-enrich depleted uranium. This project appears to be progressing, but it does not appear 
that construction of this facility will occur in the near term. 

Most of the other industrial employers in the community are smaller facilities, but they appear to 
have a stable future. The area has an abundant supply of industrial properties but vacancies have 
remained moderate. While Paducah has not traditionally been an industrial center, some new 
construction occurred in the 2ooo·s in the community, with some new construction continuing into 
the 201 O's. The local development authority developed a 192± acre industrial park on Olivet 
Church Road in the ear1y 2000's. A 56,000 square foot "spec building" was constructed in late 
2001 and it was occupied as a distribution warehouse for Coca Cola in 2005. In addition a 100,000± 
square foot manufacturing plant and distribution center was built in the park for lnfiniti Media in 
2004, with eventual employment of 100 people proposed, but it did not achieve the employment 
levels promised and it closed in 2013. In 2014, Genova Products occupied this building, with 
employment of approximately 125 people. 

H. T. Hackney constructed a 150,000 square foot distribution warehouse in the park in 2011, to 
replace an older, smaller facility. In 2013, Whitehall Industries announced that it would occupy a 
portion of the former Tyler Mountain Water plant, which had closed in 2009, with projected 
employment of 150. This plan was terminated due to environmental issues, however, with the 
company building a new building in this park in 2014 instead. 
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The building was occupied by E Z Portable Buildings in 2014, however, with eventual employment 
of 90 projected. A FedEx distribution facility was developed in 2008, on John Puryear Highway, off 
1-24. In 2007, a 213 acre industrial park was opened, with this park including frontage along the 
Ohio River. It is now marketed as the Ohio River Triple Rail Megasite, with up to 2,126 acres 
available, although much of this land has not actually been acquired. In 2013, development of a 
coal transfer terminal began along the Ohio River after approval of this project was denied on three 
separate occasions in the late 2000's through 2011 due to considerable local opposition. Other 
than the USEC closing, the most recent negative events in the industrial sector were US Foods 
closing its distribution center, which had 250± employees, in 2012, and AmerisourceBergen closing 
its facility, which had 90± employees, in 2017. The US Foods facility was acquired by Darling 
Ingredients in 2015, but it has a minimal number of employees. It was announced in 2018 that the 
AmerisourceBergen facility would be occupied by GenCanna Global USA, Inc. for use as a hemp 
derived product manufacturing facility. 

Other than these, there have been no significant industrial developments in Paducah for several 
years. The community has ongoing activity involving smaller industrial facilities, however. The 
industrial market has historically demonstrated reasonably stable demand for these relatively small 
properties, despite the limited activity involving larger facilities. The nationwide recession that 
extended from 2007 through 2009 did not have a dramatic impact on the local industrial market 
due to the limited number of major industrial employers. Conversely, the relatively weak recovery 
throughout most of the 201 O's has not resulted in any significant improvement in the industrial 
sector. The relatively limited strength of the national economy diminishes the probability of any 
major new employers in the community in the near term. 

Retail Sector: The commercial core of the Paducah market is at the interchange of 1-24 and U.S. 
Highway 60, around the Kentucky Oaks Mall complex. Kentucky Oaks Mall is a regional mall 
containing 1,025,000± square feet, which is located at the 1-24/U.S. Highway 60 interchange, and 
which opened in 1982. Retail development was very active around the Kentucky Oaks Mall 
throughout most of the 2000's before slowing in the late 2000's, but has continued at a moderate 
pace in the 201 O's. Larger stores in the area include a 190,000± square foot Wal-Mart Super 
Center developed in 1992, a 120,000± square foot Lowe's store, which opened in 1995, a Home 
Depot containing 115,000± square feet, which was constructed in 2002, and a 134,326± square 
foot Sam's Club store built in 2004. 

A mixed-use development, West Park Village, began in 1993 at the corner of Olivet Church Road 
and Highway 60. This development includes retail, office and residential uses, with sporadic 
development continuing. The land in the rear of the Kentucky Oaks Mall was developed with a 
mixed-use retail project, the Oaks 11, in 1996. There were only three parcels developed for several 
years, but the opening of the Sam's Club in the subdivision in 2004 resulted in increased interest. 
A 17,000 square foot shopping center was developed in 2006, with a 66, 725:1: square foot shopping 
center built in 2008 in this subdivision. The former Strawberry Hill farm, behind the Wal-Mart, is 
continuing to be developed with a mixed-use commercial subdivision, with development beginning 
in 1999. Retail developments in Strawberry Hill include a 27,000± square foot strip center and a 
10,000± square foot strip center that were built in 2001, as well as a 12,600± square foot center 
built in 2006. A 29,750± square foot center was developed in the subdivision in 2007, with other 
smaller properties as well. More recently, a new 17,000 square foot strip center was constructed 
in the subdivision in 2015. 

A 128,500:1: square foot shopping center, Paducah Specialty Center, was built on U.S. Highway 60 
and James Sanders Blvd., in 1999. A 165,538 square foot shopping center anchored by an 80,408 
square foot Kohl's was developed at the corner of Highway 60 and Olivet Church Road in 2005. 
The previously discussed 17,000 square foot center, the 12,600± square foot center, and a 7,000± 
square foot dual-tenant building, were constructed in 2006. The previously discussed 29,750± 
square foot shopping center was developed in 2007, with a 66,725± square foot shopping center 
developed in 2008. A new strip center was built at the corner of Hinkleville Road, West Park Drive, 
and Olivet Church Road in 2014, and it was expanded in 2016 and including 16,000± square feet. 
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Development of a 50+ acre multi-tenant project began on Highway 60, immediately west of Olivet 
Church Road in 2016, with the anchor to be a Menard's. 

Vacancies increased somewhat in the late 2000's due to the state of the overall economy. This 
resulted in the closing of the Paducah stores of several national retailers in 2008, but it stabilized 
in the early 201 O's. Otherwise, the most significant adverse factor influencing this area is 
attributable to traffic problems. The widening of U.S. Highway 60 and the Holt Road relocation 
resulted in a small improvement in the access to the area, as did improvements to Olivet Church 
Road. 

The opening of the Kentucky Oaks Mall, in 1982, devastated the downtown retail market as most 
tenants moved to the mall and surrounding area. The downtown retail market never fully recovered, 
and will likely never return to its former state. There were some positive developments during the 
2000's, with some conversion to office space and the renovation for several lower intensity retail 
uses. In addition to the downtown, the Southside retail area was adversely affected by the opening 
of the mall, but it experienced a recovery during the 2000's. The former Paducah Mall was razed 
and a 190, 000± square foot Wal-Mart Super Center was constructed on the site in 1996 as part of 
a 316,110± square foot shopping center known as Paducah Towne Center. This improved the 
outlook for the Southside somewhat, but it did not significantly change the overall state of the 
neighborhood. The sporadic construction of smaller developments is continuing in the area, 
however. Another static commercial location for years has been Cairo Road, with no major 
developments for many years until Rural King opened a new store east of the 1-24 interchange in 
2014. Despite this, there is nothing to suggest any significant change in the commercial sector 
along this artery. 

There has also been some recent commercial development in the Lone Oak area, although it has 
been on a smaller scale. This area includes two commercial subdivisions, the Magnolia Village 
Commercial Subdivision, which was opened around 1990, and Brian Centre, a mixed-use 
commercial and residential development that opened in 1996. The frontage lots in both projects 
were developed quickly, but construction has been slower within the subdivisions. Commercial 
developed increased in the Lone Oak area in the mid 2000's, with a 12,000± square foot. multi­
tenant office building built in 2006, while a 14,000± square foot office/retail building, and a 15,000± 
square foot retail center were constructed along the Lone Oak Road commercial corridor in 2007, 
with a 13, 700± square foot center located immediately off Lone Oak Road having been built in 
2012. Other suburban retail areas have remained stable without excessive vacancies. The 
nationwide recession that extended from 2007 through June 2009 resulted in increased vacancy 
rates, particularly in the mall area, which has more national tenants. This sector stabilized in the 
early 201 O's, with vacancies having remained moderate. Recognizing the state of the location 
economy, as well as national retail trends, some new development is possible within the overall 
retail sector, but at a more moderate pace in the foreseeable future. 

Office Sector: The focal office market continued to experience construction of new office space 
in the suburban areas of Lone Oak and along Highway 60, near the mall, throughout most of the 
2000's and into the 201 O's. In addition, there is ongoing renovation of older buildings in the 
downtown area, although the rate of renovation in the 201 O's has been somewhat slower than that 
during much of the 2ooo·s. Much of the development of office space in the 2000's was attributed 
to the construction of new medical office space by the hospitals, as previously discussed. The last 
significant project in the downtown area was the conversion of 70,000 (R) square feet of retail 
space for office usage in 2004, with the occupancy of this structure having improved the downtown 
office sector somewhat. More recently, TeleTech Holdings, Inc. occupied the building formerly 
utilized by Regions Bank in 2015, with 150± employees in this building. The other most recent new 
office developments have been along Highway 45, and along Highways 62 and 60 to the west. 

Significant new office construction in the late 200D's included a 15,000± square foot Paducah Bank 
Financial Center and a multi-tenant building anchored by the Social Security Administration, which 
were each developed in Strawberry Hill in 2008. 
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Construction of offices continued in the subdivision in the 201 O's, including two single-tenant 
medical offices completed in 2011, with a 22,700± square foot, multi-tenant building built in 2012 
and a 9,300± square foot multi-tenant office building completed in 2013. The largest recent office 
development was the construction of a 41,400± square foot orthopedic facility on U.S. Highway 62 
in 2012, with a 26,300± square foot building completed off Highway 45 in 2016 for use by another 
medical practice. The only other significant development in the office market in the 2000's was the 
22,000± square foot Ulrich Medical Concepts building, which was built in 2005 in the Paducah 
Commerce Park, formerly known as the Information Age Park. Most of the larger projects have 
been built for owner occupancy, but some smaller properties have also been built on a speculative 
basis. Some smaller multi-tenant offices were constructed in the early 201 O's, with most having 
relatively slow rates of absorption. 

The Paducah Commerce Park, formerly known as the Information Age Park, located between U.S. 
Highways 62 and 60, was developed in 1992 in conjunction with South Central Bell. The park was 
designed for development of office space to be utilized by information processing tenants rather 
than the traditional industrial clients. The construction of support buildings was completed, but only 
eight tenants have located in the park since the opening. Three of these were essentially 
expansions by local companies, although the LYNX Company constructed a new office building in 
the park in 1999, and the Ulrich Medical Concepts building was completed in 2005. New offices 
for Marquette Transportation and Pepsi were constructed in 2007, as was the completion of a 
former spec office building by A & K Construction. The most recent developments included the 
relocation of Superior Care nursing home into the park, and the construction of a new office far 
TeleTech Holdings, Inc., each in 2014, with System Solutions constructing a 10,000± square foot 
office in the park in 2015. Although the absorption rate of the park has been well below initial 
expectations and projections, the park should continue to have a positive effect on the area 
economy. 

Due to the new construction, particularly within the medical sector, vacancy rates are higher than 
desirable in some secondary locations within the community, though much lower than in most larger 
cities. The primary vacancy risks have typically been in the new construction and in older, poorly 
located properties. This was demonstrated by the 2007 closing of the Katterjohn Building, an aid 
multi-tenant office building that had previously been converted to office space from its original use 
as a hospital. It was closed due to the inability to maintain rental rates and occupancy rates 
sufficient to warrant its continued operation. ln addition, the former Professional Arts buildings, 
another multi-story, multi-tenant, office building, was acquired by Baptist Health, with this building 
being removed from the private sector in 2014. These closings actually benefitted the balance of 
the office sector by removing low cost competitors from the market. The well-located, modern 
facilities are not experiencing excessive vacancies, with vacancy rates remaining moderate far the 
existing units. The vacancy risk must still be recognized throughout the market. 

Lodging Sector: The Paducah market includes approximately 28 motels and hotels with over 
2,300± rooms. Most facilities contain less than 100 roams and were constructed five to thirty years 
ago. There are fewer than ten facilities with over 100 rooms. The Executive Inn, with 434 rooms 
and a convention center, was the largest hotel in Paducah since its original construction in the early 
1980's until the hotel closed in 2008 and razed by the city. It was effectively replaced by a 123 
room Holiday Inn, which opened in 2017. otherwise, the local market includes two distinct 
segments, with the mast recent developments located at the 1-24/U.S. Highway 60 interchange, 
near the Kentucky Oaks Mall, and at the 1-24/Highway 305 interchange. Most of the facilities in 
other areas are older facilities developed prior to the opening of the mall. 

The Paducah lodging market experienced considerable development in the 1990's, but 
development then slowed until the late 2000's. This included a 100 room Marriott Courtyard which 
opened in 1997, a 144 room Drury Suites and a 60 room Quality Inn, reflagged from a Comfort 
Suites in 2015, both of which opened in 1996, as well as a 118 unit Drury Inn and a 77 unit Auburn 
Place, which was constructed as a Holiday Inn Express in 1995 but reflagged in 2013, all at the 
U.S. 60/1-24 interchange. 
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The Highway 305/1-24 interchange also experienced new development, including a 66 room 
Ramada Suites. which opened in 1997, an 80 room Baymont Inn built in 1996, and a 42 unit Super 
8 motel built in 1995, with some of these having since been reflagged. In addition, a 50 room Best 
Western opened in 1998 at the 1-24/Husbands Road interchange. There was no other construction 
in this sector as these units were absorbed until the construction of a 60 room Country Inn at the 1-
24 interchange with Highway 60 in 2003. A 108 room Hampton Inn and a 74 room Residence Inn 
were constructed in 2007, with an 85 room Candlewood Suites built in 2008, an 82 room Fairfield 
Inn & Suites opening in 2011, an 85 room Holiday Inn Express opening in 2013, a 77 room La 
Quinta Inn opening in 2014, and a 97 room Homewood Suites opening in 2017. An older Thrifty 
Inn was razed in 2018 and is to be redeveloped with a new facility and an 80 room Comfort Suites 
is to be completed in 2019 at the interchange. 

After considerable construction in the late 1990's, the Paducah lodging sector had remained stable 
for several years, until the new development in the late 2000's and early 201 O's. The nationwide 
economic weakness in the late 2000's, resulted in a moderation in the historically high occupancy 
rates of the existing facilities at the interchanges. This was somewhat offset by the removal of the 
Executive Inn from the supply, however. Some improvement has continued in the market in the 
mid 201 O's, but any further development in the near term could have adverse effects on the market. 

Residential Sector: The local residential market was relatively active in the suburban areas and 
the "West End" of Paducah throughout most of the 2000's before moderating somewhat in the late 
2000's and early 201 O's. The rest of the city has experienced stable or decreasing property values 
for several years, as residents move to the suburbs, which offer similar amenities with lower taxes. 
Development of new residential subdivisions had been relatively active during most of the 2000's, 
with the most active developments near the West End and in the Lone Oak suburb, as well as 
smaller new developments in the Concord and Reidland suburban areas. The market was 
strengthened by low interest rates throughout most of the 2000's, and the local housing market 
remained reasonably strong, although it slowed somewhat in the late 2000's due to the nationwide 
recession that extended from 2007 until June 2009. The recovery of the national economy was 
relatively weak throughout most of the 2010's, resulting in only moderate improvement in the 
residential sector during this period. 

There was considerable development in the Lone Oak and Concord areas throughout most of the 
2000's, with development on a smaller scale in Reidland and the rural areas of Heath. While most 
residential development has been in the suburban areas, there was some infill development in the 
older, but active, West End area of Paducah. The former Westwood Country Club was closed in 
2006 for redevelopment into a residential subdivision. In addition, a new subdivision was proposed 
on Buckner Lane at 1-24, with these representing the last sizable tracts in the West End area. The 
Westwood development experienced financial difficulties before new ownership in 2010, while the 
Buckner Lane project was cancelled due to local opposition. This area has nevertheless remains 
a viable residential area over time, despite the trend of the population relocating to the suburbs. 
There were some smaller projects but there had been no major developments in the community in 
the 201 O's until the announcement that The Paddock at The Oaks Subdivision would open in the 
Lone Oak area as well as two subdivisions located along Holt Road, in 2019. 

Interest rates have remained relatively low, helping offset the weak recovery in the national 
economy, with decreases in rates in 2011 and 2012. While the long term trend is for increases, 
interest rates are projected to remain relatively low in the foreseeable future. The Paducah market 
has not typically experienced the wide swings in residential property values of many larger markets. 
The potential for deterioration in the residential sector due to the closing of the Paducah Gaseous 
Diffusion Plant and the loss of numerous high paying jobs, has not been a significant issue due to 
the employment for the cleanup but the final impact of the plant closing cannot yet be determined. 
In addition to the impact of the USEC closing, the risk associated with the state of the national 
economy, as well as any long term increases in interest rates are noted. As a result, there is little 
potential for any dramatic improvement in the single-family residential sector in the near term. This 
sector is likely to remain reasonably stable, with the risk of deterioration noted. 
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Multi-family Residential Sector: Vacancy rates have historically remained moderate for modern, 
well-located apartments, although the rental rates remained relatively flat. There was new 
development in the apartment market during the mid 2000's, with this including several smaller 
properties containing 30 units or less, many of which were in the Lone Oak area. This new 
development resulted in some moderation in the occupancy rates, but occupancy levels remained 
relatively strong throughout the 2000's and into the early 2010's. 

New units added in the late 2000's included a 42 unit rent restricted complex was developed in the 
Concord area in 2008, with a 76 unit market rent complex developed in 2008-2009 and a 51 market 
rent complex developed in 2009-2010, each in the Lone Oak area. In addition, a 40 unit expansion 
of the Quail Run apartment complex, which was originally developed in the mid 1980's, was 
completed in 2006. New construction within the Paducah residential rental market has historically 
occurred at a moderate rate, which allowed the new units to be absorbed with no significant 
increases in overall market vacancy rates. There was significant new construction during the mid 
and late 201 O's, however. 

The first project is a complex located off Hinkleville Road at County Park Road, which began in 
2012. It is to include 192 units upon completion of the final units in 2018. Another project is a 96 
unit complex behind the mall, with this project beginning in 2015 and completed in 2017. In 
addition, a 24 unit property was developed on Olivet Church Road in 2014-2015. There are also 
27 units that were constructed in 2015 near the intersection of Blandville Road and North Friendship 
Road. Another project is a 72 unit complex that was completed in 2017 on Stanley Road, with this 
property including land for additional expansion. A 72 unit complex is currently being developed 
on Hansen Road, beginning in 2015, with completion in 2018. Finally, a 240 unit complex has been 
developed in the Strawberry Hill subdivision, with construction having begun in 2015 and been 
completed in 2017. 

This is a total of over 700 units either under construction or completed between 2014 and 2018, 
with this representing an increase of over 30% in the supply of apartment units in the community. 
The rate of development within this sector has historically included a moderate number of new 
units, and the sector had remained reasonably strong. This increase in the number of units is likely 
to result in increased vacancies, however and it is doubtful that the market can support any 
additional significant increase in the supply of units or in rental rates in the near term. 

Developments & Trends: Positive trends in the commercial sector throughout the 2000's included 
considerable commercial development near Kentucky Oaks Mall and some new construction along 
Lone Oak Road. Some new construction is possible, but at a more moderate rate, particularly until 
the impact of the Paducah Gaseous Diffusion Plant closing has been fully absorbed. No significant 
growth is projected in the other areas, except for sporadic development. The industrial sector has 
historically been relatively stable with the periodic construction of the small industrial buildings 
continuing. There have been no major new industrial facilities developed in over 30 years, with 
none projected in the near term, although the new industrial park has improved the outlook for this 
sector slightly. The long term future of the USEC plant will likely impact the industrial sector to 
some degree, although it has historically had limited impact on the balance of the industrial market. 
The Paducah Commerce Park should continue to be an asset to the local economy in the long 
term, despite its slow absorption. The office sector benefitted from the announcement that 
TeleTech Holdings, Inc. would occupy an underutilized building in the CBD in 2015, as well as 
constructing the new building in the Paducah Commerce Park in 2014, with a total of 550 
employees. This sector should otherwise remain stable, despite the vacancy risk associated with 
the renovation to the older buildings and the new construction in the 2000's and has continued into 
the 201 O's. A vacancy rate risk is present in this market, particularly for larger users, but it is not 
excessive for the overall office market. 

Interest rates remained relatively low throughout the early 201 O's, with rates decreasing in 2011 
and 2012 due to continuing economic weakness from the recession in the late 2000's. While the 
long term trend is for increases, interest rates remain relatively low in the near term. 
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The national economy began to recover in the 201 O's, but the recovery has been relatively weak, 
which is consistent with the local market. Paducah has historically benefited less from expansions 
and suffered less from recessions than larger cities with more industry. The loss of the USEC plant, 
as well as the current state of the national economy, is likely to result in no major new developments 
in the near term. The long term impact of the USEC closing on the market cannot yet be 
determined, but it is possible that it will cause some deterioration in the residential sector in the 
event that employment levels should decrease in the cleanup of the facility. Recognizing these 
factors, limited growth is possible in most areas in the near term. Interest rates began increasing 
in late 2016 but the increases have not been excessive, and it is doubtful that there will be a 
dramatic change in interest rates in the near term. Nevertheless, the relationship between the 
economy, particularly the real estate market, and interest rates must be recognized. 

NEIGHBORHOOD ANALYSIS 

The subject is located in the Southside area of Paducah, with this area generally defined as lying 
between the Railroad and Clark's River on the east and west and between Benton Road and Yeiser 
Street on the north and south. The principal arterial streets in the neighborhood are Clark's River 
Road (U.S. Highway 60-62-68), and the Downtown Access Road (Yeiser Street). The subject's 
location in relation to the neighborhood is shown on the following map. 
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The neighborhood is composed of a heterogeneous mixture of commercial and light industrial uses 
primarily composed of buildings constructed in the past 50 years, although some older properties 
are intermixed. Most of the neighborhood developed outside the zoned areas of the city, although 
most of the neighborhood has now been annexed. The principal zoning classifications for the areas 
within the city limits are M-1, Light Industrial and B-3, General Business. A portion of the 
neighborhood lying between the floodwall and Clark's River Road lies outside the city and was 
unzoned until 2001, at which time the McCracken County Zoning Ordinance was implemented. 
Most of these areas are now subject to ML, Light Industrial, or C, Commercial zoning restrictions. 
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The quality and layout of existing properties suffers from the historical haphazard development of 
the neighborhood, but recent development has been more orderly, and future development will 
come under the oversight of Planning and Zoning Agencies. The neighborhood showed strong 
commercial growth throughout the 1970's, but the opening of Kentucky Oaks Mall on the west side 
of the city in 1982 had a significant negative effect. The opening of the Downtown Access Road 
and growth of the Paducah Riverport resulted in additional development of the Industrial Park and 
Yeiser Street areas and reduced traffic congestion along Irvin Cobb Drive in the 1980's. A positive 
trend for the area was the construction of the John Puryear Highway in 1998, which provides direct 
access from 1-24 to the Downtown Access Loop. This helped increase the commercial traffic 
through the area somewhat, although this remains primarily an industrial artery. In addition, the 
neighborhood represents the nearest commercial area to the Reidland and Farley suburbs as well 
as the south and east sides of the City of Paducah. 

Paducah Towne Center, containing 316, 110± square feet, was constructed on the site of the former 
Paducah Mall in 1996. Most of the former mall was razed for development of the center, although 
approximately 80,000 square feet was retained for satellite retail space. The facility includes the 
Wal-Mart store containing approximately 190,000 square feet, a 36,093 square foot space occupied 
by Trees and Trends, 26,875± square feet leased to Big Lots, and a free standing 11,608± square 
foot Dollar General Store, as well as 51,534± square feet of satellite retail space. This project 
generated considerable interest in the neighborhood, including several site purchases for new 
development and speculation. This development did not cause any significant shift in the overall 
Paducah market, but it improved the commercial market in the Southside during the late 1990's. 

After the developments in the mid to late 1990's, new construction slowed during the early 2000' s, 
before projects in 2004 and 2005. These include a 10,000 square foot multi-tenant building located 
across from the Wal-Mart that opened in 2004, and a Walgreen's that was completed in 2005 at 
the corner of Irvin Cobb Drive and the Downtown Loop, with a strip center to eventually be 
developed adjacent to the Walgreen's. Furthermore, an 111,196± square foot Lowe's store was 
constructed across the street from the Wal-Mart in 2007. Other construction includes a Waffle Hut 
restaurant developed in 2006, a gas station built in 2011, and a Dairy Queen Restaurant completed 
in 2017. A branch bank building is proposed adjacent to the Waffle Hut, but construction has yet 
to begin. 

The residential sector has been static for several years. The only new development has been 
sporadic construction in the nearby Farley community. The Evelyn Manor subdivision, which 
opened in the mid 1990's, is the only remotely recent significant residential development, and there 
is only scattered residential construction in other areas. No change is projected for this sector in 
the foreseeable future. 

There are several industrial properties throughout the neighborhood. There are several properties 
that were developed in the 1960's and 1970's, which are located between Irvin Cobb Drive and the 
Downtown Loop, as well as a few other smaller industrial properties scattered throughout the area. 
The most recent industrial development influencing the neighborhood is in the Littleville area, which 
is on the periphery of the Southside market. Local developers purchased a 33± acre parcel and 
developed an industrial park, opening in 1997. There were four facilities that opened in the park in 
the late 1990's, with one building built in 2001, and one in 2003. Additional long term industrial 
development is probable for this area. Although the park lacks nearby interstate access, it has rail 
service and sufficient highway access for local distribution. Based on this development, as well as 
the recent construction along the Downtown Loop, the industrial sector should remain stable. 

Projected trends for real estate in the neighborhood indicate (1) Continued growth in development 
and property values for properties oriented toward the Downtown Access Road and Industrial Park, 
(2) Continued growth along Irvin Cobb Drive around the Wal-Mart which is of a higher quality than 
in the past, and (3) Sporadic growth of a more haphazard nature along Clark's River Road. 
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The subject property is a generally rectangular shaped parcel bounded by Irvin Cobb Drive, Bethel 
Street, Powell Street and Tully Street, which is improved with three buildings that have historically 
been utilized as an institutional facility. It contains approximately 752,900 square feet, or 17.28± 
acres. The legal description of the subject property is included in the rear of this report due to its 
length. It is recorded in Deed Book 503, page 114. This legal description is for purposes of property 
identification only and no warranty for its accuracy is made or implied. The subject site is generally 
rectangular in shape, with dimensions of 1,037 .88'x728.25'x1 ,030. 0'x728.18', as shown on the 
aerial photograph included on page 24 of this report. 

As noted above, the subject is bounded by Irvin Cobb Drive, Bethel Street, Powell Street and Tully 
Street, with access being available to all four arteries. Irvin Cobb Drive is a four lane, two way 
artery that is part of the Beltline Highway, as well as being part of U.S. Highways 60 and 62. It was 
historically an active commercial artery within the Paducah market, although it has not been a 
primary commercial artery for many years. It remains a relatively heavily traveled artery, although 
the subject is located west of the current commercial core of the Southside. The other three streets 
are secondary two lane arteries that are generally industrial in character. This provides adequate 
access in relation to most competing properties. 

The site has generally level topography, with no drainage problems noted. Based on information 
shown on National Flood Insurance Program Map 211450162F. dated November 2, 2011, 
published by the Federal Emergency Management Agency (FEMA), the subject appears to be 
located in an area with a "moderate flood risk" on this map, with a copy of the applicable portion of 
this map having been reproduced on page 25 of this report, but the map notes that "This area is 
shown as being protected from the 1 percent annual chance or greater flood hazard by a levee 
system. Overtopping or failure of any levee system is possible." There is a note to refer to the 
"Accredited Levee Note" in "Notes to Users". 

Electricity, natural gas, public water and sewers are all reportedly available to the site. Off-site 
improvements include electric streetlights, concrete sidewalks, curbs and gutters, as well as the 
asphalt paved roadways. No rail service is available to the site. other than utility easements, no 
apparent adverse easements or encroachments were observed at the time of inspection. As will 
be more futly discussed later in this report, the property is subject to M-1, Light Industrial zoning 
restrictions. 

In summary, the site has reasonably good utility in relation to the surrounding properties, with no 
significant adverse factors noted. 

Environmental Disclaimer 

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 property appears to include fuel service facilities. The appraiser has not made a soil test or 
test of underground water. Identifying the site and soli contaminants or environmental issues is 
beyond the scope of this appraisal and the appraiser's qualifications. Unless otherwise stated in 
this report, this appraisal is based on the assumption that the site and property are uncontaminated 
and unaffected by environmentally hazardous materials or substances. No responsibility is 
assumed by the appraiser for contamination issues and no warranties are implied by this opinion 
of value. No consideration of existing or proposed regulations of the Environmental Protection 
Agency (EPA), nor any other government agency, has been made by the appraiser. 
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No statement of the subject property's compliance or noncompliance with the regulations or 
requirements of any government agency has been made by, or implied by, the appraiser. The 
client is advised to obtain the services of qualified environmental services contractors. 

The presence of substances such as asbestos, urea-formaldehyde foam insulation, radon gas, 
leaking underground storage tanks (LUST's), or other potentially hazardous materials may affect 
the value of the property. The value estimate is predicated on the assumption that there is no such 
material on or in the property that would cause a loss in value. No responsibility is assumed for 
any such conditions, or for any expertise or engineering knowledge required to discover them. The 
client is urged to retain an expert in this field, if desired. 

Zoning 

As previously discussed, the subject property is subject to M-1, Light Industrial zoning restrictions, 
based on information available to the appraiser. This classification is to provide an area for high 
intensity commercial activity and light industrial uses. Permitted uses include single-family 
dwellings, multi-family dwellings, assisted living facilities, nursing homes, tourist homes, 
professional office buildings, retail uses, restaurants, personal and convenience services 
establishments, shoe store and repair shops, tailor shops, theaters, bed and breakfasts, hotels and 
motels, funeral homes, commercial greenhouses, assembly buildings, home occupations, 
wholesale establishments, automotive sales and repair, laundry and dry cleaning establishments, 
cemeteries, warehouses and storage buildings, public and commercial sewage disposal plants, 
and any industrial, manufacturing, fabrication or processing use which does not emit objectionable 
noise, smoke, odor or dust beyond the confines of its property, as well as parks, playgrounds, and 
community centers which are owned by governmental agencies. Conditionally permitted uses 
include other industrial uses, heliports, and animal hospitals or kennels located not closer than 300 
feet to a residential zoned area. 

The minimum front yard for an industrial property with a plant floor of 10,000 square feet or less is 
25 feet, or 50 feet for highway strip uses, while the minimum side yard is 10 feet. If the plant floor 
is over 10,000 square feet, the minimum front yard is 50 feet, with a minimum side yard of 25 feet. 
There is no minimum rear yard, except where abutted by a residential zone, where the minimum 
rear yard is 25 feet. If the plant floor area is in excess of 4,000 square feet, a minimum lot area of 
15,000 square feet and a minimum lot width of 75 feet is required. If the plant floor area is under 
4,000 square feet, a minimum lot area of 7,500 square feet and a minimum lot width of 60 feet is 
required. Under this classification, the principal structures can cover no more than 50% of the 
gross lot area in all instances, while the total of all structures can cover no more than 70% of the 
gross lot area. There are no other minimum lot areas, yard requirements, or building height 
requirements. 

The present improvements appear to be allowable under these restrictions. According to 
information available to the appraiser, the property is subject to no private restrictions, and it is 
assumed that there are none. 

Improvement Data 

The subject improvements consist of three one story buildings that have historically been utilized 
as an institutional facility, with the improvements containing a total area of approximately 39,600 
square feet. The improvements include an office buildings, a service garage building, and a 
warehouse building. The property includes a total finished area of 22,435± square feet, or 57% of 
the building area. The structures appear to have all been constructed in 1970, with periodic 
upgrades an improvements, although no significant recent renovations. The subject is considered 
to have an overall estimated effective age of 35 years, with an estimated remaining life of 15 years. 
The individual buildings are discussed on the following pages. 
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Building 1 
The subject's primary improvements consist of a one story office building containing approximately 
17,445 square feet. This building includes numerous private offices, as well as pool office space 
and an open meeting room. The building is designed for single-tenant occupancy, with the floorplan 
for this building included on page 26 of this report. 

The foundation and floor structure is a concrete slab on concrete spread footings. The building 
appears to be a masonry structure, with brick veneer exterior siding. It has a flat roof structure, 
with a built-up asphalt external roof covering. There was no internal evidence .of roof failure 
observed, although no roof access was provided. The HVAC system consists of a natural gas 
fired, forced air heating system and central air conditioning. Electrical service is a conduit enclosed 
system, which appears to be, and is assumed to be, adequate to serve the existing improvements. 
Interior finish consists of carpet and composition tile floor coverings, drywall interior walls, and 
acoustic tile ceilings. 

No significant items of deferred maintenance were observed at the time of inspection. Overall 
interior and exterior condition both appear to be average for this type property of this age, although 
this is a relative term, with the interior being somewhat dated and approaching the need for 
remodeling and renovation. It is assumed that there are not structural defects hidden by floor or 
wall coverings or any other hidden or unapparent conditions of the property; that all mechanical 
equipment is in good working condition, and that all electrical components and the roofing are in 
average or good condition. Functional utility is average in relation to competing properties, 
however, the limited number of potential users of an office building of this size, particularly in this 
secondary location, must be recognized. 

Building 2 
The subject improvements also include a one story building that is of an industrial design, which is 
utilized as a service garage. This building contains approximately 11,335 square feet, with 3, 750± 
square feet of finished space, or 33% of the building area, while the remaining 7, 585± square feet 
is garage space. The floorplan for this building is included on page 27 of this report. 

The foundation and floor structure is a concrete slab on concrete spread footings. The building 
appears to be a masonry structure, with brick veneer exterior siding. It has a flat roof structure, 
with a built-up asphalt external roof covering. There was no internal evidence of roof failure 
observed, although no roof access was provided. The HVAC system consists of a natural gas 
fired, forced air heating system and central air conditioning. Electrical service is a conduit enclosed 
system, which appears to be, and is assumed to be, adequate to serve the existing improvements. 
Interior finish in the finished space consists of composition tile floor coverings, concrete block 
interior walls, and acoustic tile ceilings. Special features of the building include 18 10'x14' drive-in 
overhead doors. 

No significant items of deferred maintenance were observed at the time of inspection. Overall 
interior and exterior condition both appear to be average for this type property of this age, although 
the finished space is somewhat dated. It is assumed that there are not structural defects hidden 
by floor or wall coverings or any other hidden or unapparent conditions of the property; that all 
mechanical equipment is in good working condition, and that all electrical components and the 
roofing are in average or good condition. Functional utility is average in relation to competing 
properties, as part of the overall facility, and the building would have reasonably good utility for the 
intended use as a freestanding building, however, there are a limited number of potential users for 
this building in conjunction with the primary improvements. 

Building 3 
The final structure is a one story building that is of an industrial design, which is utilized as a 
warehouse. This building contains approximately 10,820 square feet, with 1,240± square feet of 
finished space, or 11 % of the building area, while the remaining 9,580± square feet is garage space. 
The floorplan for this building is included on page 28 of this report. 
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The foundation and floor structure is a concrete slab on concrete spread footings. The building 
appears to be a masonry structure, with brick veneer exterior siding. It has a flat roof structure, 
with a built-up asphalt external roof covering. There was no internal evidence of roof failure 
observed, although no roof access was provided. The HVAC system consists of a natural gas 
fired, forced air heating system and central air conditioning. Electrical service is a conduit enclosed 
system, which appears to be, and is assumed to be, adequate to serve the existing improvements. 
Interior finish in the finished space consists of composition tile floor coverings, concrete block 
interior walls, and acoustic tile ceilings. Special features of the building include a loading dock area 
as well as an 8'x1 O' overhead door. 

No significant items of deferred maintenance were observed at the time of inspection. Overall 
interior and exterior condition both appear to be average for this type property of this age, although 
the finished space is somewhat dated. It is assumed that there are not structural defects hidden 
by floor or wall coverings or any other hidden or unapparent conditions of the property; that all 
mechanical equipment is in good working condition, and that all electrical components and the 
roofing are in average or good condition. Functional utility is average in relation to competing 
properties, as part of the overall facility, and the building would have reasonably good utility for the 
intended use as a freestanding building, however, there are a limited number of potential users for 
this building in conjunction with the primary improvements. 

Site Improvements 

The subject site includes approximately 75,000 (R) square feet of asphalt paving used for 
driveways and parking, as well as considerable gravel parking area and metal fencing around much 
of the perimeter. The site improvements appear to be in average condition for a property of this 
age and they appear adequate to serve the existing improvements. It is noted that there appear to 
be fuel service facilities on the site, but these are considered to be personal property and are not 
included in this appraisal. 

Furniture, Fixtures & Equipment (FF&E) 

This appraisal reflects no value for any furniture, fixtures and equipment, or any other personal 
property. 



Page-24 

AERIAL PHOTOGRAPH 



FLOOD HAZARD MAP 

PANB.DAll November 02, 2011 MAP NUMHR 

Page-25 

211450162F 

XSOO or S Zone 

Alone 

VZone 

DZornt 

;~ ~ Floodway 

~ C8RA 



-~ ,? r.u .,---J •• 

Page-26 

IMPROVEME NT SKETCH-BUILDING 1 

,J 

[ - [; - .... ·_; 



u 

C 

IMPROVEMENT SKETCH-BUILDING 2 

---"=" 

·• 

0 

0 

lfl/Nr 4'U "OM0 WP11tr.•o s nNIUW'II I J.'1\ 
~r C"'-~""• 'l#•-1°, 
,t,,Mr Ollll'A;l,_,#.,,,.,,.~/,(N(U ,,,_n,. 
/IN.Nr.ttl..-✓~~ Allf~ - --F A'lkllll#a.1,-.a 

Page-27 



IMPROVEMENT SKETCH-BUILDING 3 

0 

/1,l✓Nl' ~,«.K4 (NU M,.l,) .s.rnchlf.C , .,.,,., 
MMf ~_.., 'l0 •1~,11. -
,,.,,,., ,t.i,al"W)NI ~"""""' l"lff't' .. ,....,,.. 
; #hi rrn~u.lf ~,.-.. ,MN•• ,..,,... . 

11 

,I 

I 
' 

1i 

Page-28 



Page-29 

HIGHEST AND BEST USE 

Highest and best use is defined as the reasonably probable use of property that results in the 
highest value. The four criteria that the highest and best use must meet are legal permissibility, 
physically possibility, financial feasibility, and maximum productivity. 

Appraisal Institute. The Dictionary of Real Estate Appraisal. 6th ed. (Chicago: Appraisal Institute, 
2015), 109. 

The highest and best use must meet the following four criteria in this analysis: (1) Legally 
Permissible, (2) Physically Possible, (3) Financially Feasible, and (4) Maximally Productive. 
Highest and best use conclusions are developed for both the site as if vacant and available for 
development and the property as improved. The present use of the subject property is an 
institutional use, with the improvements including an office and two buildings that are industrial in 
character. 

Highest and Best Use of Site If Vacant 

Legal Possibilities 

The site is subject to M-1, Light Industrial zoning restrictions, as previously discussed. This 
classification permits a wide range of residential, commercial and light industrial uses. According 
to information available to the appraiser, the property is subject to no private restrictions, and it is 
assumed that there are none. 

Physical Possibilities 

The subject site is bounded by Irvin Cobb Drive, Bethel Street, Powell Street and Tully Street, 
providing relatively good access to the property, although it is recognized that it is beyond most of 
the more recent commercial developments. This site has generally level topography and it contains 
approximately 17.28 acres, and the only physical restrictions are upon the size of any possible 
development. Only an agricultural use may be eliminated due to the size of the tract. 

Financial feasibility 

Construction of a residential property would result in an underutilization of the property's location 
on an artery with commercial and industrial uses, which would introduce the presence of functional 
obsolescence. In addition, a new residence would suffer from external obsolescence due to the 
proximity to non-residential uses. Recognizing these factors, residential development is not 
considered feasible for the site, if vacant. 

The surrounding area includes numerous commercial enterprises with Irvin Cobb Drive containing 
a variety of commercial properties. The vacancies are higher than ideal, although they have not 
been excessive in relation to competing locations. Some sporadic new commercial development 
has continued in the area over the last several years. The Southside has remained a secondary 
commercial area for many years, however. Furthermore. the subject is located west the most 
recent commercial development. There would appear to be some demand for new commercial 
properties in the area, however the subject's size becomes a significant factor, particularly 
considering the peripheral location. It would be extremely difficult to support a commercial 
development of this size on the Southside, particularly considering the location beyond most of the 
more recent commercial construction. There is nothing to suggest any significant change in the 
overall commercial sector in the foreseeable future. Recognizing the peripheral location of the 
subject, as well as the relative site of the site, commercial development does not appear to 
represent a feasible use for the site, if vacant. 



Page-30 

The overall McCracken County industrial market has remained stable in relation to other markets 
of this size in the region. There has been some sporadic new development of smaller properties, 
and vacancies have been relatively moderate. Most industrial properties are developed on tracts 
with reasonably good street access, although not on high unit value land in commercial areas. 
While Irvin Cobb Drive includes numerous commercial properties, the immediate area around the 
subject is primarily industrial in character. Industrial development is therefore considered a feasible 
use for the site. 

Maximum Productivity 

ln the absence of other feasible uses, industrial development is considered to be most productive 
for the subject property, if vacant. 

Ideal Improvement 

Having determined the highest and best use to be industrial development, an ideal improvement 
must be considered. The type of industrial property constructed should be a general purpose, shell 
building in order to minimize vacancies. The most popular building has a steel frame with metal 
walls and is adaptable for a variety of uses with minimal alterations. 

Highest and Best Use of Property as Improved 

Legal Possibilities 

As mentioned in the discussion of a highest and best use of the site, the property is subject to M-
1, Light Industrial zoning restrictions. The present improvements appear to be allowed under these 
restrictions. According to information available to the appraiser, the property is subject to no private 
restrictions, and it is assumed that there are none. 

Physical Possibilities 

The subject's present improvements restrict its range of possible uses. It was designed for an 
institutional use, with the improvements including an office building as well as two buildings that 
are industrial in character. The current user is not a typical market participant, however, with an 
almost non-existent market in the private sector that could utilize the existing improvements fully. 
The individual buildings have little adaptability for other uses other than the uses for which they 
were individually designed. 

Financial Feasibility 

As noted above, the subject's current improvements are of an atypical design, and are inconsistent 
with the concluded highest and best use of the site, if vacant. As previously discussed, the 
concluded highest and best use of the site, if vacant, was for industrial development. There are no 
known changes in the market that would cause this use to no longer be feasible. As previously 
discussed, vacancies have remained moderate, and some new development has continued within 
this sector. 

The subject improvements include two structures that are industrial in character, although the 
subject includes a very higher ratio of finished space due to the presence of Building 1, with 57% 
of the space being finished. There are very few potential users that are primarily industrial in 
character that would require this ratio of finished space. This becomes more significant due to the 
fact that Buildings 2 and 3 are of significantly different industrial designs, with one being a service 
garage and one being a warehouse. It is not inconceivable that a potential user that is industrial in 
character would be able to utilize a facility with this level of finished space, although it would be a 
very specialized market. As a result, industrial usage is considered to be a feasible, but very limited, 
use for the property, as improved. 
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The only other potential use for the subject property, as improved, is for an office use. Building 1 
is relatively well designed for this use, although the limited demand is once again a factor, with few 
potential users for a 17,445 square foot single-tenant office being presence in the local market, 
particularly considering the secondary location. It is noted that the adjacent property is a 15,978 
square foot office building that was recently renovated for use as a bank. This would suggest some 
level of demand, as would the presence of periodic sales of similar sized office buildings in the 
market over the last several years. The limited number of transactions and the long marketing 
times of large single-tenant office buildings in the local market are noted, however. It is recognized 
that a user of Building 1 would be expected to gain relatively little utility from Buildings 2 and 3, but 
this is not considered to result in an office use not being a feasible use for the subject property, as 
improved. 

A final potential use considered is razing the current improvements for redevelopment. In order for 
this to be a feasible use, the value of the site would need to exceed the value of the property as 
improved, after the cost of improvement demolition. Based on information obtained from Marshall 
Valuation Service, as well as other demolition expenses, a rate of $5.00 per square foot of building 
area is estimated for improvement demolition expenses, implying a cost of $200,000 (R), or 
$11,600 (R) per acre. Dividing th~ estimated value of the prop- rt based on the sales 
utilized In the development of the saies""coniparison approach equates t (R) per acre. 
After reflecting the estimated demolition cost, the value of the subject site wou need to exceed 
$46,300 (R) per acre in order for redevelopment to be feasible. The following sales are considered 
as a test of the feasibility of redevelopment. 

Subject Sale II 1 Sale# 2 Sale II 3 Sale# 4 

7120 Benton Wayne 
Chester Hack 

3505 Coleman 
Address 2900 Irvin Cobb D'ive D'ive & State 

Road Sullivan Drive 
Street 

Road 

Sale Price Nt'A $212,000 $360,500 $154,000 $300,750 

Date of Sale N.'A 912812018 1112812016 4/2112016 812212014 

Land Acres 17.284 14.790 7.415 9.914 10.930 

Price I Acre N.'A $14,334 $48,617 $15,534 $27,516 

Sale 1 is considered to have similar access to the subject and is within the same size range, while 
Sale 2 and 4 have superior access and visibility to the subject and Sale 3 has inferior access and 
visibility in relation to the subject. The smaller size of Sales 2 and 3 is noted as well, potentially 
causing distortions in the unit rates. While the unit rate of Sale 2 slightly exceeds the $46,300 (R) 
per acre unit rate, the superior access and visibility of the sale would be expected to suggest a 
lower unit rate for the subject site. Recognizing the relative land values for industrial tracts in the 
local market, as well as the potential value of the property, as improved, the unit site values are 
considered insufficient to support redevelopment. 

Maximum Productivity 

There is a very limited market for either of the subject's two potential uses, although the extremely 
limited number of potential users that are industrial in character are noted. This would suggest that 
this is not the most productive use for the property, as improved. This is further supported by the 
data research in the preparation of this appraisal. Despite a very wide geographic search over 
several years, no sales of similar properties purchased for this use could be located in the region 
in the last five years. A few sales of similar sized offices buildings were located, however, 
demonstrating some level of demand for this type of use. Recognizing these factors, a continued 
office use is considered to be most productive for the subject property. 

Highest and Best Use of Site If Vacant: Industrial Development. 

Highest and Best Use of Property As Improved: Office. 
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COST APPROACH OMISSION 

The cost approach is defined as a set of procedures through which a value indication is derived for 
the fee simple estate by estimating the current cost to construct a reproduction of (or replacement 
for) the existing structure, including an entrepreneurial incentive or profit; deducting depreciation 
from the total cost; and adding the estimated land value. Adjustments may then be made to the 
indicated value of the fee simple estate in the subject property to reflect the value of the property 
interest being appraised. 

Appraisal Institute. The Dictionary of Real Estate Appraisal. 6th ed. (Chicago: Appraisal Institute, 
2015), 54. 

The cost approach is limited as a value indicator by the difficulty in measuring accrued depreciation 
as properties age. This is a significant factor in this instance due to the age of the improvements, 
with considerable potential for improper estimation of the accrued deprecation, which could result 
in a misleading value estimate. As a result, the cost approach has therefore been omitted from the 
valuation process in this instance. The development of the cost approach might potentially result 
in a different value estimate than that developed in this appraisal, but the development of the 
approach is not considered to represent a necessity for the development of a reliable appraisal and 
the omission of the approach is not considered to result in a misleading value estimate. 

INCOME CAPITALIZATION APPROACH OMISSION 

The income capitalization approach is defined as specific appraisal techniques applied to develop 
a value indication for a property based on its earning capability and calculated by the capitalization 
of property income. 

Appraisal Institute. The Dictionary of Real Estate Appraisal. 6th ed. (Chicago: Appraisal Institute, 
2015), 115. 

The income capitalization approach is often the primary decision making tool for investment 
decisions involving income producing property. The income capitalization approach would 
therefore typically be considered in the valuation process. In this instance, the subject is owner 
occupied, with no historical income and expense data attributable to the subject property. There is 
a very limited rental market for this type property in the area from which to develop the approach, 
and rental data involving highly comparable properties is limited. A greater weakness influencing 
the approach in this instance is due to the thought process of the market. This type property is 
typically purchased for owner occupancy rather than based on its rental income stream. The 
income capitalization approach has therefore been omitted from the valuation process in this 
instance. The development of the income capitalization approach might potentially result in a 
different value estimate than that developed in this appraisal, but the development of the approach 
is not considered to represent a necessity for the development of a reliable appraisal and the 
omission of the approach is not considered to result in a misleading value estimate. 
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SALES COMPARISON APPROACH 

The sales comparison approach is considered as a value indicator in this appraisal. It is defined 
as the process of deriving a value indication for the subject property by comparing sales of similar 
properties to the property being appraised, identifying appropriate units of comparison, and making 
adjustments to the sale prices (or unit prices, as appropriate) of the comparable properties based 
on relevant, market-derived elements of comparison. The sales comparison approach may be 
used to value improved properties, vacant land, or land being considered as though vacant when 
an adequate supply of comparable sales is available. 

Appraisal Institute. The Dictionary of Real Estate Appraisal. 6th ed. (Chicago: Appraisal Institute, 
2015), 207. 

The appropriate unit of comparison for properties of this type is a direct comparison based on the 
Sale Price Per Square Foot. Due to the concluded highest and best use of the properly, this unit 
rate is applied to the 17,445± square feet in Building 1, with any potential contribution from Buildings 
2 and 3 reflected in the adjustment process. This appraisal considers the following sales as value 
indicators: 

Sub1ect Snfe ti 1 Sale #2 St1le #3 Sale #4 

Address 2900 lrllin Ccbb Drive 1301 Broadway 2550 Irvin Cobb Drive 23 D-234 Frederica 1001 Frederica Street 

Street 

aty Paducah Paducah Paducah Owensboro 0.Vensboro 

Sale Rice NIA $550,000 $1,000,000 $2,200,000 $475,000 

Date of Sale NIA 7113/2018 1218/2015 511/2016 71112015 

SF of GBA 17,445 20,192 15,978 69,376 13,986 

Rice/SF of GBA NIA $27.24 $62.59 $32.23 $33.96 

Due to the limited number of comparable properties of this type in the local market, a regional 
search has been utilized in the development of the sales comparison approach. These sales are 
all taken from reasonably comparable locations to that of the subject within the communities, 
despite the lack of proximity, with no significant locational differences. The relative location of the 
subject and the sales is shown on the location map on the following page. 
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Improved Sales Map 
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Sale 1 is a recent transaction involving a comparable sized office building in the Paducah market. 
It is in the midtown area, which is a secondary commercial location within the community and it 
needs no location adjustment. This building is similar to the subject in that it had reached the need 
for remodeling and it is generally considered to be a good indicator of value for the subject. The 
only necessary adjustment to this sale is an upward adjustment to reflect the contribution of 
Buildings 2 and 3. 

Sale 2 is located across the street from the subject, with this being a single-tenant building of a 
highly similar size to the subject. This building is of a similar age to the subject, however it had 
been more recently remodeled and it was in superior condition to the subject, indicating the need 
for a downward condition adjustment. The only other significant difference for which an adjustment 
is required is an upward adjustment to reflect the contribution of the subject's additional buildings. 

The final two sales are located in Owensboro, which is a comparable sized market. Sale 3 is 
located in the downtown area, while Sale 4 is in the midtown area of Owensboro, a similar 
secondary location to that of the subject. While the Owensboro downtown area is generally a more 
active commercial location than that of the subject, this is a larger building with the levels of demand 
considered to be generally consistent in relative terms and resulting in the need for no net location 
adjustment to the sale. These are each office buildings that were approaching the need for 
renovation and were relatively similar overall condition in relation to the subject. They each require 
upward adjustments to reflect the contribution of Buildings 2 and 3 but they need no other 
adjustments. 

The differences between the subject and sales are shown on the adjustment grid on the following 
page, and explained on the following pages, with detailed data sheets included in the rear of this 
report. 
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ADJUSTMENT GRID 

Sub1act Sale • 1 S.ilP II 2 Sale • 3 Salo #4 

Address 2900 Irvin C<lbb 0-ive 1301 Broadw ay 2550 tvin C<lbb 0-ive 
230-234 Frederica 

1 DD1 Frederica Street 
Slreet 

City Paducah Paducah Paducah Owensbclro Owensboro 

Sale Price NIA $550,000 $1,000,000 $2,200,000 $475,000 

G,oss Building SF 17,445 20,192 15,976 69,376 13,986 

lkladjustod Price/SF NIA $27.24 $62,59 $32.23 $33,96 

Property Rights Co,weyed Similar Sirrilar Similar Similar 

A djus lrnent $0.00 $0,00 $0.00 $0.00 

Financing Cash Equiv. Cash E,:iuiv. Cash Equiv. Cash Equiv. 

Adjustment $0.00 $0.00 $0.00 $0.00 

Conditions of Sale Sirniler Similar Similar Similai 

Adjustment $D,DD $0.DD $0.00 $0.00 

Cllpsnditurq Aftar Purchase Similar Similar Similar Similar 
Adjustment $0.00 $D.00 $0,00 $0,00 

M arlret Condi/Ions (Time) NIA Ju~1B Dec-15 May-16 Ju~15 

Adjustment $0.00 $0.00 $0.00 $0.00 

Current C11sh Equlv.11/ent Pdc.e/SF 527.24 $62.59 S32.23 S33.96 

Location Similar Sinilar Similar Simijar 
Adjustment $0.00 $0.00 $0.00 $0,00 

Site Contr;bution Similar Similar SiTiilar Sjmilar 

Ad1ustment $0.00 $0.00 $0.00 $0,00 

Improvement Qua Illy Similar SiTiil•r Similar Similar 

Adjustment $0.00 $0.00 $0.00 $0.00 

fmprDVBffl&nf 5;z9 hrerior hferior hferior hferior 
Adjustment $7.00 $7.00 $7.00 $7.00 

0th er Improvements Simla, Sinilar Similar Sir11lar 

Adjustment $0.00 $0.00 $0.00 $0.00 

lmprovoment Ago/Condi If on Similar Superior Similar Similar 

Ad1ustmo11t $0.00 -$35.00 $0.00 $0.00 

Site lmprovem•nts Similar Smilar Similar Similar 

Adjuslment $0.00 $0.00 $0.00 $0.00 

FF&E Similar Similar Similar Similar 

Adjustment $0.00 SO.DO $0.00 $0.00 

Adlusted Price/SF $34;l,l $34_gg $39.23 $40.96 

ANALYSIS AND RECONCILIATION 

Property Rights Conveyed 

All of the sales involved similar properties with respect to property rights conveyed and no 
adjustments are warranted. 

Financing 

All sales involved cash sales or conventional financing, and they require no adjustments for 
financing. 

Conditions of Sale 

All sales considered in this appraisal are considered arm's-length transactions. The properties 
were all exposed to the market for sufficient periods, none of the parties acted under duress and 
none of the sales involved condemnation proceedings. 
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Expenditures Made Immediately After Purchase 

None of the sales required any significant expenditure by the grantee immediately after the 
purchase, and the sales need no adjustments for this item. 

Market Conditions (Time) 

Other than the first sale, all of the sales are all over one year old and they potentially require 
adjustments for changes in market conditions since the sale dates. The market for properties of 
this type has generally been relatively stable due to the limited number of market participants. The 
potential adjustment is based on an analysis of the following sales. 

Property Sale Prlce1 Date 1 DB/Page Sale Prlca 2Date 2 OB/Page Change 
1211 North 12"1 Street, Murray, KY $285,000 6/2016 1,0891533 $305,000 812018 MLS#93284 3.0% 
5025 Blandville Road, Paducah, KY $650,000 6/2014 1,2791208 $480,000 512018 1,3651339 -7,5% 
6321 Kentucky Dam Rd., Paducah, KY $199,000 7/2013 1,259/481 $205,000 512018 1,366/404 0.6% 
701-711 Jefferson St., Paducah, KY $375,000 812015 1,306/761 $440,000 8/2018 1,3721179 5.5% 
750 Sinking Creek Road, London, KY $1,669,000 6/2016 7221179 $1,550,000 11/201 B 7481391 -3.0% 
1300 West Main Street, Salem, IL $105,000 5/2015 201513387 $110,000 5/2018 2018/2483 1.6% 

The first sale is an older retail building located along the primary commercial artery in Murray, 
Kentucky, with this sale suggesting some appreciation in the market. The next sale is a vacant 
tract in Paducah, Kentucky that was purchased for office use but not developed, and resold for 
another office user, with a significant decrease between these sales. The third sale is a vacant 
commercial tract in Paducah, Kentucky, with this sale indicating a minimal appreciation rate. The 
fourth sale is an older multi-tenant office building in Paducah, Kentucky, which suggests some 
appreciation. The fifth sale is a distribution warehouse in London, Kentucky that was leased to 
FedEx, with this sale indicating some deterioration in the market. The final sale is a former gas 
station located in Salem, Illinois that was purchased for redevelopment, with this property 
suggesting a minimal rate of price appreciation. 

In addition to these sales, overall trends in the market are noted. Property values over the last 
several years have been heavily impacted by the low interest rate environment, improving the 
affordability of real estate and enhancing the value for most properties in relation to the income 
producing potential of the property. The current trend is for increases in interest rates in the debt 
market, but rates have thus far remained relatively low. The increases in rates do not yet appear 
to have had a dramatic impact on property values, but should interest rates increase significantly, 
it could potentially cause a decrease in property values. These sales would suggest that the overall 
market for non-residential properties in markets of this size in the region has experienced minor 
price appreciation over the last few years, but has generally remained reasonably stable. 
Recognizing these factors, and in the absence of any indication that increasing interest rates have 
had a significant negative impact on the market, the sales require no adjustments for market 
conditions, or time. 

Location 

Despite the lack of proximity of Sales 3 and 4, all of the sales are taken from reasonably similar 
locations for this use and they need no location adjustments. 

Site Contribution 

The sales are compared to the subject on the basis of the price per square foot of building area, 
and the site adjustment must be made on the same basis. The site values of the sales have been 
calculated based on sales of comparable tracts in the surrounding neighborhood. The site value 
is then divided by the building area of the sale in order to arrive at the contribution per square foot 
of building area. The subject site is larger than that necessary to serve the improvements, however 
it is considered to have very limited utility for additional development due to the inconsistency 
between the highest and best use of the site and the improvements. 
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The sales are all therefore considered to be located on tracts with reasonably similar contributions 
and coverage ratios to that of the subject. Neither the subject nor the sales include significant 
excess land, but alt include sufficient support land to serve the improvements. As a result, the 
sales require no adjustments for differences in site contribution. 

Improvement Quality 

The subject and the sales are of similar quality levels, and the sales need no adjustments for this 
factor. 

Improvement Size 

While the sizes vary, all sales were reasonably comparable to the subject in size, when compared 
on this basis, and they warrant no adjustments for improvement size. Furthermore, it is noted that 
the subject is bracketed in size by the sales. 

Other Improvements 

As previously discussed, this approach is developed based on the subject's building area in 
Building 1 due to the contribution of Buildings 2 and 3. The sales must therefore all be adjusted 
upward to reflect the contribution of these improvements. This is estimated based on the following 
sales of older industrial properties. 

No. Location 
5 263 Colony Drive 
6 1201 North 6th Street 

Recorded 
DB1316P199 
DB 1309 P 491 

Sale Date Sale Price 
2/2016 $65,000 
10/2015 $115,000 

Size Price/SF 
7,379 SF $8.81/SF 
15,062 SF $7.64/SF 

These are each older industrial properties in the Paducah market that include a mixture of office 
space and industrial space. Furthermore, each has secondary access, which is considered to be 
generally similar to that of Buildings 2 and 3 of the subject, which are located behind the office 
building. This would imply a contribution of approximately $8.00 (R) per square foot. These 
properties each sold individually, however, suggesting a slightly tower contribution for Buildings 2 
and 3, which would be secondary structures. As a result, the unit rate is rounded downward to 
$6.00 (R) per square foot and it is applied to the 22, 155± square foot combined area of Buildings 
2 and 3, implying a contribution of $130,000 (R). Dividing this by the building area of Building 1 
indicates an upward of $7.00 (R) per square foot to all of the sales. 

Improvement Age/Condition 

The subject and the sales are all modern, but older, buildings that have had periodic renovations. 
Sales 1, 3, and 4 are all similar to the subject in that they did not need any structural repairs, they 
had all reached the need for remodeling and renovation. These sales therefore require no 
adjustments due to differences in the ages and conditions. Sale 2 was in superior condition in 
relation to the subject, however, and it requires a downward condition adjustment. The adjustment 
is quantified using a comparison to Sale 1, which was considered to effectively be in similar 
condition to the subject. In the absence of any other significant differences, the $35.00 (R) per 
square foot difference in the unit rates is attributed to this factor and Sale 2 is adjusted downward 
based on this rate. 

Site Improvements 

The sales included comparable site improvements to the subject and no adjustments are 
warranted. 
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Furniture, Fixtures, and Equipment (FF&E) 

The sales require no adjustments for furniture, fixtures and equipment. 

After adjustments, the sales indicate a range in unit rates between the value extremes of $6. 72 per 
square foot, or 16.4%. While larger than ideal, this is not an unrealistic range for a property of this 
type, for which there is a very limited market. Furthermore, the very limited number of potential 
purchasers would suggest a unit rate nearer to the lower end of the range for the subject. In 
addition, it is noted that the two sales at the lower end of the range have proximity to the subject. 
Considering all factors, the estimated value of the subject based on the sales comparison approach 
is 

17,445 Square Feet @ Per Square Foot (R). 



Page-39 

RECONCILIATION AND FINAL ESTIMATE OF VALUE 

The cost approach is limited as a value indicator by the difficulty in measuring accrued depreciation 
as properties age. This is a significant factor in this instance due to the age of the improvements, 
with considerable potential for improper estimation of the accrued deprecation, which could result 
in a misleading value estimate. As a result. the cost approach has therefore been omitted from the 
valuation process in this instance. The development of the cost approach might potentially result 
in a different value estimate than that developed in this appraisal, but the development of the 
approach is not considered to represent a necessity for the development of a reliable appraisal and 
the omission of the approach is not considered to result in a misleading value estimate. 

The income capitalization approach is often the primary decision making tool for investment 
decisions involving income producing property. The income capitalization approach would 
therefore typically be considered fn the valuation process. In this instance, the subject is owner 
occupied, with no historical income and expense data attributable to the subject property. There is 
a very limited rental market for this type property in the area from which to develop the approach, 
and rental data involving highly comparable properties is limited. A greater weakness influencing 
the approach in this instance is due to the thought process of the market. This type property is 
typically purchased for owner occupancy rather than based on its rental income stream. The 
income capitalization approach has therefore been omitted from the valuation process in this 
instance. The development of the income capitalization approach might potentially result in a 
different value estimate than that developed in this appraisal, but the development of the approach 
is not considered to represent a necessity for the development of a reliable appraisal and the 
omission of the approach is not considered to result in a misleading value estimate. 

The sales comparison approach is a highly reliable indicator of value for real estate in the presence 
of sufficient market data. It is limited in this instance by the absence of a large number of sales, 
although reasonably good data was available on a regional basis. Considering all factors, it is the 
appraiser's opinion that the market value of the subject property, as of February 20, 2019, was 

Finally, it is noted that this value estimate reflects the estimated value as of the effective 
date of the appraisal. Property values over the last several years have been heavily 
impacted by the low interest rate environment, improving the affordability of real estate and 
enhancing the value for most properties in relation to the income producing potential of the 
property. The current trend is for increases in interest rates in the debt market, but rates 
have thus far remained relatively low. The increases in rates do not yet appear to have had 
a dramatic impact on property values, however this may be attributable to the relatively 
illiquid market, with limited activity. It is not realistic to assume that increasing interest 
rates will have no impact on the real estate market. The current moderate rate of increases 
in rates is recognized, however the long term impact of rising interest rates cannot be 
accurately projected. Furthermore, should interest rates increase significantly, it could 
potentially cause a dramatic decrease in property values. 
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IMPROVED SALE N0.1 

Property Identification & Sale Data 
Address: 1301 Broadway, Paducah, Kentucky 42001 
Sale Price: $550,000 
Sale Price/SF GBA; $27.24 
Sale Date: 07-13-2018 
Grantor: Susan K. Mueller and as Administratrix of the John W. Harris Estate 
Grantee: Murt Properties, LLC 
Data Source/Verification: DB 1369 P 697/MLS #96176/Sale Contract/Grantee 
Financing: Cash equivalent 
Tax ID Number: 7-2-4-11 
Physical Data 
Site Size: 
Zoning: 
Gross Building Area: 
Basement: 
Effective Age/Year Built: 
Exterior Walls: 
Building Condition: 
Construction Quality/Class: 
Heating/Air Conditioning: 
Sale Analysis 

1.88 Acres or 81,720 SF 
8-3, General Business 
20,192 Square Feet 
None 
45 years 1972 
Brick veneer 
Below Average 
Average/C ~ Masonry 
Forced warm air/Central air conditioning 

Site Contribution: $250,000 ($3.06/SF) 
Building Contribution: $300,000 ($14.86/SF) 
Site Improvement Contribution: $0 
Replacement Cost New: $2,500,000 
Depreciation Rate: 88% 
Remarks: 1 story, class C office with brick veneer siding. Part of the building had raised flooring and 

extra HVAC for computers. The building was designed for multi-tenant use, but had been 
occupied by a single tenant for several years. It includes an interior hallway, with a gross 
building area of 20,192 square feet and a rentable area of 19,230 square feet. The property 
had previously been purchased at a voluntary auction for $467,500, on September 13, 2011, 
as recorded in Deed Book 1,216, page 513, after having been listed for sale for $950,000 
and then $899,000. After the purchase, the buyer changed plans and listed the property for 
sale for $725,000 in 2013, eventually reducing the price to $625,000. The building had a 
dated interior and was purchased in anticipation of leasing the property for $147,600 per 
year, after spending $750,000 on renovations. 



IMPROVED SALE NO. 2 

Property Identification & Sale Data 
Address: 2550 Irvin Cobb Drive, Paducah, Kentucky 42003 
Sale Price: $1,000,000 
Sale Price/SF GBA: $62.59 
Sale Date: 12-08-2015 
Grantor: Aggregate Properties of Paducah, LLC 
Grantee: Community Financial Services Bank 
Data SourceNerification: DB 1313 P 300/Randall Blackburn, Grantee 
Financing: Cash equivalent 
Tax ID Number: 6-6-5 
Physical Data 
Site Size: 
Zoning: 
Gross Building Area: 
Basement: 
Effective AgeNear Built: 
Exterior Walls: 
Building Condition: 
Construction Quality/Class: 
Heating/Air Conditioning: 
Sale Analysis 

6.07 Acres or 264,296 SF 
M-1, Light Industrial 
15,978 Square Feet 
None 
35 years 1967 
Brick veneer & concrete block 
Average 
Above Average/C - Masonry 
Forced warm air/Central air conditioning 

Site Contribution: $500,000 ($1.89/SF) 
Building Contribution: $475,000 ($29.73/SF) 
Site Improvement Contribution: $25,000 
Replacement Cost New: $1,800,000 
Depreciation Rate: 74% 
Remarks: 1 story, relatively good quality, class C, single-tenant office. The building is fully sprinkled. It 

includes offices, lab space & storage space. Building built in 1967, but had periodic 
remodeling. The site extends along Irvin Cobb Drive, from Locust Street to Tully Street. See 
Tracts 1 & 2, Plat Section J, Slide 15. Previous sale for $1,033,750, on January 30, 2007, as 
recorded in Deed Book 1,113, page 542. 



IMPROVED SALE NO. 3 

Property Identification & Sale Data 
Address: 230-234 Frederica Street, Owensboro, Kentucky 42303 
Sale Price: $2,200,000 
Sale Price/SF GBA: $32.23 
Sale Date: 05-01-2016 
Grantor: Owensboro National Bank/BB&T 
Grantee: S & P Development, LLC 
Data SourceNerification: DB 963 P 804/Assessorl• eed Certification 
Financing: Cash equivalent 
Tax ID Number: 6-1-10-1, 6-1-10-6, 6-1-10-8, 6-1-10-11, 6-1-10-12, 6-1-10-12A, 4-16-

6-23 
Physical Data 
Site Size: 
Zoning: 
Gross Building Area: 
Basement: 
Effective Age/Year Built: 
Exterior Walls: 
Building Condition: 
Construction Quality/Class: 
Heating/Air Conditioning: 
Sale Analysis 

1.30 Acres or 56,672 SF 
8-2, Central Business Zone 
69,376 Square Feet 
None 
47 years 1969 
Brick 
Average 
Average/C - Masonry and S - Steel Frame 
Forced warm air/Central air conditioning 

Gross Income: $204,500 
Gross Income Multiplier: 10.760 
Site Contribution: $700,000 ($12.86ISF) 
Building Contribution: $1,475,000 ($21.61 /SF) 
Site Improvement Contribution: $25,000 
Replacement Cost New: $7,500,000 
Depreciation Rate: 80% 
Remarks: 5 story, class B, multi-tenant office building. Building was built in 1969 but had periodic 

remodeling. The property includes approximately 1.25 acres of support land for the 
improvements as well as another tract at the corner of Frederica Street and Emory Drive, 
which includes approximately 0.55 acre. The property had originally been constructed for 
use as a bank but the bank downsized and relocated, with the property purchased for 
renovation into retail space on the first floor, office space on floors 2 through 4, and office or 
condominium use on the upper level. 



IMPROVED SALE NO. 4 

Property Identification & Sale Data 
Address: 1001 Frederica Street, Owensboro, Kentucky 42301 
Sale Price: $475,000 
Sale Price/SF GBA: $33.96 
Sale Date: 07-01-201 s 
Grantor: 
Grantee: 
Data SourceNerification: 
Financing: 
Tax ID Number: 
Physical Data 
Site Size: 
Zoning: 
Gross Building Area: 
Basement: 
Effective Age/Year Built: 
Exterior Walls: 
Building Condition: 
Construction Quality/Class: 
Heating/Air Conditioning: 
Sale Analysis 

Bryant Commercial Multiple, LLC 
Big River Rubber & Gasket. Inc. 
DB 951 P 611/Assessor/Deed Certification 
Cash equivalent 
002-01-01-003-00-000 

0.39 Acres or 17 ,01 O SF 
B-4, General Business District 
13,986 Square Feet 
None 
40 years 
Brick veneer and concrete 
Average 
Average/C - Masonry 
Forced warm air/Central air conditioning 

Site Contribution: $120,000 ($7.05/SF) 
Building Contribution: $350,000 ($25.03/SF) 
Site Improvement Contribution: $5,000 
Replacement Cost New: $1,400,000 
Depreciation Rate: 75% 
Remarks: 3 story multi-tenant office building. The building had periodic upgrades. The property extends 

along Frederica Street. between 10th Street and 11th Street. The property was used as a 
multi-tenant building at the time of sale, with average rental rates of $8.00-$9.00 per square 
foot but was purchased by adjacent landowner for long term single-tenant use. Later Deed of 
Correction, October 2015, as recorded in Deed Book 955, page 770. 
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FRONT & EAST SIDE OF BUILDING 1 (Photo Taken February 20, 2019) 

FRONT & WEST SIDE OF BUILDING 1 (Photo Taken February 20, 2019) 
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REAR & EAST SIDE OF BUILDING 1 (Photo Taken February 20, 2019) 

REAR & WEST SIDE OF BUILDING 1 (Photo Taken February 20, 2019) 
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FRONT & EAST SIDE OF BUILDING 2 (Photo Taken February 20, 2019) 

FRONT & WEST SIDE OF BUILDING 2 (Photo Taken February 20, 2019) 
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REAR & EAST SIDE OF BUILDING 2 (Photo Taken February 20, 2D19) 

REAR & WEST SIDE OF BUILDING 2 (Photo Taken February 2D, 2019) 
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FRONT & EAST SIDE OF BUILDING 3 (Photo Taken February 20, 2019) 

FRONT & WEST SIDE OF BUILDING 3 (Photo Taken February 20, 2019) 
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REAR & EAST SIDE OF BUILDING 3 (Photo Taken February 20, 2019) 

REAR & WEST SIDE OF BUILDING 3 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 

INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 

P-9 



). 

PHOTOGRAPHS OF SUBJECT 

--
t:1 
• 

INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 

INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 

------

INTERIOR OF BUILDING 1 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 2 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 2 (Photo Taken February 2D, 2019) 
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INTERIOR OF BUILDING 2 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 3 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 3 (Photo Taken February 20, 20191 
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INTERIOR OF BUILDING 3 (Photo Taken February 20, 2D19) 

INTERIOR OF BUILDING 3 (Photo Taken February 20, 2019) 
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INTERIOR OF BUILDING 3 (Photo Taken February 20, 2019) 

INTERIOR OF BUILDING 3 (Photo Taken February 20, 2019) 

P-18 



PHOTOGRAPHS OF SUBJECT 

-~ -~ 
r 

IRVIN COBB DR., FACING NORTHWEST (Photo Taken February 20, 2019) 

IRVIN COBB DR., FACING SOUTHEAST (Photo Taken February 20, 2019) 
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BETHEL STREET, FACING NORTHEAST (Photo Taken February 20, 2019) 
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BETHEL STREET, FACING SOUTHWEST (Photo Taken February 20, 2019) 
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TULLY STREET, FACING NORTHEAST (Photo Taken February 20, 2019) ----

TULLY STREET, FACING SOUTHWEST (Photo Taken February 20, 2019) 
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POWELL STREET, FACING NORTHWEST (Photo Taken February 20, 2019) 

POWELL STREET, FACING SOUTHEAST (Photo Taken February 20, 2019) 
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