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APPRAISAL REPORT

THE FOLLOWING REPORT IS INTENDED TO COMPLY WITH THE REQUIREMENTS SET FORTH UNDER THE FINANCIAL INSTITUTIONS REFORM,
RECOVERY, AND ENFORCEMENT ACT (FIRREA), THE INTERAGENCY APPRAISAL AND EVALUATION GUIDELINES, EFFECTIVE DECEMBER 10,
2010, AND THE UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE (USPAP), EFFECTIVE JANUARY 1, 2014.
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DATE OF REPORT 4/7/2015
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VALUATION CONCLUSION
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SUMMARY OF SALIENT FACTS & CONCLUSIONS
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Nashville / Davidson
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Mortgage Underwriting

To estimate the as is and at completion market values of the subject
property

3/19/2015 - As Is

8/1/2015 - At Completion

4/7/2015

Leased Fee Estate

2.29 /99,556 (+1.25 or 54,450 SF usable)
R10, Commercial PUD Overlay, Airport Overlay

Retail

I
Leased

100.00%

10,000

2015

0.10

Legally Conforming

Secondary retail or office use
Continued retail use

S
S

Est. MV by Income Capitalization App. S_

Reconciled At Completion Market Value $_

As Is Market Value
Prior Sale Date/Prior Sale Price

s

5/19/2005 / $0.00

Current List Price /Pending Sale Price N/a/ N/a

Current Tax Appraised Value

$527,300.00

Summary of Salient Facts & Conclusions
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ScoPE OF WORK

All three approaches to value were processed in this appraisal.

e Performed an inspection of the property

e Performed a level B market analysis

e Gathered & analyzed data to determine the highest & best use of the property, as vacant and as improved

e  Gathered and analyzed comparable land sales to determine the as is market value of the property by the
sales comparison approach

e  Gathered replacement cost data and estimated depreciation to derive the prospective market value of
the property, at completion, via the cost approach

e Gathered and analyzed comparable sales to derive the prospective market value of the property, at
completion, by the sales comparison approach

e Gathered and analyzed comparable lease data, operating expenses, and overall capitalization rates to
derive the prospective market value of the property, at completion, by the income capitalization approach

e Reconciled the three approaches to value into a single at completion value estimate

e Estimated the marketing time and exposure period for both the as is and at completion value estimates

DEFINITION OF MARKET VALUE
“Market value means the most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition 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 to be their own best
interests;
3. Avreasonable time is allowed for exposure to 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 a normal consideration for the property sold unaffected by special or creative

financing or sales concessions granted by anyone associated with the sale.” — Source: 12 CFR 34.42 (g).

Page | 1



A

Jones & Company, LLE
ASSIGNMENT CONDITIONS/SIGNIFICANT OBSERVATIONS & LIMITING CONDITIONS

We were furnished with a signed letter of intent and unsigned lease between the current owner and _
_. to lease the property, upon completion of construction. However, a signed lease was not available. This
report is subject to the extraordinary assumption that a signed lease is in place at the time of completion, executed

to the terms provided in the signed letter of intent/unsigned lease.

The provided letter of intent includes a use protection clause pertaining to other tenants within a shopping center.
However, because the subject property is being constructed as a stand alone store, this appraisal is subject to the

extraordinary assumption that this portion of the letter of intent will not apply to the subject property.

In addition, the Commercial PUD overlay on the subject site only allows for the construction of an 8,724 SF building.
Therefore, the property is being appraised under the extraordinary assumption that a revision to the PUD to allow

for the construction of the proposed improvements is approved.

This report is not subject to any other extraordinary assumptions or hypothetical conditions. The use of

extraordinary assumptions or hypothetical conditions may have an effect on assignment results.

IDENTIFICATION OF REAL ESTATE

property Name: |
Address: | EEEEEEE

City: Nashville

County: Davidson

State: TN

Zip: 37217

Tax Identification No.: _

Legal Description: Lot I shown on the Final Plat of_ of record in Instrument No. _,

Register's Office of Davidson County, Tennessee

Page | 2
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OWNERSHIP/PREVIOUS SALE DATA

current owner: |
Grantor: |
instrument No. | EEEEEEE

Prior Sale Date: 5/19/2005 Prior Sale Price: $0.00
Prior Sale Price/SF: $0.00 Is Prior Sale Arm’s Length?: No

Comments/Other recent sales:

Ownership in the subject property is currently vested in _ The subject is a portion

of a larger tract that was assembled in numerous transactions recorded under consecutive instrument numbers

_, Register's Office of Davidson County, Tennessee. There have been no

arms-length transfers of the subject property in the past five years

CURRENT LISTING/ CONTRACT INFORMATION

Pending Sale Price: N/a Current List Price: N/a
Pending Sale Price/SF: N/a Current List Price/SF: N/a
DOM: N/a

Comments:

The subject property is not listed for sale or under contract. The lot was previously listed for $- and was on
and off the market since February of 2009; however, the owner decided to develop the land. Originally listed for
$-, the price was lowered almost immediately to S- and stayed on the marker until May of 2011. The
lot was again listed for sale in December of 2012 for S- and was taken off the market in January of 2014.

Page | 3



SUBJECT LOCATION MAP (SUBJECT DELETED FOR CONFIDENTIALITY)
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LOCATION DESCRIPTION/MIARKET ANALYSIS
The subject property is located along the east side of_ in Nashville, Davidson County, Tennessee.

Primary access to the neighborhood from employment centers in Nashville is provided by _

- provides direct access to |-24 approximately two miles southwest of the subject property. Murfreesboro Pike

runs in a northwest/southeast direction through the center of the subject neighborhood, connecting Nashville to the

northwest to La Vergne, Smyrna, and Murfreesboro to the southeast.

The 2013 Annual Average Daily Traffic (AADT) along Murfreesboro Pike, in the direct vicinity of the subject property, was
estimated at 32,769 vehicles per day. Harding Place, Bell Road, Old Hickory Boulevard, and Sam Ridley Parkway all

connect I-24 to Murfreesboro Road, and provide access to the northern and eastern portions of the neighborhood.
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Approximately 70% of the subject’s neighborhood is developed, primarily with single-family residential land uses.
Commercial and industrial uses are concentrated along 1-24 and Murfreesboro Pike. Global Mall (formerly Hickory
Hollow Mall) is located along Bell Road in the western portion of the neighborhood. Land uses in the immediate vicinity
of the subject property are comprised mostly of commercial uses along major roadways with residential and institutional
uses scattered throughout the subject neighborhood on secondary roadways. The overall appearance of residential

improvements throughout the neighborhood is low cost to average.

Macro Study Area: Davidson County

2010 2014 A 2019 A
Population 626,681 653,548 4% 696,399 7%
Median HH Income $43,849.00 $50,513.00 15%

Micro Study Area/Neighborhood: SE Nashville Area

2010 2014 A 2019 A
Population 68,554 72,348 6% 77,639 7%
% Macro Study Area 11% 11% 11%
Median HH Income $47,474.00 $52,117.00 9%
% Macro Study Area 108% 103%

Population Trend: Positive

Household Income Trend: Positive

Neighborhood Character: Suburban

Neighborhood Life-Cycle Stage: Stability

County Unemployment Rate as of February 2015: 4.70%

Unemployment Rate Trend: Decreasing

Page | 6
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Population Trend (Davidson County)
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RETAIL MARKET ANALYSIS - MACRO & MICRO MARKET SUMMARY CHARTS

Total Retail Submarket Statistics

ling Inventory

Market

# Blds Total GLA

Direct SF

Vacancy

Total SF

YTD Net

Absorption

89,640

Jones ¢ Company, LLE

Year-End 2014

Quoted

Rates

Bellevue/W Nashville Ret 731 7,179,761 911,982 915,290 12.7% 131,516 X $14.55
Brentwood Ret 212 3,126,067 52,833 52,833 1.7% 109,256 80,676 580 $18.68
Columbia Ret 411 4,943,032 212,682 212,682 4.3% 27,481 0 0 $9.43
Cool Springs/Franklin Ret 670 11,375,161 395,729 397,333 3.5% 159,509 93,683 75,273 $18.73
Donelson-Hermitage Ret 525 6,482, 241,876 241,876 3.7% 113,781 13,200 0 $13.24
Downtown Ret 351 3,621.611 143,109 143,109 | 4.0% 92,246 22971 0 $20.74
Green Hills-Belle Mde Ret 203 3,617,060 108,706 108,706 3.0% (2,648) 0 0 $24.00
Hendersonvle-Gallatin Ret 807 8,162,024 397,350 402,386 4.9% 189,168 69,900 75,000 $15.28
Mt Juliet-Lebanon Ret 824 8,204,108 372910 372910 4.5% 6,021 77417 28,200 $14.08
North Nashville Ret 1,224 11,400,051 689,374 696,224 | 6.1% 24,102 12,731 0 | $12.30
Rutherford County Ret 1,166 14,017,492 1,030,572 1,039,572 7.4% 267,611 3,809 157,750 $15.11
Southeast Corridor Ret 1,183 12,565,699 1,448,952 1,646,295 13.1% 229,473 45,000 [0} $10.71
Vanderbilt-West End Ret 527 3,747,502 73,495 73,495 2.0% 946 0 0 $21.09
Source: CoStar Property®
Overall Nashville Retail Market - Net Absorption, Under Construction, & Vacancy
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RETAIL MARKET ANALYSIS - MACRO & MICRO MARKET SUMMARY CHARTS

Southeast Net Absorption, Under Construction, & Vacancy
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MARKET ANALYSIS CONCLUSION

As the overall Nashville market continues to improve; however, the Southeast submarket has struggled to keep up.
The subject submarket has a substantially higher overall vacancy rate relative to the Nashville retail market as a
whole, and asking lease rates have remained well below the Nashville average. Based on an overall view, demand

for retail space in the subject's market is considered below average at this time.

Page | 10
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ZONING

Zoning: R10, Commercial PUD Overlay, Airport Overlay

Intended uses: Retail, office, and residential uses

Zoning Ordinance URL: https://www.municode.com/library/tn/metro_government_of_nashville_and_davidson
_county/codes/code_of_ordinances?nodeld=CD_ORD_TIT17Z0

Min. Parking Required by Zoning for Current/Proposed Use (No. Spaces): 50

Existing/Proposed Parking (No. Spaces): 57

Zoning Compliance: Legally Conforming

Additional Comments: According to metro planning, the Commercial PUD allows for up to 8,724 SF of retail, office,

or residential use and does not expire. As stated previously, the property is being appraised under the extraordinary

assumption that rezoning to allow for the proposed improvements will be approved.

ZONING MAP (DELETED FOR CONFIDENTIALITY)

PROPERTY TAXES
Tax Identification No.: _
Tax Appraised Land Value: _ Tax Assessment Ratio: 40%
Tax Appraised Improvement Value: $0.00 Millage Rate/S100: $4.5160
Total Tax Appraised Value: _ Annual Tax Burden: $9,525.14
Greenbelt Value: N/a Annual Tax Burden/SF: $0.95

ESTIMATED TAX BURDEN - AT-COMPLETION
As the subject building is proposed, the following similar dollar stores have been analyzed to estimate the

prospective tax burden of the subject property upon completion:

Comp L Yr Built Imp.rovement Tax Appraised Improvement
Size (SF) Improvement Value/SF
1 6416 Nolensville Pike, Nashville 2013 9,479 $724,400 $76.42
2 1305 Antioch Pike, Nashville 1987 10,000 $818,100 $81.81
3 2724 Murfreesboro Pike, Nashville 2013 9,232 $852,300 $92.32

Based upon the tax comparables, a reasonable tax-appraised value for the proposed subject improvements is
estimated to be $82.00 per sq. foot ($- total). Utilizing the current tax appraised site value ($-), the
total value of the property is estimated to be S-. Therefore, given a 40% assessment ratio, and the 2014 tax
rate of $4.5160/5100, the annual tax burden of the proposed _ retail store, at completion, is estimated at

Page | 11
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5-. This equates to a projected tax burden of S- per sq. foot of building area (S- tax burden /

10,000 square feet).

| |4

Est. At Completion Tax Appraised Value: Annual Tax Burden: _

Annual Tax Burden/SF: |}

Page | 12



SITE DATA

Land Area (Ac.): 2.29

Land Area (SF): 99,556

Usable Land Area (SF): 54,450 (£1.25 acres)
Source of Land Area: Plat

Shape: Irregular

Topography: Mostly level

Vegetation: Cleared

Frontage: Primary

Access: Average

Utilities: All available

FEMA Flood Map/Date of Last Revision: 47037C0359F / 4/20/2001

Floodplain Encumbrance: None

oA

Jones & Company, LLE

Other Significant Easements/Encumbrances: Shared access/public utility and drainage easement, detention pond,

and 20' sewer easement

Prevailing Use of Surrounding Properties: Retail

Average Daily Traffic Count:
Year Road ADT

2013 Murfreesboro Pike 32,769

Primary Site Strengths: Located off a primary roadway and retail clutering in the direct vicinity of the lot

Primary Site Weaknesses: Large portion of the site is encumberred by easements, detention pond

Additional Comments: Access to the subject lot is available directly from _ via a common access

easement for the subdivision. The subject lot includes the area dedicated to the ingress/egress of the subdivision

which is approximately 0.734-acre or 31,970 square feet. Also, a detention pond encumbers the northeast portion

of the site. Therefore, based on GIS measurement, the total usable area of the lot excluding the ingress/egress area

and detention pond area is approximately 1.25 acres or 54,450 square feet. In addition, a 20-foot sanitary sewer

easement and public utility & drainage easement run east to west across the site.

Page | 13
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AERIAL IMAGE (DELETED FOR CONFIDENTIALITY)
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AERIAL IMAGE - USABLE LAND - (DELETED FOR CONFIDENTIALITY)
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PLAT/SURVEY - (DELETED FOR CONFIDENTIALITY)

Page | 16



PROPOSED IMPROVEMENT DATA

Improvement Summary

Building Type:
Proposed Use:
Proposed Occupancy:
% Leased:
Construction/Framing:
Exterior Construction:
Roof:

Gross Building Size (SF):
Net Rentable Area (SF):
Source of Bldg. Area:
Efficiency Ratio:
Building Year Built:

Overall Construction Quality:

Overall Property Condition:
HVAC:
FAR:

Parking Ratio (SF per space):

Interior Flooring:
Interior Walls:
Interior Ceiling:

Fire Suppression:

Retail

I

Leased

100.00%

Steel

Brick/Concrete block/Stucco
Membrane

10,000

10,000

Plans/Survey

100%

2015

Average

Average

Centrally heated and cooled
0.10

175

Polished concrete

Painted drywall

Acoustical tile

None

Jones ¢ Company, LLE
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Secondary Improvements:
[X] Asphalt parking lot (57 spaces) [_] Perimeter Fencing [X] Landscaping - Average
[ ] storage shed [_] Canopy [X] Dumpster Area

Actual Age (Years): 0
Overall Effective Age (Years): 0

Economic Life (Years): 45

Additional Comments: The proposed building will contain 10,000 SF. The ceiling height will be approximately 12'.
The interior will consist of 8,065 SF of sales floor area, 1,935 SF of non-sales area, and a 1,000 SF stockroom. The
interior finishes will consist of polished concrete flooring in the sales and office areas, concrete flooring in the
stockroom, and vinyl floors in the restrooms. The entire building will have acoustical tile ceilings with painted gypsum

board walls.

FLOOR PLAN (DELETED FOR CONFIDENTIALITY)
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SITE PLAN (DELETED FOR CONFIDENTIALITY)
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SITE PLAN/BUILDING SKETCH (DELETED FOR CONFIDENTIALITY)
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HIGHEST AND BEST USE — AS VACANT

Legally Permissible
The subject property is zoned R10 with a Commercial PUD Overlay which is intended for:

Retail, office, and residential uses

Physically Possible

The size of the site limits office and retail use to small scale development.

Financially Feasible

On a macro level, the real estate market has continued to recover from the recession. Lending has loosened, and market
sentiment is generally positive, though some underlying concerns exist with regard to potential interest rate risk. The
hardest hit market sectors continue to struggle to gain sustained positive momentum, and will likely lag the strongest

sectors and submarkets, which have generally trended positively over recent quarters.

As the overall Nashville market continues to improve; however, the Southeast submarket has struggled to keep up.
The subject submarket has a substantially higher overall vacancy rate relative to the Nashville retail market as a
whole, and asking lease rates have remained well below the Nashville average. Based on an overall view, demand
for retail space in the subject's market is considered below average at this time. Though the local office market has
shown more improvement than the retail market, like the retail market, the office market features below average
lease rates and above average vacancy rate. Based on current market conditions, neither office nor retail

development is considered financially feasible at this time.

Maximally Productive
Based on all pertinent factors, the maximally productive use of the subject is considered secondary retail or office

use.
Conclusion of Highest & Best Use — As Vacant

Secondary retail or office use

Most Probable Buyer — As Vacant: Owner/User or Local to Regional Investor
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HIGHEST AND BEST USE — AS IMPROVED (PROPOSED)

Legally Permissible

The proposed improvements represent a legally conforming use within the subject zoning district.

Physically Possible

The proposed subject improvements represent a:
[X] Physically possible use

[] Non-physically possible use

Financially Feasible
The proposed improvements have significant contributory value to the property as a whole. Therefore, the following

are considered financially feasible uses of the subject site, as improved, upon completion:

[X] Continued utilization of the existing improvements
[] Redevelopment of the existing improvements

[] Raze the subject improvements for redevelopment

Maximally Productive
Based on the preceding analysis, the maximally productive use of the property is considered continued use of the

existing improvements as a retail building.
Conclusion of Highest & Best Use — As Improved

Continued retail use

Most Probable Buyer — As Improved: National Investor

Page | 22



A

Jones & Company, LLE
VALUATION

The typical and theoretical real estate appraisal includes three separate but interrelated preliminary approaches to value,

which are correlated into a single final value conclusion. The preliminary approaches are summarized as follows:

1. The cost approach - based upon the estimated reproduction or replacement cost of the improvements less

accrued depreciation plus land value.

2. The sales comparison approach - a direct comparison of the property under appraisal with other similar

properties which have sold.

3. The income capitalization approach - a set of procedures in which an appraiser derives a value indication for
income-producing property by converting anticipated benefits into property value. This conversion is generally

accomplished using either direct capitalization or discounted cash flow analysis.
In the appraisal of a specific property, one or more of the approaches may be more applicable than the others, and

one or more of the approaches may be impractical because of the lack of suitable data in the market with which to

make comparisons. All three approaches to value were processed in this appraisal.
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CosT APPROACH

The cost approach is "a set of procedures through which a value indication is derived for the fee simple interest in a
property by estimating the current cost to construct a reproduction of (or replacement for) the existing structure,
including an entrepreneurial incentive, deducting depreciation from the total cost, and adding the estimated land
value. Adjustments may then be made to the indicated fee simple value of the subject property to reflect the value
of the property interest being appraised" (page 47, The Dictionary of Real Estate Appraisal, Fifth Edition, 2010, published

by the Appraisal Institute).

The following land sales and/or listings are considered comparable to the subject site and have therefore been

included in this analysis.
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Location:

Map/Parcel:

Size:

Zoning:

Topography:

Utilities:

Flood Zone:

2012 ADT Count (TDOT):

Sale Date:
Instrument No.:
Grantor:
Grantee:

Price:

Price/Sq. Foot:

Comments

6416 Nolensville Pike

Antioch, Davidson County, Tennessee 37013

181/289

2.36 acres (102,633 SF); approx. 1.35 acres (58,806 SF) usable
CS (Commercial Service)

Gently sloping raw land, partially wooded

All available

None

13,557 (south); 28,145 (north)

03/05/2013

20130306-0022099

Stacey J. Carter, Jeffrey P. Johnson, and Lori J. Kelley
Montgomery G. Turner, Sr.

$390,000

$6.63 (usable)

This represents the 2013 transfer of a 2.36-acre site located at the corner of Nolensville Pike and Lenox Creekside Drive
in Antioch, Tennessee. All utilities are available to the site. The site was purchased as raw land to build a Dollar General.
The site does not have direct access from Nolensville Pike; however, the adjacent lot to the north will have direct access
to Nolensville Pike, which will serve both lots. The site does have direct access from Lenox Creekside Drive. The property
is encumbered by a 20’ public utility and drainage easement and a 20’ sanitary sewer easement. In addition, a 36’ cross
access easement runs across the property from Lenox Creekside Drive to serve the adjacent lot. A portion of the lot is
encumbered by a hillside with tree cover. Deducting the front drainage basin and the steepest portion of the hillside,
only approx. 1.35 acres are estimated to be usable.
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Comparable Land Sale 2
A\ : TR

Location: 6401 Nolensville Pike
Nashville, Davidson County, Tennessee 37013
Map/Parcel: 181/276
Size: 1.55 acres (67,577 SF); all usable
Zoning: CL (Commercial Limited)
Zoning Overlay: OV-AIR
Topography: Level, clear
Utilities: All available
Flood Zone: None
2012 ADT Count (TDOT): 13,557 (south); 28,145 (north)
Sale Date: 12/27/2012
Instrument No.: 20121228-0120089
Grantor: Jacqueline D. Kelly
Grantee: Tisano Realty, Inc.
Price: $650,000
Price/Sq. Foot: $9.62

Comments

This represents the 2012 transfer of a 1.55-acre site located at the corner of Nolensville Pike and Holt Road in Antioch,
Tennessee. All utilities are available to the site. The western perimeter of the site is encumbered by a rock wall and the
site was completely graded prior to sale. The site was purchased for the development of a neighborhood shopping
center.
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Comparable Land Sale 3

Location: 6708 Nolensville Pike
Nashville, Davidson County, Tennessee
Map/Parcel: 181/286
Size: 3.00 acres (130,716 SF); mostly all usable
Zoning: SCC (Shopping Center Community in Mixed-Use PUD)
Topography: Level to gently rolling, very back portion slopes rather steeply uphill
Utilities: All available
Floodplain: None
2011 ADT Count (TDOT): 10,732
Sale Date: 6/10/2011
Instrument No.: 20110613-0045172
Grantor: Legg Investments-Nolensville LLC
Grantee: Goodwill Industries of Middle Tennessee, Inc.
Price: $1,320,232
Price/Sq. Foot: $10.10

Comments

This represents the sale of a 3.0-acre commercial lot located just off of Nolensville Pike near the Concord Road
intersection in southeast Davidson County. The lot is identified as Lot 12 within the Mill Creek Towne Centre. The lot is
located approximately 600’ northeast of Nolensville Pike at the back portion of a retail cluster. The site is accessible
from a 40’ private ingress/egress easement extending from Nolensville Pike through several parcels to the south.
Approximately 0.377 acres (16,425 SF) of the site is encumbered by a 50’ ingress/egress easement that extends along
the northern boundary of the parcel. The property was purchased for the development of a Goodwill convenience
center.
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Location: 5826 Nolensville Pike
Nashville, Davidson County, Tennessee 37211

Map/Parcel: 161/304

Size: 0.77 acres (33,549 SF); all usable
Zoning: CL (Commercial Limited)
Zoning Overlay: OV-AIR, OV-FLD
Topography: Level, clear

Utilities: All available

Flood Zone: Minimal

2012 ADT Count (TDOT): 28,145

Sale Date: 12/31/2012

Instrument No.: 20130111-0003552

Grantor: Wal-Mart Stores East, LP
Grantee: National Retail Properties, LP
Price: $360,000

Price/Sq. Foot: $10.73

Comments

This represents the 2012 transfer of a 0.77-acre site located along Nolensville Pike in Nashville, Tennessee. A 15
drainage easement runs across the site. A small portion of the southeastern corner of the site is located in the FEMA 500-
year floodplain; however, according to the plat, the property is not located in a FEMA floodplain. The deed contains
several restrictions on the type, size, and height of the building that can be constructed on the site. The lot benefits from
being an outparcel of Wal-Mart; however, it does not have direct access from Nolensville Pike.
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Location:

Map/Parcel:
Size:

Zoning:
Topography:
Utilities:
Floodplain:

2013 ADT Count (TDOT):

Sale Date:
Book/Page:
Grantor:
Grantee:

Price:

Price/Sq. Foot:

Comments

% N
Bl

Jones ¢ Company, LLE
Comparable Land Sale 5

2536 Murfreesboro Road

Nashville, Davidson County, Tennessee 37243
149-03/E/3

1.00 acre (43,772 SF); mostly all usable

MUL

Mostly level, cleared

All available

None

32,769

4/9/2014
20140425-0035101
PMT Properties, LLC
TW1, LLC

$650,000

$14.85

This is the sale of a 1.00-acre commercial lot located along Murfreesboro Pike in Nashville, Tennessee. A 24’ access
easement runs across the front of the site and a 25’ access easement runs across the back of the site. Access to the site
is available from a cross access easement and is not available directly from Murfreesboro road. The lot does contain

access directly from Lakevilla Drive.
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LAND COMPARABLE MAP (SUBJECT DELETED FOR CONFIDENTIALITY)
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LAND COMPARABLE SUMMARY TABLE
Comp No. Sale Date Zoning Sale Price Size (Ac.) Size (SF) Price/SF
1 3/5/2013 CS $390,000 1.35% 58,806 $6.63
2 12/27/2012 CL $650,000 1.55 67,577 $9.62
3 6/10/2011 ScC $1,320,232 3.00 130,716 $10.10
4 12/31/2012 CF $360,000 0.77 33,549 $10.73
5 4/9/2014 MUL $650,000 1.00 43,772 $14.85
Average $10.39
Median $10.10
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LAND VALUATION ANALYSIS

Land Sales Adjustment Grid

1 2 3 4 5
S/SF $6.63 $9.62 $10.10 $10.73 $14.85
Property Rights i+
Financing
Conditions of Sale
Expenditures
Market Conditions 4 4 4
Status
Location 4 4+ & o
Access/Visibility 4 4+ 4
Size
Shape
Topo/Site Prep 4
Encumbrances 4 44
Zoning
Overall 4 & ¥ 4+ &+
Adj. Sale Price $6.63 $9.62 $10.10 $10.73 $14.85

Green — Upward Adj., Red — Downward Adj., Orange/Blank — Similar / *Note that not all adjustments are equally weighted

The comparable sales were analyzed on a price square foot basis, which is generally the most widely utilized method
of valuing smaller land tracts. The sales ranged in price from $6.63 to $14.85 per square foot, with a mean sale price
of $10.39 per square foot and median sale price of $10.10 per square foot. Overall, the subject lot is considered most
similar to Comparable 1, a lot with significant encumbrances, similar to the subject. Based on a usable price per sg. foot,

the value of the subject property is estimated to fall just slightly above this sale.

The subject property was previously listed for $450,000 or $8.26 per square foot of usable area; however, the owner
decided to develop the land instead of selling it. The lot was on and off the market since February of 2009. Originally
listed for $490,000, the price was lowered almost immediately to $450,000 and stayed on the marker until May of
2011. The lot was again listed for sale in December of 2012 for $450,000 and was taken off the market in January of
2014.

Based on the comparable land sales and considering changes in market conditions, the price of the subject lot is

estimated as follows:

Est. Price per SF  Total SF Indicated Value Rounded

I sass0 D N

Page | 31



As Is MARKET VALUE (LAND VALUE CONCLUSION)

s

REPLACEMENT COST ESTIMATE

Marshall & Swift Valuation Service

Type Retail Store

Quality Average to Good ($78.82 to $103.77)

Class C

Size 10,000 SF

Base Cost (Sec. 13, Pg. 26, 05/2014) $ 91.30
Perimeter Multiplier 0.925
Height Multiplier 1.000
Current Multiplier 1.010
Local Multiplier 0.920

Adjusted Base Cost $ 78.47

Base Size-Sq. Feet 10,000

Base Cost of Building $ 784,733
Add: Asphalt Parking Lot (57 Spaces x 1,252/Space)® $ 71,364
Add: Concrete Sidewalk ($5.28/SF x 1,500 SF)2 $ 7,920
Add: Pylon Sign® $ 30,000

Total Direct Costs: $ 894,017
Add Indirect Costs at 15%: 134,102

Total Direct and Indirect Costs: $ 1,028,119

!Sec. 66, Pg. 3, 12/2013 - Surface Parking Lots ($1,361/Space x 1.00 x 0.92)
%3ec. 66, Pg. 2, 12/2013 - Concrete Sidewalk ($5.74/SF x 1.00 x 0.92)
*Taken from construction budget

B

Jones & Company, LL
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The estimated cosntruction cost by Marashall and Swift falls just - above the - estimate provided by

the borrower. Therefore, the provided construction budget is consdiered reasoable and will be utiliized herein.

Estimated Total Direct & Indirect Costs: ||| Gz
Entrepreneurial Profit: 10.00% or _*

Total Replacement Cost: _

*Based on interviews with market participants and developer interviews
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CoST APPROACH VARIABLES

Actual Age (Years): 0

Overall Effective Age (Years): 0

Economic Life (Years): 45

Incurable Physical Depreciation: 0% or $0.00
Deferred Maintenance: $0.00

Functional Obsolescence: $0.00
Economic/External Obsolescence: $0.00
Comments:

N/a

MARKET VALUE BY COST APPROACH
Total Replacement Cost:
Less: Incurable Physical Depreciation (0.00%)
Less: Deferred Maintenance (0.00%)
Less: Functional Obsolescence (0.00%)
Less: Economic/External Obsolescence (0.00%)
Total Accrued Depreciation: (0.00%)
Total Depreciated Replacement Cost:
Plus Land Value:
Indicated Market Value by Cost Approach:
Rounded:

PROSPECTIVE MARKET VALUE AT COMPLETION BY COST APPROACH

$0.00
$0.00
$0.00
$0.00

oA

Jones & Company, LLE
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SALES COMPARISON APPROACH

The sales comparison approach is "a set of procedures in which a value indication is derived by comparing the property
being appraised to similar properties that have been sold recently, then applying appropriate units of comparison
and making adjustments to the sale prices of the comparables based on the elements of comparison" (The Dictionary

of Real Estate Appraisal, Fifth Edition, 2010, published by the Appraisal Institute).
The sales comparison approach relies on four basic appraisal principles outlined as follows:

e Supply & Demand: This principle is based on interaction between buyer and seller, with buyers constituting
demand and sellers constituting supply, both acting in their own interests. Under typical market conditions
with all other variables remaining constant, prices will drop with an increase in supply or a decrease in
demand. Conversely, prices will rise with a decrease in supply or an increase in demand.

e  Substitution: This principle implies that a prudent person will not pay more to buy a property than it will
cost to buy a comparable substitute property with similar utility and desirability within a reasonable
amount of time. The reliability of this principle is diminished if substitute properties are not available in
the market.

e Balance: This principle relates to the balance between supply and demand within the market, which results
in continuous price volatility over time. In order for a property to reflect optimum market value, the
relationship between land and improvement and the relationship between a property and its environment
must both be in balance.

e Externalities: This principle considers the effect of positive and negative external influences on the
property, such as economic development and depression, as well as characteristics of surrounding

property uses.

The following sales and/or listings are considered comparable to the subject property and have therefore been

included in this analysis.
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COMPARABLE 1

Photograph of Property

Aerial

PHYSICAL DATA

Address:

City/Community:

County:

State:

Zip Code:

Average Daily Traffic Count (2013):
3-Mile Radius Population*:
3-Mile Radius Median Household Income*:
Property Type:

Current Use:

Land Area Acres / Sq. Feet:
Gross Building Area:

Floor Area Ratio (FAR):
Year of Construction (YOC):
Overall Condition:
Foundation:

Framing:

Exterior Construction:
Roofing:

HVAC:

Number of Stories:

Parking:

2557 Hwy 25 South
Greenwood
Greenwood

South Carolina

29646

7,500 - 11,000 vehicles
15,657

$24,708

Freestanding retail
Dollar Tree retail store
1.15 acres / £50,094 sq. feet
9,960 square feet

0.20

2013

Average

Concrete slab on-grade
Rigid steel

Concrete block/stucco
EPDM

Central

One

Available on-site; asphalt-paved surface

*Based upon 2014 figures supplied by STDBonline

SALE DATA

Deed: 1403/293

Date: 3/14/2014

Property Rights: Leased fee

Grantor: Browning Greenwood, LLC
Grantee: Chloevtal, LLC

Tenant: Dollar Tree

Consideration: $1,381,120
Consideration per SF: $139

Net Operating Income: $103,584
Indicated Ro: 7.50%
Financing: Cash to seller

Leilani Todeski, Broker
(818) 212-2726

Information Source:

Comments: All details of the transaction were confirmed directly with the listing broker. The net lease with Dollar Tree
commenced on 12/30/2013 and extends 10 years at a flat rate of $10.40/SF with three 5-year extensions increasing 5% at each
option renewal. The landlord is only responsible for the roof and structure.
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COMPARABLE 2

Photograph of Property

Aerial

PHYSICAL DATA

Address:

City/Community:

County:

State:

Zip Code:

Average Daily Traffic Count (2013):
3-Mile Radius Population*:
3-Mile Radius Median Household Income*:
Property Type:

Current Use:

Land Area Acres / Sq. Feet:
Gross Building Area:

Floor Area Ratio (FAR):
Year of Construction (YOC):
Overall Condition:
Foundation:

Framing:

Exterior Construction:
Roofing:

HVAC:

Number of Stories:
Parking:

416 N 26t Street
Artesia

Eddy

New Mexico

88210

N/a

13,965

$48,762

Freestanding retail
Dollar Tree retail store
0.91 acre / 39,639 sq. feet
9,000 square feet

0.23

2013

Average

Concrete slab on-grade
Rigid steel

Concrete block/stucco
Corrugated metal
Central

One

Available on-site; asphalt-paved surface

*Based upon 2014 figures supplied by STDBonline

SALE DATA

Deed: 978/664 Consideration: $1,395,000
Date: 6/24/2014 Consideration per SF: $155
Property Rights: Leased fee Net Operating Income: $99,000
Grantor: Buller Family Partnership Indicated R,: 7.10%
Grantee: Centennial Artesia & Artesia Pav., Financing: Cash to seller

LLC
Tenant: Dollar Tree Information Source: Robert Gallegos, Broker

(505) 453-3576

Comments: All details of the transaction were confirmed with the listing broker through LoopNet. The lease with Dollar Tree
commenced on 9/13/2013 and extends 10 years at a flat rate of $11.00/SF with two 5-year extensions at $11.75/SF and
$12.50/SF. The landlord is only responsible for the roof and structure.
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COMPARABLE 3

PHYSICAL DATA

Address:

City/Community:

County:

State:

Zip Code:

Average Daily Traffic Count (2013):
3-Mile Radius Population*:

3-Mile Radius Median Household Income*:

Property Type:

Current Use:

Land Area Acres / Sq. Feet:
Gross Building Area:

Floor Area Ratio (FAR):
Year of Construction (YOC):
Overall Condition:
Foundation:

Framing:

Exterior Construction:
Roofing:

HVAC:

Number of Stories:
Parking:

1321 S. Highland Avenue
Jackson

Madison

Tennessee

38301

32,285 vehicles

12,729

$23,660

Freestanding retail
Dollar Tree retail store
1.35 acres / £58,806 sq. feet
10,000 square feet

0.17

2014

Average

Concrete slab on-grade
Rigid steel

Concrete block/stucco
Corrugated metal
Central

One

Available on-site; asphalt-paved surface

*Based upon 2014 figures supplied by STDBonline

SALE DATA
Deed: D725/1774 Consideration: $1,703,700
Date: 9/23/2014 Consideration per SF: $170
Property Rights: Leased fee Net Operating Income: $115,000
Grantor: Gary A. Taylor Indicated R,: 6.75%
Grantee: Wallace Company Financing: Cash to seller
Tenant: Dollar Tree Information Source: Ben Truex, Broker

(731) 668-1893

Comments: All details of the transaction were confirmed directly with the listing broker. The lease with Dollar Tree commenced
in 2014 and extends 10 years at a flat rate of $11.50/SF with three 5-year extensions increasing $0.50/SF at each option renewal.
The broker noted the property was only on the market for two days.
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COMPARABLE 4

Photograph of Property

Aerial

PHYSICAL DATA

Address:
City/Community:
County:

State:

Zip Code:

Average Daily Traffic Count (2013):
3-Mile Radius Population*:
3-Mile Radius Median Household Income*:

Property Type:
Current Use:

Land Area Acres / Sq. Feet:

Gross Building Area:
Floor Area Ratio (FAR):

Year of Construction (YOC):

Overall Condition:
Foundation:
Framing:

Exterior Construction:

Roofing:

HVAC:

Number of Stories:
Parking:

1000 Plaza Drive (2640 Simpson Road)
Kissimmee

Osceola

Florida

34743

20,500

64,774

$42,492

Freestanding retail

Dollar Tree retail store

1.35 acres / £58,806 sq. feet
10,499 square feet

0.18

2013

Average

Concrete slab on-grade
Rigid steel

Concrete block/stucco
EPDM

Central

One

Available on-site; asphalt-paved surface

*Based upon 2014 figures supplied by STDBonline

SALE DATA
Deed: 4616/0326 Consideration: $1,983,144
Date: 5/23/2014 Consideration per SF: $189
Property Rights: Leased fee Net Operating Income: $133.862.25
Grantor: BVL Investments, LLC Indicated R,: 6.75%
Grantee: Green & Lee Dollar Tree, LLC Financing: Cash to seller
Tenant: Dollar Tree Information Source: Bill Smith, Broker

(407) 812-8000

Comments: All details of the transaction were confirmed directly by the listing broker. Although the recorded deed and LoopNet
show a sale price of $1,983,200, the broker reported the sale price to be $1,983,144. The lease with Dollar Tree commenced in
October of 2013 and extends 10 years at a flat rate of $12.75/SF with two 5-year extensions increasing $0.50/SF at each option
renewal. The landlord is only responsible for the roof and structure.
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SALES COMPARABLE IMIAP (SUBJECT DELETED FOR CONFIDENTIALITY)
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SALE COMPARABLE SUMMARY TABLE
Sale No. Sale Date Location Yr Built Size Price NOI Price/SF  Cap Rate
3/14/2014 Greenwood, SC 2013 9,960 $1,381,120 $103,584 $139 7.50%
2 6/24/2014 Artesia, NM 2013 9,000 $1,395,000 $99,000 $155 7.10%
3 9/23/2014 Jackson, TN 2014 10,000 $1,703,700 $115,000 $170 6.75%
4 5/23/2014 Kissimmee, FL 2013 10,499 $1,983,144 $133,862 $189 6.75%
Min 9,000 $1,381,120 $99,000 $139 6.75%
Max 10,499 $1,983,144 $133,862 $189 7.50%
Mean 9,865 $1,615,741 $112,862 $163 7.02%
Median 9,980 $1,549,350 $109,292 $163 6.92%
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Current Listings
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In addition to the comparable sales, the following market listings of similar _ investments properties have

been considered:

Comp No. Location Yr Built Size List Price NOI Price/SF  Cap Rate
1 Sante Fe, NM 2015 10,500 $2,016,000 $126,000 $192 6.25%
2 Goose Creek, SC 2015 10,620 $1,741,680 $108,855 S164 6.25%
3 Newman, GA 2015 10,101 $1,696,968 $106,061 $168 6.25%
4 Mobile, AL 2015 10,000 $1,851,852 $125,000 $185 6.75%
5 New Richmond, WI 2013 8,000 $1,104,000 $76,000 $138 6.88%
6 Pleasantville, NJ 2015 9,000 $1,736,871 $121,581 $193 7.00%

Min 2013 8,000 $1,104,000 $76,000 $138 6.25%
Max 2015 10,620 $2,016,000 $126,000 $193 7.00%
Mean 2015 9,704 $1,691,229 $110,583 $173 6.56%
Median 2015 10,051 $1,739,276 $115,218 $177 6.50%

The listings range in total price from $1,104,000 to $2,016,000 with a mean price of $1,691,229 and a median price

of $1,739,276. They range in unit price from $138 per square foot to $193 per square foot with a mean unit price of

$173 per square foot and a median unit price of $177 per square foot. An upward adjustment to Comparable 5 is

warranted for time remaining on the primary lease term.

For comparison purposes, the pertinent traffic count and demographic data that applies to the subject property is as

follows:

I \ashville, Tennessee

2013 Average Daily Traffic Count per TDOT: 32,769

2014 3-Mile Ring Population per STDB: 65,949

2014 3-Mile Ring Median Household Income per STDB:

$43,916
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SALES COMPARISON VALUATION ANALYSIS

Sales Adjustment Grid

1 2 3 4
S/SF $139 $155 $170 $189
Property Rights
Financing
Conditions of Sale
Expenditures
Market Conditions 4 4 .’y

Status

Location 4 4 4 4
Access

Visibility I I I I
Size

Age/Condition

Construction Quality

FAR

FAR Utility

Ancillary Site Imp.

Overall 4 4 = I
Adj. Sale Price $139 $155 $170 $189

Green — Upward Adj., Red — Downward Adj., Orange/Blank — Similar / *Note that not all adjustments are equally weighted

The comparable sales were analyzed on a price square foot basis. The four sales ranged in price from $139 to $189
per square foot, with an average sale price of $163 per square foot and a median sale price of $163 per square foot.
Significant emphasis has been placed on Comparable Sale 3, which is the most recent transfer included in this

analysis.

Est. Price per SF  Total SF Indicated Value Rounded

I ooco NN N

PROSPECTIVE MARKET VALUE AT COMPLETION BY SALES COMPARISON APPROACH
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INCOME CAPITALIZATION APPROACH

The income capitalization approach is a "set of procedures through which an appraiser derives a value indication for
an income-producing property by converting its anticipated benefits (cash flows and reversion) into property value.
This conversion can be accomplished in two ways. One year’s income expectancy can be capitalized at a market-
derived capitalization rate or at a capitalization rate that reflects a specified income pattern, return on investment,
and change in the value of the investment. Alternatively, the annual cash flows for the holding period and the
reversion can be discounted at a specified yield rate" (page 99, The Dictionary of Real Estate Appraisal, Fifth Edition,

2010, published by the Appraisal Institute).

For the purposes of this analysis, the direct capitalization technique was utilized, capitalizing a single year’s projected net

operating income into an estimate of market value.
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 income estimate by an appropriate rate or by multiplying the

income estimate by an appropriate factor" (page 83, The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute).

The subject property consists of a proposed freestanding retail building that will be leased to Dollar Tree Stores, Inc. upon

completion. A lease synopsis identifying key terms of the lease agreement is included on the following page.
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PROPOSED SUBJECT LEASE SYNOPSIS

Tenant: I

Leasable Area: 10,000 SF

Lease Term: 10 years

Commencement: August 1, 2015 (estimated)

Expiration: 10 years from commencement

Extension Options: Three consecutive 5-year extension options

Years 1-10 Base Rent:
1%t Option Rent:

2" Option Rent:

37 Option Rent:

Lease Structure: Net

Utilities: Paid by Tenant

Real Estate Taxes: Reimbursed by Tenant
Insurance: Reimbursed by Tenant
Maintenance: Paid by Tenant
Structure & Roof: Paid by Landlord
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Company and Lease Overview & Comparison

Until recently, _ was not rated by Moody’s or S&P; however, in early 2015 Moody’s assigned a Corporate
Family Rating of Ba2 CFR. The full article follows (www.moodys.com/research/Moodys-assigns-first-time-Ba2-CFR-to-

Dollar-Tree-Inc--PR_308012):

“New York, January 26, 2015 -- Moody's Investors Service today assigned a Corporate Family Rating of Ba2,
a Probability of Default Rating of Ba2-PD and a speculative grade liquidity rating of SGL-1 to _, Inc.

Moody's also assigned a Bal rating to the company's proposed senior secured $1,250
million term revolving credit facility maturing 2020, the proposed $500 senior secured term loan A maturing
2020 and the proposed $5,200 million term loan B maturing 2022. Additionally, Moody's assigned a Ba3
rating to the company's proposed $2,500 million senior unsecured notes maturing 2023. The outlook is
stable.

The proceeds of the proposed new debt will be used to acquire
The acquisition will add approximately 8,101 stores to existing store base of 5,077 stores in

the U.S. and 205 stores in Canada. The acquisition is subject to regulatory review and is expected to close
in first half of 2015. Moody's anticipates some store divestitures will be mandated by the regulators as part
of the approval of the transaction. This is a first time rating for _ All ratings are subject to
satisfactory review of final documentation and closing of the Family Dollar acquisition.

The transaction also anticipates the rollover of $300 million in legacy _ notes (currently rated
Baa3 on review for downgrade) as part of the new capital structure. Post closing the legacy notes will be
senior secured obligations of _ If the transaction closes as anticipated these notes will be
downgraded to Bal from their current rating of Baa3.

"Although a transaction of this size comes with significant execution and integration risks, the combination
of_ will create the largest _ chain in North America with compelling
industry dynamics, large scale and opportunities to create synergies and supply chain efficiencies that could
enhance profitability and top line growth", Moody's Senior Analyst Mickey Chadha stated. "Proforma
leverage will be high but we expect credit metrics to improve significantly within 18-24 months of closing
of the transaction", Chadha further stated.

RATINGS RATIONALE

The Ba2 Corporate Family Rating anticipates the closing of the _ transaction and reflects the
combined company's sizable scale and complementary business models across fixed and multi-price points.
Moody's views the dollar store sector favorably and expects that it will continue to grow given its low price
points and convenient locations which will continue to resonate with financially constrained consumers.

stores are mostly suburban whereas _ stores are urban and rural giving the
combined company a complementary geographic footprint with a broad assortment of merchandise.
Ratings are also supported by the company's very good liquidity. The ratings also reflect the significant
execution and integration risks associated with the acquisition and the considerable challenges associated
with improving the weak operating performance of _ management has vast
experience in the discount retailing space and has demonstrated its ability to increase profitability and
traffic while growing the overall store base and therefore Moody's expects that operating performance of
the _ store base willimprove as new management implements strategies to streamline sourcing
and procurement, invest in price and optimize product offerings to improve traffic. Operating efficiencies
and strategic initiatives to minimize costs are also expected to reduce expenses and improve cash flow
generation of the combined company. Therefore despite _ credit metrics being weak at closing
Moody's expects them to improve significantly in the near to medium term - debt/EBITDA and
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EBITA/interest including lease adjustments is expected to be below 5.0 times and about 3.0 times
respectively within 18-24 months of closing of the transaction.

The following ratings are assigned:

Corporate Family Rating at Ba2, Probability of Default Rating at Ba2-PD, Proposed $1,250 million senior secured
revolving credit facility maturing 2020 at Bal (LGD3), Proposed $500 million senior secured Term Loan A maturing 2020
at Bal (LGD3), Proposed $5,200 million senior secured term loan maturing 2022 at Bal (LGD3), Proposed $2,500 million
senior unsecured notes maturing 2023 at Ba3 (LGD5), Speculative Grade Liquidity Rating at SGL-1

_ stable outlook incorporates Moody's expectation that the integration of the acquired _
operations and store base will be smooth and without any major issues that result in a negative impact on the operating

performance of the combined entity. The stable outlook also incorporates Moody's expectation that the company's
credit metrics will demonstrate consistent and sustained improvement through increased EBITDA generation and debt
prepayments.

A ratings upgrade will require sustained positive same store sales growth, debt/EBITDA approaching 4.0 times,
EBITA/interest sustained above 3.25 times, and very good liquidity.

Ratings could be downgraded if debt/EBITDA is sustained above 4.75 times and EBITA/interest is sustained below 2.5
times. Ratings could also be downgraded if liquidity deteriorates or if the integration of the acquired
stores does not result in expected synergies and improvement in overall profitability of the combined company.

The principal methodology used in this rating was the Global Retail Industry published in June 2011. Other
methodologies used include Loss Given Default for Speculative-Grade Non-Financial Companies in the U.S., Canada and
EMEA published in June 2009. Please see the Credit Policy page on www.moodys.com for a copy of these
methodologies.

operates a total of 5,282 discount retail stores in the U.S. and Canada. Combined with
. the company will have about 13,178 stores all across the U.S. and 205 stores in Canada under the

. Proforma revenues of the combined companies will be about

$18.9 billion.”

Lease Comps

Sale No. Sale Date Size Sale Price NOI Cap Rate NOI/SF Lease Term Options

1

2
3
4

3/14/2014 9,960 $1,381,120 $103,584 7.50% $10.40 10 yrs 3, 5-yr, 5%/yr

6/24/2014 9,000 $1,395,000 $99,000 7.10% $11.00 10 yrs 2,5-yr, $0.75/yr
9/23/2014 10,000 $1,703,700 $115,000 6.75% $11.50 10 yrs 3, 5-yr, $0.50/yr
5/23/2014 10,499 $1,983,144 $133,862 6.75% $12.75 10 yrs 2, 5-yr, $0.50/yr

Min $99,000 6.75% $10.40
Max $133,862 7.50% $12.75
Mean $112,862 7.02% $11.41
Median $109,292 6.92% $11.25
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MARKET RENT ANALYSIS

As shown in the preceding table, rental rates at _ facilities in that exhibit similar characteristics to the subject
property range from $10.40 to $12.75 per sq. foot with a mean indication of $11.41 per sq. foot and a median of $11.25
per sq. foot. The lease agreement in place for the subject property reflects an annual rent of $11.50 per square foot,
which falls within the range exhibited by the comparables. Given the characteristics of the subject improvements, this

lease rate is considered indicative of market rent for the building.

Market Rent Conclusion: $11.50 per sq. foot

Vacancy and Credit Loss

Due to the perceived strength of the lessee and the term of the lease agreement, no deduction for credit loss or vacancy

is necessary. This assertion is supported by available market data and discussions with active market participants.

Estimate of Vacancy & Collection Loss: 0%
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Operating Expenses:

Operating expenses are the "periodic expenditures necessary to maintain the real property and continue the production
of the effective gross income, assuming prudent and competent management” (page 139, The Dictionary of Real Estate

Appraisal, 5™ Edition).

As stated, the subject property is leased on a net lease agreement, whereby the tenant is responsible for all operating
expenses except the building structure and roof; however, a deduction for these components is not typical due to the
recent construction dates and warranties provided by the builders. In addition, investors do not typically deduct these
possible expenses and no deductions for these items were made when analyzing the comparables. Based upon the

nature of the subject property, a deduction for management expenses is not considered necessary.

Based on the subject lease agreement, the subject's potential gross income (PGI) and net operating income (NOI) are

equivalent. Therefore, the subject’s net operating income (NOI) is equal to the potential gross income of $115,000.

OVERALL CAPITALIZATION RATE
The estimated net operating income is divided by an appropriate overall capitalization rate to produce a value indication.

The best method of selecting an overall capitalization rate is from available market data.

The recent_ sales exhibit a range of capitalization rates between 6.75% and 7.50% with a mean and median
of 7.02% and 6.92%, respectively. The table below illustrates overall capitalization rates extracted from the recent sales
included in the sales comparison approach:

Comparables Cap Rates

7.60% - 7.50%
7.40% -

7.20% - 7.10%

6.75% 6.75%
6.40% - I
6.20%
2 3

Comparable Sale No.

Capitalization Rate

o o N

o ® O

© © o

X X R
1
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Median Asking Cap Rate By Region

(DELETED FOR CONFIDENTIALITY)

Based on the preceding data and market trends, a cap rate of 6.75% is deemed appropriate for the subject property.
By applying this overall rate to the estimated net operating income of $115,000, the market value of the subject

property is estimated as follows:

VALUATION BY INCOME CAPITALIZATION APPROACH
Contract Rent
Market Rent
Potential Gross Rental Income
Plus: Additional Income
Plus: Expense Reimbursements
Potential Gross Income:
Less: Vacancy & Collection Loss at 0.00%
Effective Gross Income:
Less: Operating Expenses
Net Operating Income

+ Overall Capitalization Rate

As Is Market Value

Rounded

PROSPECTIVE MARKET VALUE AT COMPLETION BY INCOME CAPITALIZATION APPROACH
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RECONCILIATION

PROSPECTIVE MARKET VALUE AT COMPLETION BY COST APPROACH: S_
PROSPECTIVE MARKET VALUE AT COMPLETION BY SALES COMPARISON APPROACH: $_
PROSPECTIVE MARKET VALUE AT COMPLETION BY INCOME CAPITALIZATION APPROACH: $_

As stated in the Highest & Best Use analysis, the most likely buyer is considered a national investor. As such, most
weight has been placed on the income capitalization approach to value, supported by the sales comparison
approach. The cost approach fails to consider the prospective lease; therefore, less emphasis was placed on the cost

approach.

RECONCILED MARKET VALUE — AT COMPLETION

MARKETING & EXPOSURE TIME — AT COMPLETION
The following chart shows the average months to sale for net investment retail building sales under 15,000 SF in

the State of Tennessee since 2012, according to CoStar:

5

Median Months to Sale

12 13 14

MARKETING TIME: 12 months or less

ExPOSURE TIME: 12 months or less

Page | 49



oA

Jones & Company, LLE
As Is MARKET VALUE

S

MARKETING & EXPOSURE TIME — As IS
The following chart shows the average months to sale for land sales between 0.50 and 5 acres within a 5 mile

radius of the subject since 2012, according to CoStar:

30
25
20
15

10

Median Months to Sale

12 13 14

MARKETING TIME: 12 to 24 months

EXPOSURE TIME: 12 to 24 months
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CERTIFICATION

| certify that, to the best of my knowledge and belief...

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

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

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

4. | have no bias with respect to the 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, Title XI of FIRREA, and the Code of Ethics of the Appraisal
Institute.

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

9. Ben G. Jones has not made a personal interior/exterior inspection of the property that is the subject of this report.
John T. Souder made a personal inspection of the property that is the subject of this report.

10.John T. Souder, Registered Trainee ID No. 4586 provided significant professional assistance to the person signing
this report, including market research and analysis, and report writing, subject to the review of the person(s) signing
this report.

11. As of the date of this report, |, Ben G. Jones, MAI have completed the requirements of the continuing education
program of the Appraisal Institute.

12. Ben G. Jones hereby certifies that he is a Tennessee State Certified General Real Estate Appraiser and his
certificate number is CG-3082.

13. Ben G. Jones has not rendered any professional services pertaining to the subject property in the last three years.

5.4

Ben G. Jones, MAI, CCIM

Certified General Real Estate Appraiser
License No. 3082

Principal

B.G. Jones & Company
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GENERAL ASSUMPTIONS & LIMITING CONDITIONS

This appraisal report and resulting estimate of value is subject to the following assumptions and limiting conditions:

10.

11.

12.

13.

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. Therefore, these
forecasts are subject to changes in future conditions. Value estimates in this appraisal report are stated in
United States currency as of the date of appraisal.

No responsibility is assumed for the legal description or for matters including legal or title considerations. Title
to the property is assumed to be good and marketable and in Fee Simple, unless otherwise stated in the report.
The property is appraised free and clear of all existing liens and encumbrances, including deed restrictions and
developers agreements, unless otherwise stated in this appraisal report.

Information furnished by others is believed to be true, correct, and reliable. A reasonable effort has been
made to verify such information; however, no responsibility for its accuracy is assumed by the appraiser(s).
Maps, plats, and exhibits included in this appraisal report are for illustration only, as an aid in visualizing
matters discussed within the report. They should not be considered as surveys or relied upon for any other
purpose. The appraiser(s) has not made a survey of the property, and no responsibility is assumed in
connection with such matters.

The physical condition of the improvements described herein was based on a visual, walk-through inspection.
No liability is assumed for the soundness of structural members, building components, mechanical equipment,
plumbing, or electrical components as no professional tests were made of the same. The appraiser(s) assumes
that no hidden or unapparent conditions of the property, subsoil, or structures exist, which would render the
property more or less valuable. The appraiser(s) assumes no responsibility for such conditions, or for
engineering which might be required to discover such factors. The appraiser(s) recommends that the client
obtain an opinion from a competent engineering firm.

Itis 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 this appraisal report.

It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless
a nonconformity has been stated, defined, and considered in this 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(s) contain in this report is based.
It is assumed that the utilization of the land and improvements is within the boundaries or property lines of
the property described and that no encroachment or trespass exists, unless noted in this appraisal report.
Value estimates in this appraisal report apply only to the entire property, and cannot be prorated to individual
portions or fractional interests. Any proration or division of interest will invalidate the value estimate(s), unless
such proration or division of interests is set forth in this appraisal report.

The appraiser(s) is not required to give testimony or attendance in court by reason of this appraisal, with
reference to the property in question, unless arrangements have been made previously therefore. The fee
charged for this appraisal does not include payment for court testimony or for further consultation.

Unless otherwise stated in this appraisal report, the appraiser(s) did not observe the existence of hazardous
material, which may or may not be present on the property. The appraiser(s) has no knowledge of the
existence of such materials on or in the property. The appraiser(s), however, is not qualified to detect such
substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other
potentially hazardous materials may affect the value of the property. Value estimates within this appraisal
report are predicated on the assumption that there is no such material on or in the property that would cause
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a loss in value. No responsibility is assumed for any expertise or engineering knowledge required to discover

them. The appraiser(s) recommends that appropriate experts be retained to investigate and determine to
what extent, if any, such substances are present and what risks, if any, are involved.

The determination concluded in this appraisal, as to whether or not the subject property is located within a
Flood Hazard Zone, is based solely on an inspection of available Flood Insurance Rate Map(s) (FIRM) which are
distributed by the National Flood Insurance Program (NFIP) and local GIS records (where available). The NFIP
maps represent the most recent revisions available after reasonable investigations. Although these maps are
the basis for flood hazard determination, the map scale is typically not adequate for accurate comparisons
with other maps and/or surveys. Therefore, the determination presented herein regarding location of the
subject property outside or within a flood hazard zone should not be construed as a guarantee or certification.
Certification of this can only be provided by a qualified engineer and/or surveyor. If there is any possibility that
the subject is within an identified flood hazard zone, we recommend that the property should be covered by
adequate flood insurance.

Unless otherwise noted in this appraisal report, no consideration in the valuation process has been given to
subsurface rights (minerals, oil, water, etc.) that may be found on the subject property.

Any proposed or incomplete improvements included in this appraisal report are assumed to be completed in
accordance with approved plans and specifications and in a workmanlike manner.

The appraiser(s) reserves the right to alter opinions of value contained in this appraisal report on the basis of
information withheld or not discovered in the normal course of a diligent investigation.

The Americans with Disability Act (ADA) became effective July 26, 1992. The appraiser has not made a
specific compliance survey and analysis of this property to determine whether or not it is in conformity with
the various detailed requirements of the ADA. It is possible that a compliance survey of the property
together with a detailed analysis would reveal the need for renovations to comply with that statute. Such
a requirement could have an adverse impact on the market value of the property. Because the appraiser
has no direct evidence relating to this issue, the appraiser did not consider possible noncompliance with
the requirements of the ADA in this report.
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QUALIFICATIONS OF BEN G. JONES, MAI, CCIM

Education

University of Tennessee — Knoxville, Tennessee (1996 - 2000)

Bachelor of Science Degree in Finance

Professional Courses & Seminars

Real Estate Appraisal Principles - CLI, 2002

Uniform Standards of Professional Appraisal Practice - CLI, 2002

Appraisal Procedures — Appraisal Institute, 2003

Basic Income Capitalization — Appraisal Institute, 2003

Advanced Income Capitalization — Appraisal Institute, 2003

Advanced Sales & Costs — Appraisal Institute, 2004

Report Writing & Valuation Analysis — Appraisal Institute, 2004

Advanced Applications — Appraisal Institute, 2005

Highest & Best Use and Market Analysis — Appraisal Institute, 2005

Business Practices & Ethics — Appraisal Institute, 2005

Uniform Standards of Professional Appraisal Practice — Appraisal Institute, 2005
USPAP Update Course — Appraisal Institute, 2007, 2009, 2011, 2013

Eminent Domain & Condemnation — Appraisal Institute, 2008

Engineering Plan Development & Application — IRWA, 2008

Federal Agency Update — Appraisal Institute & IRWA, 2009

Understanding 1031 Tax Free Exchanges — GNAR, 2009

Condemnation Appraising: Principles & Applications — Appraisal Institute, 2009
Subdivision Valuation — Appraisal Institute, 2009

Appraising Convenience Stores — Appraisal Institute, 2009

Appraisal Curriculum Overview — Appraisal Institute, 2010

Uniform Appraisal Standards for Federal Land Acquisitions — Appraisal Institute, 2010
Financial Analysis for Commercial Investment Real Estate — CCIM, 2011

Market Analysis for Commercial Investment Real Estate — CCIM, 2012

Realtors Code of Ethics Training — GNAR, 2013

Analyzing Operating Expenses — Appraisal Institute, 2013

Forecasting Revenue — Appraisal Institute, 2013

Investment Analysis for Commercial Investment Real Estate — CCIM, 2013
Commercial Real Estate Negotiations — CCIM, 2013

Advanced Spreadsheet Modeling for Valuation Applications — Appraisal Institute, 2013
User Decision Analysis for Commercial Investment Real Estate — CCIM, 2013

Experience

2007 - Present: Principal, B.G. Jones & Company, LLC

2002 - 2007: Commercial Independent Fee Appraiser

Property Types Appraised

* Multi-family Condominiums/Apartments e Industrial « Retail/Restaurants/Convenience Stores
e Subdivisions/Mixed-Use Projects o Office e Agricultural/Rural Land

¢ Special Purpose Properties

Professional Affiliation

Tennessee State Certified General Real Estate Appraiser, CG-3082

Member of the Appraisal Institute, No. 12554

Leadership Development Advisory Council Representative - 2006

Real Estate Broker — State of Tennessee — License Number 312995

Member of Greater Nashville Association of Realtors®

Membership Retention Chair — Greater Tennessee Chapter of the Appraisal Institute — 2009-2011
Prequalified Right-of-Way Appraiser for the Tennessee Department of Transportation

Certified Commercial Investment Manager — Member No. 08988151
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ADDENDA
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