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Frep H. BECK AND ASSOCIATES, LLC
Real Estate Appraisers
& Consultants

December 1, 2025

City of Albemarle

Attn: Lindsey Almond, Economic Development Director
PO Box 190

144 N 2nd Street

Albemarle, NC 28001

REFERENCE: Vacant Former Police Headquarters
203 N Second Street
Albemarle, Stanly County, North Carolina 28001

Dear Ms. Aimond:

As requested, we have inspected the above-mentioned property for the purpose of providing an opinion of market value. The
property consists of a vacant former police headquarters containing 7,968 square feet (3,984 SF ground floor and 3,984 SF
finished basement). It was constructed in 1940 and is situated on a 0.285-acre parcel of land zoned CBD, Central Business
District. Marketing time is 12 months or less. This appraisal includes no extraordinary assumptions, hypothetical conditions, or
limiting conditions. Based on our inspection and analysis of the information obtained, it is our opinion that the market value of
the FEE SIMPLE INTEREST subject property is as follows:

MARKET VALUE CONCLUSION
Appraisal Premise Interest Appraised Date of Value Value Conclusion
"As Is" Market Value Fee Simple November 24, 2025 $665,000

This value conclusion is supported by the data and reasoning set forth in the attached appraisal report. Your attention is
invited to the Assumptions and Limiting Conditions attached and made a part of this report. We certify that we have no
present or contemplated future interest in the property appraised and that our fee for this assignment is in no way contingent
upon the value opinion supplied.

This report complies with the Uniform Standards of Professional Appraisal Practice (USPAP) including the ethics and competency
provisions, as promulgated by the Appraisal Standards Board of The Appraisal Foundation.

The undersigned hereby acknowledges considerable input, investigation, and analysis by Michael T. Slattery, who both
contributed to the information set forth in the attached narrative. Thank you for the opportunity to be of service and please let
us know if you have any questions.

Respectfully Submitted,
FRED H. BECK & ASSOCIATES, LLC
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Fred H. Beck, Jr., MAI, CCIM Michael T. Slattery
State-Certified General Real Estate Appraiser State-Certified General Real Estate Appraiser
N.C. Certificate No. A1329 N.C. Certificate No. A8532

8000 Corporate Center Drive, Suite 110, Charlotte, North Carolina 28226-4205
Phone: 704.544.4884 / Website: www.fredhbeck.com



CERTIFICATE OF THE APPRAISER / MAI

l, Fred H. Beck, Jr., MAI, CCIM, certify that, to the best of my knowledge and belief:

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

2. The reported analyses, opinions, and conclusions are limited only by the reported Assumptions and Limiting
Condition, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

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

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

7. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP), and with the requirements of the State of North
Carolina for State Certified Appraisers. The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.

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

9. |have not made personal inspection of the property that is the subject of this report.

10. No one provided significant real property appraisal assistance to the person signing this certification other than
Michael T. Slattery.

11. As of the date of this report, Fred H. Beck, Jr., MAI, CCIM has completed the continuing education program for
Designated Members of the Appraisal Institute.

12. | have not performed 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 the agreement to perform this
assignment.
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FRED H. BECK, JR., MAI, CCIM DATE

State-Certified General Real Estate Appraiser
N.C. Certificate No. A1329

8000 Corporate Center Drive, Suite 110, Charlotte, North Carolina 28226-4205
Phone: 704.544.4884 / Website: www.fredhbeck.com



CERTIFICATE OF THE APPRAISER

I, Michael T. Slattery, certify that, to the best of my knowledge and belief:

10.

11.

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

The reported analyses, opinions, and conclusions are limited only by the reported Assumptions and Limiting
Condition, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

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

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

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

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.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice (USPAP), and with the requirements of the State
of North Carolina for State Certified Appraisers. The reported analyses, opinions, and conclusions were
developed, and this report has been prepared, in conformity with the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute.

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

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

No one provided significant real property appraisal assistance to the person signing this certification, other
than Fred H. Beck, Jr., MAI, CCIM.

| have not performed 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 the agreement to perform this
assignment.

12/1/2025

MICHAEL T. SLATTERY DATE

State-Certified General Real Estate Appraiser
N.C. Certificate No. A8532

8000 Corporate Center Drive, Suite 110, Charlotte, North Carolina 28226-4205
Phone: 704.544.4884 / Website: www.fredhbeck.com



SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS
Vacant Former Police Headquarters
203 N Second Street
Albemarle, Stanly County, North Carolina28 001

Property Location 203 N Second Street, Albemarle, Stanly County, North Carolina 28001
Property Owner CITY OF ALBEMARLE
Date of Report December 1, 2025
Date of Inspection November 24, 2025
Effective Date of Appraisal November 24, 2025
Property Rights Appraised Fee Simple Interest
Zoning CBD, Central Business District — Legal, conforming use
Tax Map Reference 6548-0125-7306 & 6548-0125-7411
Land Area 0.285-Acre
Flood Zone Map Zone X (outside the flood plain), FIRM Map Panel #3710654800J dated i
September 3, 2008
- Legal Description - Deed Book 1696 Page 998 and Book 1696 Page 1001
Improvements The subject property consists of a former police headquarters containing f

7,968 square feet (3,984 SF on the ground floor and 3,984 SF finished
basement). It was built in 1940 and is currently vacant. The effective age
is estimated at 30 years.

Present Use Vacant former police headquarters
Highest and Best Use
If Vacant Commercial
Asls Office Building
Marketing and Exposure Time 12 Months or less
Appraisal Procedures Income Approach
Sales Comparison Approach

MARKET VALUE CONCLUSIONS

Appraisal Premise Interest Appraised Date of Value Value Conclusion
Income Approach Fee Simple November 24, 2025 $585,000
Sales Comparison Approach Fee Simple November 24, 2025 $665,000
MARKET VALUE CONCLUSION
Appraisal Premise Interest Appraised Date of Value Value Conclusion
"As Is" Market Value Fee Simple November 24, 2025 $665,000

8000 Corporate Center Drive, Suite 110, Charlotte, North Carolina 28226-4205
Phone: 704.544.4884 / Website: www.fredhbeck.com
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FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

INTRODUCTION

PROPERTY IDENTIFICATION

The subject property consists of a former police headquarters and is currently vacant. It is
located at 203 N Second Street, in Albemarle, Stanly County, North Carolina. Information
on the subject property is summarized below.

PROPERTY IDENTIFICATION
Location 203 N Second St.
City Albemarle
County Stanly
State North Carolina 28001
Parcel ID 6548-0125-7306 & 6548-0125-7411
Legal Description Deed - Book / Page 1696/998 and 1696/1001
Land Area 0.285-Acre
Zoning CBD, Central Business District
Property Type Vacant Former Police Headquarters

7,968 Total SF

Improvement Size 3,984 SF First Floor plus 3,984 SF Finished Basement

A copy of the aerial tax map for the subject property is shown below.

AERIAL TAX MAP

FRED H. BECK & ASSOCIATES, LLC 1



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

PROPERTY OWNERSHIP AND PROPERTY HISTORY

The subject property consists of two parcels of land totaling 0.285-acre which are improved
with a one-story plus finished basement former police headquarters containing 7,968 total
square feet. The subject is owned by CITY OF ALBEMARLE. The property was acquired from
DAVID A. BEAVER (“Straw Man”) and spouse, REBECCA M. BEAVER on January 28, 2020, for
a sum of $0. This is a non-arm’s length transaction and is recorded in Deed Book 1696 Page
869 (parcel 65480125706) and Deed Book 1696 Page 1001 (parcel 654801257411.) As per
information provided by the former and current development coordination specialists, the
two deeds were filed in quick succession to incorporate a new legal description of the
property which was a minor subdivision of the parent parcel into two smaller tracts. One
tract has the primary building on it and the smaller tract is a driveway and has/had an
abandoned underground storage tank which was likely the primary reason for separating
the two tracts at the time.

The improvement was reportedly originally constructed as a bank, and was most recently
used as the City of Albemarle Police Headquarters. It has been vacant for several years and
is going to be listed for sale. Reportedly, there have been several parties interested in
purchasing the property but nothing has transpired yet. We are unaware of any sales
transactions over the previous three years.

DATE OF REPORT
The date of this report is December 1, 2025.

DATE OF INSPECTION

The subject was physically inspected on November 24, 2025.

FRED H. BECK & ASSOCIATES, LLC 2



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

VALUES REPORTED

Values are typically reported on the basis of one or more of the following situations.

Market Value “As Is” on the Appraisal Date: Market Value “As Is” on the appraisal date is an
opinion of the market value of a property in the condition observed upon inspection and as it
physically and legally exists without hypothetical conditions, assumptions, or qualifications as of
the date the appraisal is prepared.

Prospective Value Upon Completion of Construction: Prospective value “upon completion” of
construction is the prospective future value of a property on the date that construction,
conversion, or rehabilitation is completed, based upon market conditions forecast to exist as of
that completion date. The opinion of value at this stage of value should be stated in current
dollars as of a current date.

Prospective Value Upon Reaching Stabilized Occupancy: Prospective value “upon reaching
stabilized occupancy” is the prospective future value of a property when all improvements
have been physically constructed and the property has been leased to its optimum level of
long-term occupancy at the market rent level. The opinion of value at this stage of value should
be stated in current dollars as of a current date.

Retrospective Market Value: A retrospective value is an opinion of value that is provided as of
a specific historic date, utilizing data and market perceptions as of that historic date.

For this appraisal, we have developed an “As Is” market value opinion of the subject.

EFFECTIVE DATE OF VALUE

The effective date of the value is November 24, 2025.

INTENDED USE/USER OF REPORT
The intended user of this report is CITY OF ALBEMARLE. The intended use is for internal planning.

CLIENT
The client is CITY OF ALBEMARLE.

FRED H. BECK & ASSOCIATES, LLC 3



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

DEFINITION OF “MARKET VALUE”

This appraisal was developed to provide an opinion of “market value” of the subject. The
following definition of market value is approved by the Office of the Comptroller of the
Currency of the United States of America and by the Office of Thrift Supervision in
compliance with Title XI of the Financial Institutions Reform Recovery and Enforcement Act
(FIRREA). For the purposes of this analysis, market value is defined as follows:

“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) Areasonable time is allowed for exposure in the open market.

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

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

PROPERTY RIGHTS APPRAISED
The three primary types of property rights that may be appraised are defined as follows:

FEE SIMPLE INTEREST

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.

LEASED FEE INTEREST

The ownership interest held by the lessor, which includes the right to receive the contract rent
specified in the lease plus the reversionary right when the lease expires.

LEASEHOLD INTEREST

The right held by the lessee to use and occupy real estate for a stated term and under the
conditions specified in the lease.?

Herein, we will provide an opinion of value of the FEE SIMPLE INTEREST of the subject.

1 Code of Federal Regulations (CFR), Title 12, §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.

2 The Dictionary of Real Estate Appraisal. 7th ed. Chicago, IL: The Appraisal Institute. 2022. Page 105.

FRED H. BECK & ASSOCIATES, LLC 4



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

TYPE OF REPORT

According to the Uniform Standards of Professional Appraisal Practice, Standards Rule 2-2,
each written appraisal report must be prepared under one of the following options:

APPRAISAL REPORT

The minimum content of an Appraisal Report is to summarize the scope of work, information
analyzed, appraisal methods and techniques employed, and the reasoning that supports
the analyses, opinions, and conclusions.3

Restricted Appraisal Report

The minimum content of the Restricted Appraisal Report is to state the scope of work and the
appraisal methods and techniques employed; state the value opinion(s) and conclusion(s)
reached; and reference the appraiser’s workfile.*

The reporting option utilized must be consistent with the intended use of the appraisal and
prominently stated within the report. This appraisal is prepared as an APPRAISAL REPORT.

SPECIAL APPRAISAL INSTRUCTIONS

There have been no special appraisal instructions for this assignment.

APPRAISER COMPETENCY

Fred H. Beck, MAI, CCIM and Michael T. Slattery are both State Certified General Real Estate
Appraisers, and have been appraising office properties (as the subject is best suited for
office use) for over 20 years combined. Over this time, Mr. Beck, Mr. Slattery, and Fred H.
Beck & Associates, LLC have appraised numerous office facilities throughout North Carolina
and other southeastern states. We have therefore met the requirements of the USPAP
Competency Provision.

3 Uniform Standards of Professional Appraisal Practice, 2024-2025 ed. Washington, DC: The Appraisal Foundation. 2024.
Standards Rule 2-2(a), Pages 22-24, Lines 652-703.

4 Uniform Standards of Professional Appraisal Practice, 2024-2025 ed. Washington, DC: The Appraisal Foundation. 2024.
Standards Rule 2-2(b), Pages 24-25, Lines 704-752.

FRED H. BECK & ASSOCIATES, LLC 5



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

SCOPE OF WORK

The report must contain sufficient information to allow intended users to understand the
scope of work performed. The following steps were completed for this assignment:

We identified the subject.

We understood and clearly stated the intended use and user of the report.

We applied appropriate appraisal methodology in accordance with USPAP.

We analyzed the comparable data to arrive at a probable range of value via each approach utilized.
We reconciled the results of each approach into a credible final opinion of value, as defined herein; and
We estimated a reasonable exposure time and marketing time associated with the value opinion.

o 0 s~ wN P

As part of these specific steps, we conducted several independent analyses. In addition to
data compiled by Fred H. Beck & Associates, LLC on a regular basis, the investigations
undertaken, and major data sources utilized are discussed in the following paragraphs.

AREA AND NEIGHBORHOOD ANALYSIS

An inspection of the surrounding area and neighborhood was conducted on November
24, 2025. Information on the surrounding area was obtained from various publications, our
files, and discussions with real estate professionals familiar with the area.

SITE DESCRIPTION AND ANALYSIS

The site was inspected on November 24, 2025, and photographs of the site were taken at
that time. In addition to an inspection of the premises, tax and legal descriptions were also
researched at this time.

IMPROVEMENT DESCRIPTION AND ANALYSIS

All building measurements and improvement descriptions were based on our inspection,
information from public records, and other information provided by the employees of the
City of Albemarle.

COST APPROACH

We have considered the Cost Approach in our analysis, however, omitted it from our report
since typical investors do not rely on this approach when making purchasing decisions on
investment properties like the subject. In addition, the improvements are 85 years old. The
omission of the Cost Approach is not considered misleading, nor does it diminish the
credibility of the value estimate produced by this report.

INCOME APPROACH

A market rent was established from our investigation of similar facilities in the local and
surrounding markets. Based on the lease comparable properties, a NNN lease structure was

FRED H. BECK & ASSOCIATES, LLC 6



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

assumed for the subject whereby the tenant would be responsible for rent plus all operating
expenses. The overall capitalization rate was developed from the abstraction method and
investor survey method. Due to the very limited information within the City of Albemarle, we
needed to expand our research for lease comparables to neighboring counties.

SALES COMPARISON APPROACH

An investigation of the market revealed several recently sold properties that will be used in
comparison with the subject property. The unit of comparison will be price paid per square
foot of building area.

EXTRAORDINARY ASSUMPTIONS

There are no extraordinary assumptions in this assignment.

HYPOTHETICAL CONDITIONS

There are no hypothetical conditions in this assignment.

JURISDICATIONAL EXCEPTIONS

There are no jurisdictional exceptions that apply to this assignment.

SUPPLEMENTAL STANDARDS

Our firm has an executed engagement letter from the Client, a copy of which is provided
in the Addenda section of this report.

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR REPORT SERVICES

The contract for report, consultation, or analytical service is fulflled and the total fee
payable upon completion of the report, unless otherwise specified. FRED H. BECK &
ASSOCIATES, LLC or those assisting in preparation of the report, will not be asked, or required
to give testimony in court or hearing because of having made the report, in full or in part,
nor engage in post report consultation with client or third parties except under separate
and special arrangement and at an additional fee. If testimony or deposition is required
because of any subpoena, the client shall be responsible for any additional time, fees, and
charges, regardless of issuing party.

FRED H. BECK & ASSOCIATES, LLC 7



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

AREA PROFILE
STANLY COUNTY, NORTH CAROLINA

INTRODUCTION

The value of real property is directly related to economic and demographic forces within
its metropolitan area. Those forces are analyzed by the appraiser and used in determining
appreciation/depreciation, the highest and best use of the site, and reconciliation of the
three approaches into a final opinion of value. The metropolitan components of the local
market that influence property values are discussed within the following narrative.
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Stanly County is located in the southwest corner of the Piedmont region of North Carolina,
approximately two hours southeast of the Blue Ridge Mountains and 3%z hours west of the

|
Asha SUMTY | Sagkes

Atlantic coast.

ALBEMARLE = DISTANCE TO SELECT CITIES

Charlotte, NC Southwest 35 miles
Winston-Salem, NC North 56 miles
Fayetteville, NC Southeast 82 miles
Raleigh, NC Northeast 98 miles

SOURCE: Synergos Technologies, Inc. | www.ersys.com
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FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

POPULATION

The following statistics at the city and county levels are available through Claritas, LLC.
Current estimates and future projections are based on Census 2020 data applied to an
urban growth simulation model. Historical & projected population statistics are summarized
as follows.

AREA POPULATION STATISTICS

Census Census Annual Estimate Annual | Projection Annual
Area 2010 2020 Change 2025 Change 2030 Change
Albemarle 16,030 16,432 0.2% 18,074 1.9% 19,306 1.3%
Stanly County 60,583 62,504 0.3% 67,709 1.6% 72,429 1.4%

Source: Claritas, LLC

The table shows the trend in area population from 2010 to 2025 and projections between
2025 and 2030. The projected increases are at moderate rates. Between 2010 and 2020, the
population increased in each area at annual rates ranging from 0.2% to 0.3%. Between 2020
and 2025, the population continued to increase in each data set at higher rates than 2010
to 2020. The population trends posted over the past fifteen years are projected to continue
through 2030, with annual growth rates of 1.3% in Albemarle and 1.4% in Stanly County.

HOUSEHOLDS

Again, current estimates and future projections are based on Census 2020 data applied to
an urban growth simulation model. Historical household statistics for the area are
summarized as follows.

AREA HOUSEHOLD STATISTICS

Census Census Annual Estimate Annual | Projection Annual
Area 2010 2020 Change 2025 Change 2030 Change
Albemarle 6,616 6,823 0.3% 7,589 2.2% 8,142 1.4%
Stanly County 23,589 24,742 0.5% 27,142 1.9% 29,164 1.4%

Source: Claritas, LLC

The previous discussion of area population trends is also applicable to household trends.
Between 2010 and 2020, the number of households increased at annual rates of 0.3% in the
city and 0.5% in the county. Household growth increased between 2020 and 2025 at rates
of 2.2% in Albemarle and 1.9% in Stanly County. Claritas, LLC projects households to
continue increasing over the next five years at annual rates of 1.4% in both data sets.

FRED H. BECK & ASSOCIATES, LLC 9



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

2025 EMPLOYMENT STATISTICS

The following estimated employment statistics were obtained from Claritas, LLC.

EST. 2025 EMPLOYMENT STATISTICS

Albemarle Stanly County
Description Total % Tot Total % Tot
OVERALL CLASSIFICATION
For-Profit Private Workers 5800 73.2% 21,849 69.5%
Non-Profit Private Workers 446 5.6% 2,206 7.0%
Local Government Workers 501 6.3% 2,182 6.9%
State Government Workers 361 4.6% 1,467  4.7%
Federal Government Workers 49 0.6% 196 0.6%
Self-Employed Workers 731 9.2% 3,464 11.0%
Unpaid Family Workers 37 0.5% 60 0.2%
Total Employment 7,925 100.0% 31,424 100.0%
INDUSTRY CLASSIFICATION
Architect/Engineer 46 0.6% 418 1.3%
Arts/Entertainment/Sports 79 1.0% 333 1.1%
Building & Grounds Maintenance 204 2.6% 1,066 3.4%
Business/Financial Operations 136 1.7% 823 2.6%
Community/Social services 149 1.9% 544 1.7%
Computer/Mathematical 96 1.2% 519 1.7%
Construction/Extraction 548 6.9% 2,561 8.1%
Education/Training/Library 431 5.4% 1,674  5.3%
Farming/Fishing/Forestry 71 0.9% 188 0.6%
Food Preparation/Serving 371 4.7% 1,558 5.0%
Health Practitioner/Technician 533 6.7% 2,156 6.9%
Healthcare Support 287 3.6% 1,207  3.8%
Maintenance Repair 411 5.2% 1,738 5.5%
Legal 16 0.2% 93  0.3%
Life/Physical/Social Science 72 0.9% 157 0.5%
Management 608 7.7% 2,731 8.7%
Office/Administrative Support 764 9.6% 3,197 10.2%
Production 790 10.0% 2,972 9.5%
Protective Services 161 2.0% 625 2.0%
Sales/Related 795  10.0% 2,942 9.4%
Personal Care/Services 224 2.8% 840 2.7%
Transportation/Moving 1,133 14.3% 3,082  9.8%
Total Employment 7,925 100.0% 31,424 100.0%

Source: Claritas, LLC

FRED H. BECK & ASSOCIATES, LLC
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LABOR FORCE

The following labor force statistics were obtained from the US Bureau of Labor Statistics and
represent the most current data available as of the report date.

AREA LABOR FORCE STATISTICS

Annual Average of Year: 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 Aug-25
Stanly County

Total Civilian Labor Force 28433 28,324 28,770 28,808 29,419 28,186 28,648 30,429 32,283 33,312 33,439
Total Employment 26936 26,991 27,559 27,735 28,317 26,378 27,339 29,398 31,290 32,290 32,302
Total Unemployment 1,497 1333 1211 1073 1,102 1,808 1,309 1,031 993 1,022 1137
Unemployment Rate 5.3% 47%  42% 37% 37% 64% 46% 3.4% 31% 31%  3.4%
STATE & NATIONAL RATES

North Carolina 5.7% 51% 45% 40% 39% 72% 49%  37% 35% 3.6%  4.0%
United States 5.3% 49%  44% 39% 37% 81% 53% 36% 36% 40% 4.3%
Source: US Bureau of Labor Statistics *Sept-25

The unemployment rate in the county spiked from 4.8% in March 2020 to 11.6% in April 2020
which was mainly due to the Covid-19 pandemic. There has been improvement, with the
unemployment rate in the county reported to have declined to 3.4% in August 2025. Similar
changes in employment are noted in the state, which is 4.0% as of August 2025. Typically,
the unemployment rate in Stanly County has been generally similar to what has been seen
on a statewide basis. Over time, we anticipate that employment levels willimprove and the
Stanly County market will remain strong.

2025 INCOME STATISTICS
Current area income statistics are summarized in the following table.

2025 HOUSEHOLD INCOME STATISTICS

Area Average Median
Albemarle $76,994 $57,652
Stanly County $89,731 $67,896

Source:Claritas, LLC

FRED H. BECK & ASSOCIATES, LLC 11



FORMER POLICE HEADQUARTERS AT 203 N SECOND ST. — ALBEMARLE, STANLY COUNTY, NC

MAJOR EMPLOYERS
The largest employers in Stanly County are presented in the following table.

Rank Company Name Industry Class Employees
Administrative and Support and Waste Management

1 ESS Southeast LLC and Remediation Services Private Sector 1000+

2 Stanly County Schools Educational Services Public Sector 1000+

3 Charlotte Mecklenburg Hospital Auth  Health Care and Social Assistance Public Sector 500-999
4 Wal-Mart Associates Inc Retail Trade Private Sector 500-999
5 County of Stanly Public Administration Public Sector 500-999
6 Charlotte Pipe & Foundry Company (A Manufacturing Private Sector 500-999
7 Michelin North America Inc Manufacturing Private Sector 250-499
8 Food Lion LLC Retail Trade Private Sector 250-499
9 Fiber Composites LLC Manufacturing Private Sector 250-499
10 Stanly Community College Educational Services Public Sector 250-499
11 Monarch Management of Companies and Enterprises Private Sector 250-499
12 CMH Manufacturing Inc Manufacturing Private Sector 250-499
13 City of Albemarle Public Administration Public Sector 250-499
14 Preformed Line Products Company Manufacturing Private Sector 250-499
15 Group Homes for the Autistic Inc Health Care and Social Assistance Private Sector 100-249
16 NC Department of Adult Corrections  Public Administration Public Sector 100-249
17 Pfeiffer University Educational Services Private Sector 100-249
18 Bullington Construction Inc Construction Private Sector 100-249
19 N C Department of Transportation Public Administration Public Sector 100-249
20 Lowes Home Centers Inc Retail Trade Private Sector 100-249
21 Auria Solutions USA Inc Manufacturing Private Sector 100-249
22 Uwharrie Bank Finance and Insurance Private Sector 100-249
23 3M35inc Accommodation and Food Services Private Sector 100-249
24 Principle Long Term Care Inc Health Care and Social Assistance Private Sector 100-249
25 Stanly County Family YMCA Arts, Entertainment, and Recreation Private Sector 100-249

TRANSPORTATION

Primary transportation corridors in Stanly County include US Highway 52, which traverses the
center of the county in a north/south direction and is proximate to the subject; and NC
Highways 24/27, 49, and 73. NC 49 is just south of the subject and traverses the northern area
of the county and continues westerly to Harrisburg and the Charlotte area via 1-485.

SUMMARY

Stanly County is located in the southwest corner of North Carolina’s Piedmont region, east
of Charlotte. The county’s communities remain attractive by providing small town charm in
reasonable proximity to the larger metropolitan qualities of Charlotte. Property values
should remain stable over the foreseeable future. In addition, reportedly Pfeiffer University
to the north has made a positive impact in the city, resulting in redevelopment of several
older properties.

FRED H. BECK & ASSOCIATES, LLC 12
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NEIGHBORHOOD ANALYSIS

DEFINITION

Within a community, there is a marked tendency toward the grouping of land uses. The
areas devoted to these various uses are termed "physical neighborhoods". Neighborhood
use in this context is further defined as:

"A portion of a larger community, or an entire community, in which there is a homogenous
grouping of inhabitants, buildings or business enterprises. Inhabitants of a neighborhood usually
have a more than casual community of interests and a similarity of economic level or cultural
background. Neighborhood boundaries may consist of well defined, natural or man-made
barriers or they may be, more or less, well defined by distinct change in land use or in the
character of the inhabitants."

LOCATION/BOUNDARIES

The subject has a street address of 203 N Second Street, Albemarle, North Carolina 28001.
The subject neighborhood is the central business district of the City of Albemarle. The City of
Albemarle is located in central Stanly County. The neighborhood can be loosely identified
as the Highway 52 corridor from Salisbury Avenue to the north to Old Charlotte Road to the
south.
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LAND USE PATTERNS

The subject neighborhood is primarily a commercial node surrounded by residential
neighborhoods. The immediate neighborhood along S Second Street includes mixed-use,
retail, office, and government development. Institutional uses, such as schools and
churches are also scattered throughout the neighborhood. The Stanly County
Courthouse is along S Second Street one block to the south. The land use patterns are
typical of downtown areas of other small cities and towns within the state of North Carolina.
There has been some redevelopment of older buildings being renovated into mixed-use
retail/office/residential developments, including across the street to the south.

TRAFFIC ARTERIES/TRANSPORTATION

The main traffic arteries in the neighborhood include US Highway 52 (north-south) and NC
Highway 24/27 (east-west.) US Highway 52 runs north through Winston-Salem, NC and into
Virginia to the north, and through Florence, SC and down to Charleston, SC to the south.
NC Highway 24/27 runs west to Charlotte, NC and east to Fayetteville, NC. The
transportation network is considered good.

UTILITIES

Utilities available to the neighborhood include municipal water and sewer, electricity,
natural gas, and telephone service. The utility services appear to be adequate and serve
many of the properties within the subject neighborhood.

ZONING

Zoning in the subject neighborhood is controlled by the City of Albemarle Zoning
Department. The primary zoning in the neighborhood is Central Business District with
residential zoning in surrounding areas. The Central Business District zoning allows for a mix
of uses in the central core of the City of Albemarle.

ENVIRONMENTAL CHARACTERISTICS

Primary characteristics include any nuisances or hazards resulting from inferior or improper
land uses within the subject neighborhood. Based upon our inspection, uses within the
neighborhood do not appear to be a nuisance or hazard. The topography of the land is
gently sloping and level, which is associated with the topography generally found in this
region of the state. There were no environmental or nuisance characteristics observed
which would prove detrimental to development in the subject neighborhood.

FRED H. BECK & ASSOCIATES, LLC 16
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CONCLUSION

The subject neighborhood is considered the central business district of the City of Albemarle.
In considering the four cycles of neighborhood development (growth, stability, decline, and
revitalization), the neighborhood is considered to be stable to revitalization.

FRED H. BECK & ASSOCIATES, LLC 17
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SITE ANALYSIS

LOCATION

The subject site is located on the northwest corner of N Second Street and W North Street,
within the city limits of Albemarle, Stanly County, North Carolina. The site is further identified
in the Stanly County Tax Assessor’s office as parcels 654801257306 and 654801257411. A tax
map of the subject property is shown below.

Police
Department

W NORTH ST,

TAX MAP OF SUBJECT PROPERTY

SIZE /SHAPE

According to the deed and tax records, the size of the subject property is 12,412 square
feet, or 0.285-acre. The shape of the site is nearly rectangular.

TOPOGRAPHY

Inspection of the site revealed the topography is generally level and part gently sloping. In
reference to flood plain, according to community panel number 3710654800J, published
by the Federal Emergency Management Agency (FEMA) and dated September 3, 2008,
the site is not located within a flood zone (Zone X). A copy of this map is located on the
following page for the reader's reference. As of the date of inspection, we noted no
standing water, and drainage appeared natural and adequate.
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TOPOGRAPHY MAP
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SOIL ANALYSIS

No soil or subsoil analyses were provided to us. No obvious environmental hazards were
noted; however, due to the fact that that we are not soil scientists, separate testing would
need to be conducted to ensure that no environmental hazards exist. We were provided
with information from City of Albemarle employees that there may have been, or there is,
an abandoned underground storage tank(s) at parcel 6548-0125-7411. In addition, the
Stanly County blueprints lists a 1,000-gallon gasoline tank and a 4,000-gallon gasoline tank
but does not list where they are located. This parcel serves as the driveway to the rear
parking lot. The values rendered herein are predicated upon the assumption that no
adverse soil conditions exist. We reserve the right to modify any value conclusions as a result
of a current soil analysis.

EASEMENTS/ENCROACHMENTS

The physical inspection of the subject site revealed no obvious easement or encroachment
other than typical street and utility easements. However, we would defer to competent
legal counsel for legal verification of those and all other legal matters.

LEGAL CONSTRAINTS

The subject site is zoned CBD, Central Business District, by the City of Albemarle Zoning
Department. An office use appears to be in compliance with the zoning regulations for
permitted uses. Other than the easements and restrictions cited above, it is our opinion that
there are no apparent encumbrances on the subject property that would impact the utility
or marketability of the site.

ACCESS / FRONTAGE

The subject property contains adequate frontage along N Second Street, which is two-lane,
asphalt paved roadway that travels in a north/south direction, and W North Street, which is
a two-lane, asphalt paved roadway that travels in an east/west direction.

UTILITIES

Basic utilities including electricity, telephone, water, sewer, and natural gas services are
available to the subject site. Water and sewer are provided by the City of Albemarle.

SUMMARY

It is our opinion that the site does not have any characteristics that would impede its ability
to operate as a commercial facility. The site is functionally adequate in each of the
categories previously discussed above.
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IMPROVEMENT SUMMARY

The subject improvements consist of a former police headquarters containing 7,968 total
square feet and was constructed in 1940. The first floor contains individual rooms of different
sizes, hallways, a kitchen, and three restrooms. The basement is finished and contains
individual rooms of various sizes, three restrooms, and mechanical rooms. Reportedly it has
been vacant for the past several years. General building elements are summarized below:

IMPROVEMENT SIZE 7,968 Total Square Feet; 3,984 SF ground floor and 3,984 SF finished

basement
- FLOOR SYSTEM - Tile and carpet

EXTERIOR WALLS Brick

STRUCTURAL FRAME Wood and masonry

ROOF Assumed flat (we did not gain access to the roof)

CEILINGS Suspended tile and drywall

LIGHTING Fluorescent tube lighting and ceiling hung fixtures

CEILING HEIGHT 8 Feet

HVAC Full HVAC, reportedly not being serviced.

PLUMBING/ELECTRICAL Adequate

YEAR BUILT 1940

ACTUAL AGE 85 Years

EFFECTIVE AGE 30 Years

ECONOMIC LIFE 50 Years

REMAINING ECONOMIC LIFE 20 Years

COMMENTS Former police headquarters with finished basement. It contains 3,98
SF on the ground floor and 3,984 in the finished basement for 7,968 total
SF. It was constructed in 1940.

SITE IMPROVEMENTS

Site improvements at the subject property include:

e Concrete steps and ramp

e Portions of the perimeter are fenced.

e lLandscaping

¢ Small front yard

e Driveway to rear parking lot with a 6-car capacity

FRED H. BECK & ASSOCIATES, LLC 22
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SUBJECT PHOTOGRAPHS

lllustrates the northerly side of the building. llustrates the southerly side of the building.

Further illustrates the exterior. Further illustrates the exterior.
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SUBJECT PHOTOGRAPHS

lllustrates a portion of the first floor. llustrates a portion of the first floor.

lllustrates a portion of the first floor. llustrates a portion of the first floor.

lllustrates a portion of the first floor.

lllustrates the main entrance.
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SUBJECT PHOTOGRAPHS

lllustrates a portion of the basement. lllustrates a portion of the basement.

llustrates a portion of the basement. lllustrates a portion of the basement.

lllustrates a portion of the basement. lllustrates a portion of the basement.
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SUBJECT PHOTOGRAPHS

Street view facing northerly along N Second Street. Street view facing southerly along N Second Street.
Subject on the left. Subject on the right.

Street view facing easterly along W North Street. Street view facing westerly along W North Street.
Subject on the left. Subject on the right.

lllustrates the driveway to the parking area. lllustrates a portion of the parking area.
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DEFERRED MAINTENANCE

Deferred maintenance items are those items that need to be repaired immediately. The
improvements appeared in average condition considering the age and usage. No
deductions were made for deferred maintenance in this report, although it would likely
need to be renovated before being occupied.

FUNCTIONAL UTILITY

Functional utility is “the ability of a property or building to be useful and to perform the
function for which it is intended according to the current market tastes and standards; the
efficiency of a building’s use in terms of architectural style, design and layout, traffic
patterns, and the size and type of rooms.”> Upon review of the site and building, we
conclude the improvements adequately perform the function for which it was designed.

ACTUAL AGE/EFFECTIVE AGE/AND REMAINING ECONOMIC LIFE EXPECTANCY

The industrial facility was built in 1940. Its actual age is 85 years. Effective age is defined as
“the age of property that is based on the amount of observed deterioration and
obsolescence it has sustained, which may be different from its chronological age.”®
According to The Dictionary of Real Estate Appraisal, the effective age of a building may
be less than its actual age if it has had above average maintenance or is of superior quality
or design, or if there is a scarcity of such buildings in the market. We estimate the property’s
effective or economic age to be 30 years.

The economic life of a property is defined as “the period over which improvements to real
property contribute to property value.”” Remaining economic life is defined as “the
estimated period over which existing improvements are expected to contribute
economically to a property; an estimate of the number of years remaining in the economic
life of the structure or structural components as of the effective date of the appraisal; used
in the economic age-life method of estimating depreciation.”8

In order to estimate the economic life of the subject property, we consulted The Marshall
Valuation Service, a cost data publication of Marshall and Swift based on national surveys,
to estimate the subject’s economic life. We categorized the subject property as a good
guality Class C Office Building. The economic life according to The Marshall Valuation
Service for facilities of this type is 50 years. Based on an economic life of 50 years and an

5 The Dictionary of Real Estate Appraisal (7th ed.). Chicago, IL: The Appraisal Institute. 2022. Page 79.
6 The Dictionary of Real Estate Appraisal (7th ed.). Chicago, IL: The Appraisal Institute. 2022. Page 60.
7 The Dictionary of Real Estate Appraisal (7th ed.). Chicago, IL: The Appraisal Institute. 2022. Page 59.
8 The Dictionary of Real Estate Appraisal (7th ed.). Chicago, IL: The Appraisal Institute. 2022. Pages 161-162.
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economic age of 30 years, we estimate the subject property has a remaining economic
life of 20 years.
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TAX AND ASSESSMENT DATA

The subject is located in the city limits of Albematrle, in Stanly County, and is therefore levied
annual real estate taxes by both the city and county governments. North Carolina requires
that all real estate be assessed at 100% of its fair market value (N.C.G.S. 105-283). Real estate
taxes are determined by dividing the assessed fair market value by 100 and multiplying the
result by the combined tax rate. Stanly County was revalued this year. The next revaluation
is schedule for 2029. Revaluations in North Carolina are required to occur at least once
every eight years, and Stanly County has elected to conduct revaluations every four years.
The 2025 County and City tax rates per $100 of assessed value are as follows:

 TaxYear  City of Albemarle

Stanly County

2025 $0.6100

$0.5100

Total

$1.1200

The subject’s current assessments are summarized in the following table.

LandASVCurrent 44 220 LandASVCurrent 12,960
TotalMejorASVCurrenta 10,708 TotelMejorASVCurrent(
TotalMiscASVCurrent 9,764 TotalMiscASVCurrent 2,933
Totel ASVCurrent 264,694 Total ASVCurrent 22893
FlUParcel Mo FUNPFarce Ma
Land FWMV Current 44 220 LandFMVCurrent 12,260
Land LUNCurrent 44 220 Lend LLNCurrent 12,960
TotalFMVCurrent 264,694 TotelFMVYCurrent 22,893
654801257306 654801257411

The real estate taxes are calculated as follows:

The subject is exempt from real estate taxes since it is owned by the City of Albemarle.

Parcel Assessment Per $100 Value
654801257306 $564,694 $5,646.94
654801257411 $22,168 $221.68

Total I
TAX BURDEN
$6,572 (Rounded)

Tax Rate Estimated Taxes

$1.1200 $6,324

$1.1200 $248
$6,572 |
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ZONING SUMMARY

The subject property is zoned CBD, CENTRAL BUSINESS district in the City of Albemarle. In
addition, the subject is located within a Historical District. The description of the district is as
follows:

“The regulations of this district are intended to permit the convenient performance of functions
requiring a location near the transportation and population center of a large trade area and
to provide the City of Albemarle with a compact and efficient retail shopping, consumer
services, financial and governmental center.”

According to the zoning ordinance, some of the most likely permitted uses include offices,
financial institutions, medical and dental clinics, restaurants, and retail establishments. The
following chart includes the zoning standard for the CBD designation.

ZONING SUMMARY

Current Zoning CBD
Legal Use / Conforming Legal, Conforming
CATEGORY REQUIREMENT
Front Setback None
Rear Setback None
Side Yard Setback None
Height Limit None
Parking Requirements Vary with use

Off-street loading and storage requirements are one space per 5,000 of gross floor area for
business uses. Parking requirements are 2 spaces for the subject (7,968 / 5,000 = 2 rounded).
We counted 6 surface parking spaces. The Historical District requires additional approvals
for developmental uses and vary with each use. We conclude that to the best of our
knowledge, the subjectis a legal and conforming use. A copy of the zoning map is located
on the following page.
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MARKETING TIME AND EXPOSURE TIME

The marketability analysis focuses on marketing time and exposure time, both of which are
functions of time, price, use, and market conditions. The market conditions component
distinguishes marketing time from exposure time because these two conditions often differ
in a dynamic market. USPAP defines MARKETING TIME as “an opinion of the amount of time it
might take to sell a real or personal property interest at the concluded market value or a
benchmark price during the period immediately after the effective date of an appraisal.”
Marketing time is a forecast that is made looking forward from the effective date of an
appraisal.® USPAP defines EXPOSURE TIME as “an opinion, based on supporting market data,
of the length of time that 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.” 1°

For the subject property type, typical purchasers would include both investor or owner user,
as well as local and regional investors who believe they could effectively maintain
occupancy and cash flow. The sources considered were real estate brokers and The PWC
Real Estate Investor Survey. The brokers we interviewed are active in seling commercial
facilities. The consensus was a marketing time of twelve months or less to dispose of the
subject property if the property were prudently priced. Pricing would typically be based
primarily on capitalization of the stabilized income stream.

According to the PWC Real Estate Investor Survey, respondents to the 39 Quarter 2025 National
Net Lease Market survey indicated the average marketing time for this type of property
ranged from one to eighteen months with an average marketing time of 6.6 months. In
addition, the National Secondary Office Market survey indicated the average marketing
time for this type of property ranged from three to twelve months with an average
marketing time of 7.1 months Therefore, we conclude a marketing and exposure time of
twelve months or less. We also estimate typical selling commissions for a property such as
the subject would be four to six percent.

9 USPAP Advisory Opinions, 2020-2021 ed. Washington, DC: The Appraisal Foundation. 2020. AO-7, Page 74, Lines 13-15.

10 uniform Standards of Professional Appraisal Practice, 2020-2021 ed. Washington, DC: The Appraisal Foundation. 2020.
Definitions, Page 4, Lines 108-110.
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HIGHEST AND BEST USE

The analysis of highest and best use can be thought of as the logical end of a spectrum of
market analysis procedures, running from the study of a property’s area, through more
detailed marketability studies into the financial analysis of alternatives to determine the
most profitable use, and finally to the reconciliation and formal conclusion of highest and
best use, the timing of that use, and the most probable buyer. All these forms of analysis are
interrelated processes that measure the economic potential of alternative uses of real
estate.!! The Dictionary of Real Estate Appraisal defines highest and best use 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, physical possibility, financial
feasibility, and maximum productivity.” 12

The first sentence contains a simple definition and the second states the requisite criteria for
“reasonably probable” use. The first three conditions that must be satisfied are:

¢ The use must be physically possible (or it is reasonably probably to render it so).
¢ The use must be legally permissible (or it is reasonably probably to render it so).
o The use must be financially feasible.

Uses that meet the three criteria are tested for economic productivity. Following those
analyses, the reasonably probable use with the highest value (maximum productivity) is
considered to be the highest and best use.

The highest and best use for land or a property can be defined in two ways: as vacant and
as improved. The highest and best use of a site as though vacant assumes that a parcel of
land is vacant or that it can be made vacant through the demolition of any improvements.
The question to be answered in this type of analysis is "what use should be made of it and
what, if any, type of building or other immprovement should be constructed on the land?”
The second type, highest and best use of a property as improved, pertains to the use that
should be made of the property as it currently exists. The question is “should the existing
improvements be maintained, renovated, expanded, partially demolished, or completely
demolished and replaced with a different type of use altogether?”

For each type of highest and best use, the criteria considered are that the highest and best
use must be (1) legally permissible, (2) physically possible, (3) financially feasible, and (4)

11 The Appraisal of Real Estate Appraisal. 15th ed. Chicago, IL: The Appraisal Institute. 2020. Page 305.
12 The Dictionary of Real Estate Appraisal. 7th ed. Chicago, IL: The Appraisal Institute. 2022. Page 88.
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maximally productive. Therefore, we will present an analysis both “If Vacant” and “As
Improved.”
AS VACANT

LEGALLY PERMISSIBLE USES

The first criterion for analyzing highest and best use addresses which uses are legally
permitted under the current zoning regulations. They are best defined as those permitted
under the zoning classification by the City of Albemarle Zoning Office as CBD. As previously
mentioned, a range of commercial uses are permitted within this district. Based on the
surrounding land use patterns, which is primarily commercial, a commercial property would
be the most likely permitted use.

PHYSICALLY POSSIBLE USES

The second criterion for examining the highest and best use considers what uses are
physically possible. Some uses may be inappropriate due to physical characteristics such
as size, shape, utilities, soil conditions, and topography. The subject site contains
approximately 0.285-acre of land. The site is considered functional for some types of
development allowed in the CBD District, the size of the land, of course, limiting the size of
the improvements. Ingress and egress are considered good and the site does have
municipal utilities. Based on the physical characteristics of the site, it is our opinion that a
commercial development is physically possible for the subject site.

FINANCIALLY FEASIBILITY

The third criterion for determining highest and best use analyses those uses that are
financially feasible. The financial feasibility of a specific property is market driven and is
influenced by surrounding land uses. Based on the subject’s specific location and physical
characteristics, development of the site with a commercial use, which is complementary to
the surrounding land uses, would represent the most likely financially feasible option.

MAXIMUM PROFITABILITY

The fourth and final criterion addresses which alternative uses would be maximally
productive. The use, which results in the maximum profitability of the site, is beyond the
scope of this assignment. The recipient of the property’s productivity (e.g., the lender, equity
investor, the public, etc.) greatly determines what the use should be. Regardless, the use for
the subject should conform to the neighborhood trends and be consistent with existing land
uses. The maximum profitable use would be for commercial development.
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AS IMPROVED

LEGALLY PERMISSIBLE USES

The legally permissible uses of the subject discussed in the "as vacant" analysis are also
applicable to the property as improved. The current building appears to conform to
existing zoning regulations.

PHYSICALLY POSSIBLE USES

There is a former police headquarters containing 7,968 total square feet located on a
0.285-acre parcel. This is adequate to meet the needs of the current improvements and
ample parking spaces.

FINANCIALLY FEASIBLE USES

The subject is a vacant former police headquarters. The most likely use would be office
or other commercial uses. The improvements could be owner-occupied or leased. It
appears the subject upon occupancy and utilized as an office use is financially feasible.

MAXIMALLY PRODUCTIVE USE

Based on the aforementioned, no alternative use would provide a greater return to the
ownership, than its present use, which would make such a use maximally productive.
Therefore, the highest and best use of the subject property, as improved, is an office
facility upon vacancy.
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METHOD OF VALUATION

The appraisal process typically involves three approaches in determining value, which
consists of the cost approach, income approach, and sales comparison approach. A brief
description of each technique is as follows:

THE COST APPROACH

An appraisal procedure using depreciated replacement or reproduction costs of
improvements plus land value as a basis for forming an opinion of market value. The underlying
assumption is that an informed purchaser will pay no more than the cost of producing a
substitute property with the same utility as the subject property.

THE INCOME APPROACH

An appraisal procedure using capitalization of expected future income as a basis for forming
an opinion of market value. The underlying assumption is that an informed purchaser will pay
no more for the subject property than would have to be paid for another property with an
income stream of comparable amount, duration, and quality.

THE SALES COMPARISON APPROACH

An appraisal procedure using sale prices of properties similar to the subject property as a basis
for forming an opinion of market value. The underlying assumption is that an informed purchaser
will pay no more for a property than would have to be paid for a similar property of comparable

utility.

APPRAISAL PROCEDURES

In this report, we have been requested to provide an opinion of value for the Leased Fee
interest in the subject property on an “As Is” basis. The Income Approach and Sales
Comparison Approach will be used in this report. We have considered the Cost Approach
in our analysis, however, omitted it from our report since typical investors do not rely on this
approach when making purchasing decisions on investment properties like the subject. In
addition, the improvements are 85 years old. The omission of the Cost Approach is not
considered misleading, nor does it diminish the credibility of the value estimate produced
by this report. The computations, which accompany each approach, will be outlined on
the following pages for the reader's reference.
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INCOME APPROACH TO VALUE

The income approach is an appraisal procedure, which capitalizes an expected income
stream into an indication of market value. The underlying premise is that an informed
purchaser will pay no more for the subject property than he would have to pay for another
property, which has an income stream of comparable quantity, quality, and durability. We
will pursue an opinion of value through direct capitalization of the subject property’s net
operating income.

The first step undertaken in the direct capitalization approach is to make an estimate of the
gross potential income for the subject property. In order to do this the appraiser must survey
the market for comparable properties with which to make a comparison. Additionally, in
order to assess the risk associated with the lease income, we will examine the contract rent
or scheduled rent in light of other leases from the market, and determine the relationship
between contract rent and market rent. A brief description of each lease comparable is
provided herein.

Thereafter, a vacancy estimate is made based on market conditions at the time of the
appraisal. The next step involves estimating the expenses, which can reasonably be
expected in order to maintain the income stream set forth in the estimate of gross potential
income. By deducting vacancy and expenses from gross potential income, an indication
of net operating income is derived. The subject is a single-tenant (or user) building. Leases
for this type of space are typically quoted net of TICAM (Taxes, Insurance and Common
Area Maintenance.) This structure is commonly referred to in the market as Triple Net (NNN.)
It is this figure, which is capitalized in order to arrive at a value using the direct capitalization
method and a discounted cash flow. Since we are projecting the subject to be stabilized
with a predictable stream of income, we have chosen to utilize the direct capitalization
method and will forego a discounted cash flow analysis.

An investigation of the subject’s immediate area and surrounding markets and revealed
several industrial facilities that were available for comparison with the subject property, and
they are presented in the following pages.

We will first estimate market rent for the first floor, then we will discount that rent and apply it
to the basement, since basement space typically rents for less than first floor space.
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LEASE COMPARABLE ONE

LOCATION

ADDRESS 2215 U.S. Highway 52 N
Albemarle [NC

LESSOR Albemarle Capital Investment LLC
LESSEE Encounter Ministries
LEASE BEGINS / ENDS May 1, 2024 April 30, 2029
ANNUAL RENT - RENT / SF $38,688 $7.44
LEASE TERM - STRUCTURE 5 Years NNN
ESCALATIONS - OPTIONS N/A N/A

SITE DATA
LAND AREA 1.87 Acres 81,457 Sq.Ft.
BUILDING COVERAGE RATIO 6.38%

IMPROVEMENT DATA

IMPROVEMENT TYPE / SIZE Office 5,200 Sqg.Ft.
CONSTRUCTION TYPE Masonry
YEAR BUILT - EFFECTIVE AGE 1969 20 Years

COMMENTS

This is a 5 year NNN lease in Albemarle. The tenant occupies the entire building.

FRED H. BECK & ASSOCIATES, LLC
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LEASE COMPARABLE TWO

LOCATION

ADDRESS 701 N Second St.
Albemarle [NC

LESSOR Reidhunt LLC
LESSEE Burrow Welchel Culp Orthodontics
LEASE BEGINS /7 ENDS January 1, 2022 December 31, 2031
ANNUAL RENT - RENT / SF $93,117 $21.31
LEASE TERM - STRUCTURE 10 Years NNN
ESCALATIONS - OPTIONS 3% per annum 1, 10-Year

SITE DATA
LAND AREA .58 Acres 25,265 Sq.Ft.
BUILDING COVERAGE RATIO 17.30%

IMPROVEMENT DATA

IMPROVEMENT TYPE / SIZE Office 4,370 Sq.Ft.
CONSTRUCTION TYPE Masonry
YEAR BUILT - EFFECTIVE AGE 1996 5 Years

COMMENTS

This is a NNN lease in Albemarle. The tenant occupies the entire building. Rent

increase 3% per annum including the renewal period.
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LEASE COMPARABLE THREE
LOCATION
ADDRESS 1311 Salisbury Avenue
Albemarle [NC
LESSOR Steve A Aimond and D M Alexander
LESSEE Confidential
LEASE BEGINS / ENDS April 1, 2025 N/A
ANNUAL RENT - RENT /SF $25,185 $11.97
LEASE TERM - STRUCTURE N/A Full Service
ESCALATIONS - OPTIONS N/A N/A
SITE DATA
LAND AREA 1.17 Acres 50,965 Sq.Ft.
BUILDING COVERAGE RATIO 4.13%
IMPROVEMENT DATA
IMPROVEMENT TYPE / SIZE Office 2,104 Sq.Ft.
CONSTRUCTION TYPE Masonry
YEAR BUILT - EFFECTIVE AGE 1950 30 Years
COMMENTS Thisis a Full Service lease in Albemarle. The tenant occupies the entire
building.
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COMPARABLE LEASES MAP
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MARKET RENT SUMMARY — GROUND FLOOR SPACE

Subject 1 2 8

LOCATION 203 N Second St. 2215 U.S. Highway 52 N 701 N Second St. 1311 Salisbury Avenue
CIty Albemarle Albemarle Albemarle Albemarle
STATE NC NC NC NC

Albemarle Capital Steve A Aimond and D M
LESSOR Investment LLC Reidhunt LLC Alexander

Burrow Welchel Culp

LESSEE Encounter Ministries| Orthodontics, Confidential
EFFECTIVE AGE 30 Years 20 Years 5 Years 30 Years
CONSTRUCTION Masonr Masonry Masonn Masonn
PROPERTY TYPE Office] Office| Office Office
LEASE BEGINS May-24 Jan-22 Apr-25
LEASE TERM 5 Years 10 Years N/A
STRUCTURE NNN NNN Full Service
ESCALATIONS N/A] 3% per annum N/A]
SIZE (SF) 3,984 - Ground Floor 5,200 4,370 2,104
BASE ANNUAL RENT $38,688 $93,117 $25,185
ANNUAL RENT / SF $7.44 $21.31] $11.97,
LEASE ADJUSTMENTS $0.00 $0.00 $0.00
CURRENT RENT $38,688 $93,117 $25,185|
CURRENT RENT / SF $7.44 $21.31] $11.97,
MARKET CONDITIONS
CONDITION OF LEASE
STRUCTURE -$5.00
TERMS
ADJUSTED RENT/ SF $7.44) $21.31] $6.97
LOCATION +10% +5%
SIZE + 5% -5%)
AGE/CONDITION -5% -13%]
ACCESS/FRONTAGE/VISIBILITY +5% +5%
QUALITY -25%
TOTAL ADJUSTMENTS +15% -38% +5%
INDICATION $8.56) $13.21] $7.32

EXPLANATION OF ADJUSTMENTS

In our analysis, we gave consideration to several leases of similar properties in the regional
market. The first adjustment made to the leases is for changes in the lease rate from the
inception of lease through the effective date of valuation, November 24, 2025. The leases
are recent transactions or include annual increases of properties located in the local market
and show current rates.
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LEASE TYPE

Comparable Leases 1 and 2 are NNN leases, the same as we are projecting the subject,
and no adjustments were applied. Comparable Lease 3 is a Full-Service lease where the
landlord is responsible for all expenses; therefore, a negative adjustment was made.

LOCATION

Factors directly related to location as well as trends and characteristics such as population,
labor supply, transportation, and existing land uses are considered. The subject is located
within the central business district of Albemarle. Comparable Leases 1 and 3 are inferior to
the subject, as they are located in more rural and less developed areas; therefore, positive
adjustments were applied. Comparable Lease 2 is similar to the subject, and no adjustment
was made.

SIZE

Adjustments are considered based on size of the comparable rents as compared to the
subject. Economies of scale are often considered in this adjustment when market proof
supports the premise that the larger the property size, the lower the unit rent and vice versa.
Comparable Lease 1 is adjusted upward for its larger size. Comparable Lease 2 is similar to
the subject, and no adjustment was applied. Comparable Lease 3 is adjusted downward
for its smaller size.

EFFECTIVE AGE / CONDITION

We have estimate the subject to have an effective age of 30 years. Comparable Lease 1
has an effective age of 20 years, and Comparable Lease 2 has an effective age of 5 years;
therefore, downward adjustments were applied. Comparable Lease 3 has an effective age
of 30 years, and no adjustment was made.

ACCESS/FRONTAGE/VISIBILITY

For commercial properties, it is typically an advantage to be along the main roadway and
at an intersection with a traffic light. The subject is a corner parcel at an intersection with a
traffic light. Comparable Leases 1 and 3 are inferior to the subject as they both front along
one roadway; therefore, upward adjustments were applied. Comparable Lease 2 is similar
to the subject, and no adjustment was made.

QUALITY

The construction of the Comparable Leases 1 and 3 is of similar quality as the subject, and
no adjustments were applied. The construction of Comparable Lease 2 is of superior quality
as the subject, as it is upfit for a medical office which is typically higher quality compared to
general office upfit. Therefore, a downward adjustment was made.
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RECONCILIATION OF RENTAL RATE

Prior to adjustments, the Comparable Rentals ranged from $7.44 to $21.31/SF, NNN and
$11.97/SF, Full-Service. After adjustments, the indications for market rent in the comparable
properties range from $7.32 to $13.21/SF, NNN, with an average indication of $9.70/SF. We
have given most emphasis to Comparable Leases 1 and 3, as Comparable Lease 2 required
significant adjustments. Based on the above comparable properties, it is our opinion that
market rent for the subject property is around $9.00/SF, NNN for the 3,984 SF of ground floor
space.

Basement space would likely rent at a lower price per square foot than first-floor space since
it is accessed via a staircase and does not have windows. Our research did not uncover
any basement rents to use as comparables. Information in our files indicate second floor
space typically rents at a lower price per square foot than first floor space if it is accessed
via a staircase. Second floor walkup rents are typically 15% to 25% lower than first floor
space, and basement space would likely be lower than second floor space as there are no
windows in the basement. Therefore, we will discount this price per square foot by 40% for
the 3,984 square feet of basement space, which equates to 60% of the first-floor space
value. This results in a rent of $5.40/SF ($9.00 X 60% =%$5.40) for the basement space.

In this section of the report, we are to provide an opinion of value for the Fee Simple interest
in the subject property and have input a market rent at $9.00/SF, NNN for the 3,984 square
feet on the ground floor and $5.40/SF, NNN for the 3,984 square feet in the basement.

For the Fee Simple Interest in the subject, given a ground floor leasable area of 3,984 square
feet at $9.00/SF, NNN, the market rent for the ground floor is 3,984 SF X $9.00 = $35,856 NNN
annually. Given a basement leasable area of 3,984 square feet at $5.40/SF, NNN, the market
rent for the basement is 3,984 SF X $5.400 = $21,514 NNN annually.

POTENTIAL GROSS INCOME

The potential gross income (PGI) consists of projected rental income of ground floor $35,856
+ basement $21,514 = $57,370. This equates to a blended rent of $7.20 per square foot.

VACANCY AND COLLECTION LOSS

We are projecting the subject to be fully leased to one tenant. Once a property reaches
stabilized occupancy, vacancy will result from one of two reasons. Either a tenant will
default on a lease or they will vacate at the end of a lease term. The risk of default in a
single tenant building is rather low and like a capitalization rate, it is a measure of risk. Most
market participants (buyers and sellers) in this market do not include deductions for
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vacancy or credit risk in their purchase pro-forma, but rather address risk in the
capitalization rate. In our valuation, we have chosen to do the same.

Direct capitalization is predicated upon the assumption that a property is leased at
stabilized occupancy. For a single tenant building, occupancy is a yes or no question. As
we assume a stabilized cash flow, then itis also assumed that the subject is fully leased to a
single tenant at Market Rent. In our valuation, no deductions are made for vacancy.

We note that in our market extracted capitalization rates we used similar properties that
would be considered by the buyer of the subject. They are similar in quality and class. Buyers,
sellers, and brokers indicate that the buyers generally make no deductions for vacancy or
any operating expense to determine the net income and capitalization rate. We have
structured our Income Approach using the same methodology and refrained from
including a vacancy deduction or operating expenses in order to reflect the same
derivation of the capitalization rate. Therefore, we project income loss from vacancy and
collection loss at $0.

EFFECTIVE GROSS REVENUE

Effective gross revenue is total potential gross revenue of $57,370 less vacancy and
collection loss of $0 to arrive at an effective gross income of $57,370 or $7.20/SF.

OPERATING EXPENSES

In addition to estimating the income potential for the subject property, we also considered
typical operating expenses. We are projecting the subject lease to be a NNN structure, in
which the tenant is responsible for all operating expenses. We will deduct structural reserves
of $0.10/SF which equates to $797 (7,967 SF x $0.10/SF.)

NET OPERATING INCOME

Given a projected Effective Gross Income of $57,370 and operating expenses of $797, the
net operating income (NOI) is projected at $56,573 or $7.10/SF.

Income
Description Estimate PerSq. Ft.
Rental Income $57,370 $7.20
Vacancy & Collection Loss SO $0.00
Effective Gross Income $57,370 $7.20
Operating Expenses $797 $0.10
Net Operating Income $56,573 $7.10
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DIRECT CAPITALIZATION

Direct capitalization is defined as “a method used to convert an estimate of a single year’s
income expectancy into an indication of value in one direct step, either by dividing the net
income estimate by an appropriate capitalization rate or by multiplying the income
estimate by an appropriate factor”.13 Direct capitalization is market oriented and the
appraiser analyzes market evidence and places the value on a property by utilizing the
assumptions of typical investors observed. Direct capitalization does not explicitly
differentiate between the return on and the return of capital because investor assumptions
are not specified. However, it is assumed that the selected rate will satisfy a typical investor
and those prospects for future benefits over and above the amount originally invested are
sufficiently attractive. In selecting an appropriate overall capitalization rate to apply to an
income stream, the abstraction method has been utilized.

13 The Appraisal of Real Estate, 14t Edition, Chicago, IL (Page 419)
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OVERALL RATE BY MARKET ABSTRACTION

This technique is preferred when sufficient income and expense data is available for
transactions of similar competitive properties. The subject property is a vacant former police
headquarters and is most similar to an office. Therefore, we elected to extract our
capitalization rates from the sale of similar type office buildings within the surrounding areas.

Year [Effective| Sale Cap
Location Type Built Age Dale Price Sq. Ft. | Price/SF NOI Rate
201 E First Avenue, Single Tenant
Lexington, NC Office 1950 | 20Years [ Jun-25 | $775,000 2,200 [ $352.27 | $72,617 | 9.37%
201 Security St., Single Tenant
Kannapolis, NC Office 1948 | 20Years [ Mar-25 | $1,345,000 5,145 | $261.42 [ $98,670 | 7.34%
5701 W Friendly Avenue, | Single Tenant
Greensboro, NC Office 1947 | 20Years | Aug-24 | $1,025,000 4,030 | $254.34 | $82,434 | 8.04%

The overall rates range from 7.34% to 9.37% with an average of 8.25%. We expect the
subject capitalization rate will be within the middle of the range. In addition, we have
researched the PriceWaterhouse Cooper Investor Survey 39 Quarter 2025, which indicates
arange from 6.0% to 9.0% with an average of 7.16% for the National Net Lease Market, and
a range of 6.5% to 10.25% with an average of 8.4% for the National Secondary Office
Market. The following chart summarizes this data. This survey represents investment grade
tenants. The subject would not likely attract an investment grade tenant so our selection
would be above the middle of the range.

Third Quarter 2025

CURRENT LAST QUARTER 1 YEAR AGO 3 YEARS AGO 5 YEARS AGO
OVERALL CAP RATE (OAR)"
Range 6.00% — 9.00% 5.25% — 9.00% 6.25% — 9.00% 5.00% — 7.50% 4.00%% — 8.00%
Average TA6%% T.A2% 7.51% B.13%6 B8.22%
Change (Basis Points) - 26 - 35 + 103 + 94
Third Quarter 2025

CURRENT LAST QUARTER 1 YEAR AGO 3 YEARS AGO 5 YEARS AGO

OVERALL CAP RATE (OAR)"
Range 6.50% — 10.25% 6.50% — 10.25% 6.50% — 10.25% 6.00% — 9.25% 6.00% — 9.50%
Average B.40%: 8.40% B.50% T.23% 7.69%
Change (Basis Points) o =10 + 117 + 71

Based on all of this discussion, it is our opinion that a capitalization rate of 8.0% is appropriate
for the subject since the basement space is not as appealing as first floor space and may
therefore be more difficult to lease. This overall rate is considered reasonable based on a
typical five-year lease term, with periodic escalations built into the lease. The value of the
subject as shown through the Income Approach is summarized in the chart on the following
page.
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Net Operating Income $56,573 $7.10
Capitalization Rate 8.00%
Value Indicated $707,163 $88.75

Now we must deduct renovation costs since some renovations would likely be needed to

make it suitable for office space, as well as leasing costs. We have estimated renovation
costs at $10 per square foot (7,968 SF x $10/SF = $79,680), 6 months’ rent loss which is Y2 the
NOI ($56,573 / 2 = $28,287), and leasing commissions of 6% for 5 years ($56,573 x 6% x5 =

$16,972) to achieve stabilization:

Costs to Achieve Amount
Renovations $79,680
Rent Loss 528,287
Leasing Commissions $16,972
Total $124,939

Therefore, $707,163 - $124,939 = $582,224, rounded to $585,000.

MARKET VALUE BY INCOME APPROACH
As Is as of NOVEMBER 24, 2025

$585,000
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SALES COMPARISON APPROACH

The Sales Comparison Approach is based on the assumption that an informed purchaser
will pay no more for a property than the cost of acquiring an existing property of similar
utility. Typically, one would estimate the value of the subject property by comparing the
sales prices of recent transactions involving property similar to the subject. Adjustments are
made to each sale for dissimilarities as compared to the subject property. These
adjustments may include the date of sale, location, age, floor plan, condition, quality, size,
or external factors that may influence rents or occupancy levels. Typically, the reliability of
the sales comparison approach is based on a number of factors such as:

e Availability of comparable sales data.

e Verification of sales data.

o Degree of comparability to the extent that large or numerous adjustments are not necessary
to compensate for the differences between the subject property and the comparable sales
used.

We have found that the reliability of the sales comparison approach for traditional real
estate is excellent when valuing vacant land, single-family homes, or small commercial type
properties where there is more activity, a larger data base and greater degree of
comparability. For more complex and larger investment grade properties such as shopping
centers, office buildings, hotels and nursing homes, the requisite adjustments are often
numerous and the degree of accuracy with which they can be performed without a
considerable amount of subjectivity is problematic. As detailed previously, a humber of
factors must be verifiable and documented in process of making appropriate adjustments.

Date of Sale

Financing Terms and Conditions

Management Contracts or Service Contracts Involved
Location

Amenities

Income and Expense Data

Personal Property Included

Condition

Appeal

There are obviously other differences that must be adjusted in the marketplace. The
information from the sales analyzed will be used to determine a value estimate for the
subject property by the Sales Comparison Approach. The unit of comparison considered is
the price paid per square foot. We have selected three Fee Simple sales since we are
valuing the Fee Simple interest in the subject property.
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IMPROVED SALE ONE

LOCATION

ADDRESS 1925 E Main St.
Albemarle [NC

TAX REFERENCE NUMBER 6558-03-33-1909

SALES DATA
GRANTOR Pinehurst Capital Group, LLC
GRANTEE C & P Properties, LLC
DATE OF SALE July 24, 2025
DEED BOOK / PAGE 1889 872
LIST PRICE - ADJUSTED LIST PRICE $840,000 $840,000
PRICE / SF. - ADJ. PRICE / SF $214.29 $214.29
TERMS / CONDITION OF SALE Cash to seller Arm's Length
CONFIRMATION Deed

SITE DATA
LAND AREA - EXCESS LAND .68 Acres | Acres
BUILDING COVERAGE RATIO 13.23%

IMPROVEMENT DATA

IMPROVEMENT TYPE / SIZE Office 3,920 Sq.Ft.
CONSTRUCTION TYPE Masonry
YEAR BUILT - EFFECTIVE AGE 1999 10 Years
COMMENTS Fee Simple sale of an office in Albemarle.
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IMPROVED SALE TWO

LOCATION
ADDRESS 723 Aquadale Road
Albemarle [NC
TAX REFERENCE NUMBER 6547-01-27-1289
SALES DATA
GRANTOR PINES PROPERTY INVESTMENT, LLC
GRANTEE C & D RENTAL MANAGEMNET, LLC

DATE OF SALE

September 16, 2024

DEED BOOK / PAGE 1863 422
SALES PRICE - ADJUSTED SALE PRICE $995,000 $995,000
PRICE / SF. - ADJ. PRICE / SF $117.49 $117.49
TERMS O/ CONDITIONF SALE Cash to seller Arm's Length
CONFIRMATION Deed
SITE DATA

LAND AREA / EXCESS LAND 4516 Acres | Acres
BUILDING COVERAGE RATIO 4.31%

IMPROVEMENT DATA
IMPROVEMENT TYPE / SIZE Office 8,469 Sq.Ft.
CONSTRUCTION TYPE Masonry
YEAR BUILT - EFFECTIVE AGE 1996 10 Years

COMMENTS

Fee Simple sale of an office in Albemarle.
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IMPROVED SALE THREE

LOCATION

ADDRESS

210 & 222 Maiden Lane

Fayetteville

[NC

TAX REFERENCE NUMBER

0437-55-8192 and 0437-55-9160

SALES DATA

GRANTOR

UNITED WAY OF CUMBERLAND COUNTY (a/k/a UNITED WAY OF
CUMBERLAND COUNTY, INC.)

GRANTEE

STOUTRENTALS, LLC

DATE OF SALE

December 19, 2023

DEED BOOK / PAGE 11878 592

SALES PRICE - ADJUSTED SALE PRICE $680,000 $680,000
PRICE / SF. - ADJ. PRICE / SF $58.00 $58.00
TERMS CONDITION OF SALE Cash to seller Arm's Length

CONFIRMATION Deed
SITE DATA

LAND AREA / EXCESS LAND .8 Acres .Acres
BUILDING COVERAGE RATIO 33.65%

IMPROVEMENT DATA
IMPROVEMENT TYPE / SIZE Office 11,725 Sq.Ft.
CONSTRUCTION TYPE Masonry
YEAR BUILT - EFFECTIVE AGE 1966 30 Years

COMMENTS

Fee Simple sale of a two story office in Fayetteville.
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COMPARABLE SALES MAP
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SALES COMPARISON CHART
Subject 1 2 3

VALUATION DATE / DATE OF SALE Nov-25 Jul-25 Sep-24 Dec-23
BUILDING AREA (S.F.) 7,968 3,920 8,469 11,725
EFFECTIVE AGE 30Years 10 Years 10 Years 30 Years
SALE PRICE $840,000 $995,000 $680,000
ADJUSTED SALE PRICE $840,000 $995,000 $680,000
ADJUSTED PRICE PER SF $214.29 $117.49 $58.00
PROPERTY RIGHTS
FINANCING
CONDITIONS OF SALE
SUBTOTAL $214.29 $117.49 $58.00
CHANGING MARKET CONDITIONS +3% +5%
ADJUSTED PRICE $214.29 $121.01 $60.90
LOCATION +5%
AGE/CONDITION -10% -10%
SIZE -10% +5%
QUALITY / UPFITS
ACCESS / FRONTAGE / VISIBILITY +5% +5% +5%
BASEMENT SPACE -20% -20% -10%
TOTAL ADJUSTMENTS -35% -20% 0%
VALUE INDICATIONS $139.29 $96.81 $60.90

EXPLANATION OF ADJUSTMENTS

The following are generally accepted adjustment categories. The first four categories - real
property rights appraised, financing, conditions of sale, and market conditions (time) are
cumulative. Normally, a sale should be adjusted for the cumulative adjustment where the
remaining adjustments such as location and other physical characteristics are applied.
Location, physical characteristics, and other adjustments are additive, and may be in any
order. An explanation of each adjustment category is as follows:

PROPERTY RIGHTS APPRAISED

The real property rights conveyed are the first adjustment because the appraisal of the
subject property rights can only be compared to similar property rights. The subject is a fee
simple vacant property. The Comparable Sales are fee simple, therefore, no adjustments
for property rights were required.
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FINANCING

A financing adjustment is actually a specific motivation adjustment and often is not
capable of being accurately derived from the mathematical discounting process. Cash
equivalency is the adjustment of a sales price to an equivalent price if sold for cash absent
the contract terms of the loan. The adjustment may be negative to reflect favorable terms
to positive to reflect unfavorable terms. All of the comparable sales were cash transactions;
therefore, no financing adjustments were necessary.

CONDITIONS OF SALE (MOTIVATION)

Typical adjustments under this category include adjustments for plottage, purchasing
additional land for expansion, or other typically motivated sales. All the comparable sales
are considered arm’s length transactions and no adjustments were required.

MARKET CONDITIONS (TIME)

It is market conditions and not the passage of time that cause prices to change. This is an
example of the principle of change. A market conditions adjustment is a cumulative
adjustment within the sales comparison approach. The Comparable Sales occurred
between December 2023 to July 2025. Comparable Sales 2 (September 2024) and 3
(December 2023) are adjusted upward for improving market conditions.

LOCATION

The location of the comparable sales used in this report is compared to the subject. Factors
directly related to location as well as trends and characteristics such as population, labor
supply, and transportation and existing land uses are considered. Comparable Sales 1 and
3 are similar to the subject, and no adjustments were applied. Comparable Sale 2 is inferior
in location to the subject as it is in a more rural area, and a positive adjustment was made.

EEFFECTIVE AGE/CONDITION

The subject has an effective age of 30 years. Comparable Sales 1 and 2 both have an
effective age of 10 years, and negative adjustments were applied. Comparable Sale 3 has
an effective age of 30 years, and no adjustment was made.

SIZE

Adjustments are considered based on optimum size, and overall utility of the comparable
sales as compared to the subject. Economies of scale are often considered in this
adjustment when market proof supports the premise that the larger the building sizes the
lower the unit price and vice versa. Comparable Sale 1 is adjusted downward for its smaller
size. Comparable Sale 2 is similar to the subject, and no adjustment was applied.
Comparable Sale 3 is adjusted upward for its larger size.
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QUALITY

The construction of the Comparable Sales is of similar quality as the subject, and no
adjustments were applied.

ACCESS/FRONTAGE/VISIBILITY

For commercial properties, it is typically an advantage to be along the main roadway and
at an intersection with a traffic light. The subject is a corner parcel at an intersection with a
traffic light. The Comparable Sales are inferior to the subject as they all front along one
roadway; therefore, upward adjustments were applied.

BASEMENT SPACE

The subject contains 3,984 square feet of basement space. Comparable Sales 1 and 2 are
one story buildings (no basement), and downward adjustments were applied since one
story space typically sells at a higher price per square foot than basement space.
Comparable Sale 3 is adjusted downward for its second floor space, since second floor
space typically rents higher than basement space.

SALES COMPARISON APPROACH — RECONCILIATION

Before adjustments, the Comparable Sales ranged from $58.00 per square foot to $214.29
per square foot. After making the indicated adjustments, the adjusted Comparable Sales
ranged from $60.90 to $139.29 per square foot and are considered good indicators of the
subject’s value. The average of the Comparable Sales after adjustments is $99.00 per SF.
After analyzing all the data, we selected a value of $99.00 per square foot is appropriate
for the subject. Therefore, 7,968 SF X $99.00/SF = $788,832. We will make the same
deductions, which total $124,939 as we did in the Income Approach, since the Comparable
Sales were occupied at the time of sale, or will be occupied upon completion of the sales
transaction. Therefore, $788,832 - $124,939 = $663,893, which we have rounded to $665,000.

MARKET VALUE BY SALES COMPARISON APPROACH
As of NOVEMBER 24, 2025
$665,000
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RECONCILIATION AND SUMMARY OF VALUES

Final reconciliation is defined as the process of evaluating alternative value indications and
forming an opinion of value from the approaches used in this report. In this process, we
weigh the relative significance, applicability, and reliability of the indication of value
derived from each approach and place most credence on the one, which, in our
professional judgment, best reflects the actions and thought processes of market
participants. The following values are presented below:

MARKET VALUE CONCLUSIONS
Appraisal Premise Interest Appraised Date of Value Value Conclusion
Income Approach Fee Simple November 24, 2025 $585,000
Sales Comparison Approach Fee Simple November 24, 2025 $665,000

Experience indicates that different investors are inclined to pay varying amounts for the
same property. This phenomenon is due to variations in expectations of income production
potential, tax advantages or disadvantages, anticipated reversions, special financing, and
various other factors.

In this report, we are to provide an opinion of value for the Fee Simple interest in the subject
property. We have given emphasis to the Sales Comparison Approach, as the subject
would likely be an owner-user building.

FINAL VALUE CONCLUSION

Therefore, based on the information contained in this report, it is our opinion that the as-is
value of the Fee Simple interest for the subject property as of the effective date of valuation,
November 24, 2025 was $665,000.

FINAL MARKET VALUE
“AS IS” as of NOVEMBE 24, 2025
$665,000
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ASSUMPTIONS AND LIMITING CONDITIONS

GENERAL ASSUMPTIONS

1.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

The owner of record is assumed to have a free and clear fee simple title with no encumbrances that cannot
be cleared through normal channels.

The information on which this appraisal is based on has been obtained from sources normally used by FRED
H. BECK & ASSOCIATES, LLC and is considered to be reliable, but is in no sense guaranteed.

The information furnished by others is believed to be reliable. No warranty is given for its accuracy.

FRED H. BECK & ASSOCIATES, LLC reserves the right to alter its opinions of value on the basis of information
withheld or not discovered in the normal course of a diligent investigation.

The appraiser assumes no responsibility for the legal description or matters of a legal nature affecting the
property or the title thereto. The appraiser does not render any opinion as to title, which is assumed to be
good and marketable.

Responsible ownership and competent property management are assumed.

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

Itis 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.

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.

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 been previously made therefore. The
fee charged for this appraisal does not include payment for court testimony or for further consultation.

No opinion of an engineering nature is intentionally expressed or implied and no responsibility is assumed for
matters of this nature.

No survey was made especially for this appraisal. Property lines, area, etc., of record or otherwise provided,
are assumed to be correct.

No engineering survey has been made by the appraiser. Except as specifically stated, size and area were
taken from sources considered reliable and no encroachment of real property improvements is assumed to
exist.

Maps, plats and exhibits are for illustration only as an aid in visualizihg matters discussed within the report.
They should not be considered as surveys or relied upon for any other purpose.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil or structures that
render it more or less valuable. No responsibility is assumed for such conditions or for arranging for
engineering studies that may be required to discover them.

No opinion is expressed as to the value of subsurface oil, gas or mineral rights. The property is not subject to
surface entry for the exploration or removal of such materials except as is expressly stated.

Disclosure of the contents of the appraisal is governed by the Bylaws and Regulations of the professional
organizations with which FRED H. BECK & ASSOCIATES, LLC is affiliated.

Acceptance of and/or use of this report constitutes acceptance of these assumptions and limiting
conditions.

This report is intended to comply with the Code of Ethics and Standards of Professional Appraisal practice of
the Appraisal Institute. It is further intended to comply with the Uniform Standards of Professional Appraisal
Practice (USPAP) and the guidelines set forth by the Financial Institution’s Report, Recovery and Enforcement
Act of 1989 (FIRREA).
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LIMITING CONDITIONS

10.

11.

12.

13.

Possession of this report, or a copy, does not carry with it the right of publication.

Neither all nor any part of the contents of this report (especially any conclusions as to value, identity of the
appraisers or firm with which they are connected or any reference to the Appraisal Institute or the MAI or
SRA designations) shall be disseminated to the public through the advertising media or any other public
means of communication without the prior written consent and approval of FRED H. BECK & ASSOCIATES,
LLC and the signhatories of the report. Acceptance of and/or use of this report constitutes acceptance of
these restrictions.

The distribution, if any, of the total valuation in this report between land and improvements applies only under
the stated program of utilization. The separate allocations for land and buildings must not be used in
conjunction with any other appraisal and are invalid if so used.

The forecasts, projections or operating estimates contained herein are based upon current market
conditions, anticipated short term supply and demand factors and a continued stable economy. These
forecasts are, therefore, subject to changes in future conditions.

Load bearing capacity of subsoil is assumed to be adequate for the present utilization, but no borings or
engineering studies have been made especially for this appraisal and the value conclusion could be
affected by such information.

We have not been supplied with building plans and specifications, site plans, surveys or occupancy permits.
No responsibility or representation is assumed or made for any costs associated with obtaining same for any
deficiencies discovered before or after they are obtained.

We have personally inspected the subject property and found no obvious evidence of structural
deficiencies except as stated in this report; however, no responsibility for hidden defects or conformity to
specific governmental requirements, such as fire, building and safety or occupancy codes, can be assumed
without provision of specific professional or governmental inspections.

No termite inspection report was made available. We personally inspected the subject property and found
no significant evidence of termite damage or infestation.

Unless otherwise stated in this report, we make no representation or warranties as to the adequacy or
condition of appliances, electrical systems, plumbing and heating, air conditioning, presence of insulation,
adequacy or condition of structural systems or any other subsystem within the property. We assume no
responsibility for any costs incurred to discover or correct any deficiencies present in the property.

Unless otherwise stated, no consideration in the valuation process has been given mineral deposits (oil, gas,
coal, gravel, etc.) or timber, if any, that may be found on the subject.

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 appraisers, however, are not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation or other
potentially hazardous materials may affect the value of the property. The value estimate is predicated on
the assumption that there is no such material on or in the property that would cause a loss in value. No
responsibility is assumed for any such conditions or for any expertise or engineering knowledge required to
discover them. The client is urged to retain an expert in this field, if desired.

On January 26, 1992, The Americans with Disabilities Act (ADA) took effect. This report has not considered
this act and the impact it may have on the subject with respect to renovation cost and general compliance.
Should a report be provided which indicates a possible renovation, we reserve the right to amend this report.
The appraisers have prepared this report in compliance with the competency provision explicitly detailed in
the Uniform Standards of Professional Appraisal Practice (USPAP). The appraisers are fully experienced in the
appraisal of this product type (see Qualifications).
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QUALIFICATIONS OF THE APPRAISER
FRED H. BECK, JR., MAI, CCIM

FRED H. BECK & ASSOCIATES, LLC
8000 Corporate Center Drive, Suite 110
Charlotte, NC 28226

EDUCATION

Bachelor of Science Degree - Appalachian State University, Boone, NC

Business Administration

Completed The Appraisal Institute Courses:

Course 1A - Real Estate Appraisal Principles
Course 1B - Capitalization Theory and Techniques
Course 1l - Urban Properties

Course IV - Litigation

Standards of Professional Practice - Part A and B

Commercial Investment Real Estate Institute:

C1101 - Financial Analysis for Commercial Real Estate
C1201 - Market Analysis for Commercial Real Estate
C1404 - Tax Planning for Commercial Real Estate

EXPERIENCE

Formed Fred H. Beck & Associates, LLC (November 1994)

Formed Stout-Beck & Associates, Inc. (July 1987)

Appraising real estate since 1973

Principal and Broker In Charge of Torquay Realty, LLC — Charlotte, N.C. (August 2008 — Present)

PROFESSIONAL AFFILIATIONS

Member, The Appraisal Institute (MAI #7073)

Member, Commercial Investment Real Estate Institute (CCIM #5568)

State-Certified General Real Estate Appraiser, North Carolina Certificate No. A1329
State-Certified General Real Estate Appraiser, South Carolina Certificate No. CG1117
State-Certified General Real Estate Appraiser, Georgia Certificate No. 2627
State-Certified General Real Estate Appraiser, Virginia License No. 4001 013461

Real Estate Brokers License, North Carolina No. 26399

Real Estate Brokers License, South Carolina No. 2713

Real Estate Brokers License, Georgia No. 216546

Member, Charlotte Regional Commercial Board of Realtors
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MICHAEL T. SLATTERY

FRED H. BECK & ASSOCIATES, LLC
8000 Corporate Center Drive, Suite 110
Charlotte, NC 28226

EDUCATION

Bachelor of Arts — State University of New York, Albany, NY (1999) - Communications

Associates of Applied Science - State University of New York, Cobleskill, NY (1997) - Business

COMPLETED THE APPRAISAL INSTITUTE COURSES:

= Basic Appraisal Principles — Course 110 (2002)

= Basic Appraisal Procedures — Course 110 (2002)
= Residential Case Study — Course 210 (2003)

= Basic Income Capitalization — Course G1 (2006)
=  15-Hour National USPAP Course — (2006)

COMPLETED MERRILL INSTITUE — APPRAISAL EDUCATION NETWORK SCHOOL COURSES:

=  Principles of Income Property Appraising — Course G2 (2007)
= Applied Income Property Valuation — Course G3 (2007)

EXPERIENCE

Fred H. Beck & Associates, LLC — Charlotte, NC (July 2020 — Present)
e Commercial Staff Appraiser

Withers Engelke & Associates, LLC — Babylon, NY (January 2002 - July 2020)
e Commercial Staff Appraiser

PROFESSIONAL AFFILIATIONS

State-Certified General Real Estate Appraiser - North Carolina Certificate No. A8532
State-Certified General Real Estate Appraiser — South Carolina Certificate No. CG8059
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