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State Mill Rehabilitation Tax Credits
Henderson is Tier 3 County
N.C. General Statute (GS) 105-12%.70-75

The creation of the North Carolina Mill Rehabilitation Tax Credits, prompted by the closure of many textile, tobacco and furniture plants
during the past decade, is considered a major economic development initiative that will enhance the economic feasibility of reusing manyv of the
state's former industrial sites. State tax credits are available for the rehabilitation of income- and nonincome-producing historic mill properties.
The mill rehabilitation tax credit measures provide:

In development tier* one or two counties, a 40% state tax credit for the “certified rehabilitation”™ of income-producing
historic structures that also qualify for the 20% federal investment tax credit. In effect, the combined federal-state credits
reduce the cost of a certified rehabilitation of an income-producing historic structure by 60%.

In development tier* three counties, a 30% state tax credit for the “certified rehabilitation™ of income-producing historic
structures that also qualify for the 20% federal investment tax credit. In effect, the combined federal-state credits reduce the cost
of a certified rehabilitation of an income-producing historic structure by 50%.

*http:

In development tier* one or two counties, a 40% state tax credit for the “certified rehabilitation™ of nonincome-producing
historic structures. There is no equivalent federal credit for such rehabilitations.

In development tier® three counties, a state mill tax credit for the rehabilitation of nonincome-producing historic structures is not
available. However the 30% state historic rehabilitation tax credit is still available.

The state mill rehabilitation tax credit is available in lieu of (as opposed to in addition to) the state historic rehabilitation tax credit.

www.nccommerce com/enBusinessS ervices/Support Y ourBusiness/Incentives/County TierDesignations2011 htm
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Thomas A. Steitler, MAI - Steitler Properties
Real Estate Appraisals

P. O. Box # 18554
Asheville, N.C. 28814 - 0554
Phone (828) 254-9798 / FAX 252 - 9798

January 27, 2014

Mr. Sam Fritschner

# 145 Fifth Ave. East

City of Hendersonville
Hendersonville, NC 28793

RE: Complete Appraisal Analysis & Summary Report
Grey Hosiery Mill Building and 1.68 acres
# 301 Fourth Ave East
Hendersonville, NC 28793

Dear Mr. Fritschner:

In accord with our agreement, I am pleased to transmit herewith my summary report of my
complete appraisal analysis of the estimated market value of the 100 % undivided interest in the reference
parcels, as of a recent date. As a result of this analysis, I conclude that the market value, subject to definitions,
certifications and limiting conditions set forth in the attached report, as of December 8, 2013, was as follows:

Fee Simple Unencumbered Market Value as of December 8, 2013 As Is $ 600,000
Fee Simple Land Market Value with improvements removed Vacant $ 730,000

Acquisition Price As Is assuming a buyer would do an historic tax act renovation for 36,000 sf of one story
offices at market rehab ($125/sf) and construction ($ 25/sf) costs and fully lease the building and place it in
service at date of completion of rehab at § 12.50/sf absolute net rent

Justified Acquisition price of Premises As Is $ 230,000 - $ 600,000

The first two numbers reported above are true “market values” — ie the most likely price
between buyers and sellers who would make highest and best use of the property — in this case, razing the
improvements and building new offices or hold for more intensive investment. The lower number ($600,000)
reflects a buyer of the property as is who would have to pay to demolish the structure while also dealing with
state and federal review if any state or federal funds were used.

The last number is more of a minimum investment price for this property and reflects
numerous assumptions that are discussed in the attached report. Clearly, there are significant after tax returns
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that might be supported that would justify an acquisition price of as much as § 730,000 — depending on a
number of issues — including the following:

e Buyer’s ability to fully utilize all of the federal and state tax income credits in a timely fashion;

e Buyer’s ability to bring in the renovation at a competitive cost that meets Tax Act guidelines;

e Buyer’s ability to lease the premises at more than $ 12.50/sf net market rate.

The reader should note that this analysis reflects private sector monetary outcomes for this
property — specifically, my responses to the following two questions.

Question 1 What is the current market value of the property?

Question 2 What is the most likely price of the property assuming a private sector buyer was to purchase

the property and do a tax act renovation of the existing premises?

Clearly, there may be other benefits of redeveloping this property, to the current owner, for
some type of community use — such an analysis is outside the scope of this analysis. I have listed a few
considerations in my final comments section below at the end of the report for the reader’s consideration.

This report was prepared for and our professional fee billed to you as attorney for the City.
The property was inspected and the report prepared by myself. If you have any questions concerning the
appraisal, please advise at the number above. This appraisal is based on a complete analysis. The attached
report is structured as follows:

L. Assignment Conditions — Executive Summary of Conclusions —

11 Summary Market Indices — Local Land Market — Neighborhood — Property Data

IIL Highest and Best Use — Fee Simple Unencumbered — Encumbered with Preservation
Fasement

V. Value — Fee Simple Unencumbered — Land Comparison Analysis

V. Price — Preservation Easement Encumbered — Most Likely Scenario

VL Final Comments — suggestions for renovations

VIL Addenda

Sincerely,

Steitler Properties
by: Thomas A. Steitler, MAI
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# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 29, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

ASSIGNMENT CONDITIONS

Summary of Appraisal Assignment Specifications
# 301 Fourth Ave. East Hendersonville, NC
9568-88-7494 &

Property - Tax Parcel County tax values as of Jan 1, 2013
9568-88-9495

County Tax Value - Land $898,000 1.68 acres
County Tax Value - Improvements $360,600 33,331 sf built 1925 / 1965
County Tax Value - Total (at 1/1/2013) $1,258,600
3/16/90 deed from Wm Becher
Last Deed Reference for $ 200,000 - included lot

across 4th Avenue

Client Sam Fritschner, attorney / City of Hendersonville

As Of Date of Value December 8, 2013 December 8, 2013

Report Transaction Date January 29, 2014 January 29, 2014
Unencumbered Fee Simple Encumbered Fee Simple

Appraisal Premise / Value Reported
ppraisal Premise / Value Reporte Market Value Market Value Using 50% Mill ITC

Raze Bldgs for new office / Renovate / build total of 36,000 sf

Highest & Best Use
& multi family use with Mill Tax Credits for office use

As Is Market Value reflects buyer
Highest & Best Use Premise demolition cost at $ 5/sfand 6
month delay (at 5% discount)

As Is Value reflects buyer who
would renovate for office use

. Local or regional developer or | Regional preservation developer or
Most Likely Buyer & P & P P

Owner Occupant Owner Occupant
Market Value As Is S 600,000
Vacant Land Market Value $ 730,000
Most Likely Price given office Renovation - As Is - Minimum $230,000

Most likely price / investment value
None - Value reported = dependent on a number of factors
Market Value including those below - none reflect
traditional market value

Extraordinary Assumptions

Thomas A. Steitler, MAI Page 5 Asheville, NC
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Hendersonville, NC
Transmittal Date: January 29, 2014
Value Reported As Of December 8, 2013

Extraordinary Assumptions for
Encumbered Price Analysis Only

Of the various scenarios, an office renovation of the entire structure is
most likely and reflects the following extraordinary assumptions:

private sector investor does tax act renovation of entire structure -
estimated costs are $ 125/sf on and in building and $ 25/sf outside
building;

Investor can fully utilize state and federal investment tax credits -
amounting to $ 900,000 federal and $ 1.35 million state of NC;

investor leases the property during construction at absolute net rent of $
12.50/sf (current office markjet net rent);

value of the property after renovation is $ 5,630,000 based on market rent
of $ 12.50/sf and 8% BT property cap rate;

Total rehab and new construction costs are $ 150/sf x 36,000 sf = $ 5,400,000
Apparent acquisition value of existing premises is therefore total value at
end of rehab less rehab costs or $ 230,000.

Property Owner (Fee)

City of Hendersonville

City of Hendersonville

Appraisal As Of Date

December 8, 2013

December 8, 2013

First Inspection date

December 8, 2013

December 8, 2013

Date of appraisal transmittal

January 29, 2014

January 29, 2014

Scope of Appraisal

Inspection, review of 2008 engineer condition report, onsite
measurements, available drawings, interview with Hendersonville
Planning staff and Jennifer Cathey of State Preservation office, review
of recent land and building sales and for sales and rents in the
Henderson and Buncombe markets, review of available tax credits.
Market value estimates based on credible market research. Most
likely price of this property assuming a buyer will renovate essentially
all of the building for a 1 story office at market rents is also estimated
based on best available evidence but necessitates far too many
assumptions yo warrant being characterized as a market value. The
best that can be said is that these numbers suggest an is price of
somenting more than $ 230,000 - perhaps considerably more
depending on a buyers tax situation and ability to secure a long term

tenant.

Thomas A. Steitler, MAI

Page 6

Asheville, NC
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# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 29, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

Narrative Summary of Appraisal Analysis

1. History - Subject was designed and built as a knitting mill — original SW corner
built at 1915, subsequent additions in 1919, 1947 and 1960’s — used for a few years as City
Water Dept offices — vacant for at least 10 years +.

2. Land Premises- Premises consist of western portion of block bounded by 4*, N Grove,
5" and N Pine Street. Site is level at grade — site area estimated at 1.68 acres herein or 73,181
sf +/-. Site zoned CMU allowing a wide range of uses including offices and multi family. Site
partially developed with mill building of 33,374 sf — appraiser estimates an office building of
about 36,000 sf of 1 story would maximize development on subject site with an on site
parking ratio of 4 spaces per 1,000 sf of office. Land would have substantial appeal for office
use and perhaps other uses in the future due to its adjacency to Henderson County
Courthouse campus. Site is 1 — 2 blocks removed from main commercial / retail / traffic
corridors in Hendersonville.

3. Purpose of Appraisal Provide a benchmark transaction market value for subject as is
and also assuming it had to be developed with a tax act renovation.

4. Building Premises One story building built in at least 4 sections — property is individually
listed on the National Register of Historic Places. Extensive condition and environmental
work was done in 2008 — property was first inspected by this appraiser in December 2013 — it
is apparent that most of the “mothballing and maintenance work recommended at that time
has not been done recently. Building appears to be still structurally sound in terms of frame
but there is extensive damage to floors, ceilings and wiring and all other mechanicals.

5. Neighborhood Influence  Site is 1 — 2 blocks removed from main commercial / retail /
traffic corridors in Hendersonville. Long term future of subject neighborhood is positive due
to influence of Henderson County Courthouse campus.

6. Land Market Land market in rough equilibrium - characterized by limited demand
and an ample supply of commercial sites. Prevailing price levels on the CBD periphery along
existing commercial corridors is $ 15 - § 25/sf — recent / cutrent new construction includes
branch bank and chain drug store. Sites with lesser traffic counts and exposure sell for § 3 - §
10/sf for larger sites or suburban office or secondary commercial use sites.

7. Improved Property Market Commercial improved property market characterized by
improving rental market. Prevailing office size is less than 5,000 sf with some few exceptions
— nearby there are two blocks are both taken up with structures that encompass an entire
block — Clyde S & L and First Presbyterian Church.

8. Highest & Best Use Fee Simple Estate
a. Vacant If vacant and with existing commercial zoning, subject would probably

be used, in this market, for low rise offices, service use or residential. Conclusion of this

Thomas A. Steitler, MAI Page 7 Asheville, NC
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# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 29, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

analysis was a vacant land value vacant of $ 730,000 or $ 10.00/sf of land. In order to
produce a vacant site for new use would require demolition of existing improvements in
order to get back to a vacant site. Appraiser first deducted demolition costs of the
improvements at $ 3/gross square foot. Appraiser then deducted a discount for timing of
6 months to effect these changes. Resulting value for a vacant site but with the existing
buildings on site was obtained of § 600,000.

b. As Improved Appraiser compared subject to other improved property sales and
determined that current improvements are at the end of their economic. Appraiser
estimated the likely as is value assuming the property were renovated and tax credits taken
— this analysis produced a minimum price for subject of $ 230,000. Therefore, the market
value of the property is as a potential site for new office construction.

9. Valuation — Fee Simple Estate

a. Land Value as Vacant Value of the underlying land is estimated herein at $
10.00 / sf (main site) or $ 730,000 rounded based on our analysis.
b. Land Value As Is A likely buyer would have to demolish the premises

and, if state or federal funds were used, would have to get approvals from the local
office of the State Preservation Office — appraiser has also discounted the price 5% to
account for up to a 6 month delay in accomplishing the demolition.

c. Land Price assuming Tax Act Renovation - Price of $ 230,000 minimum
for subject as is, calculated based on projecting a market development (a one
story office of 36,000 sf including renovation of the existing 34,000 +/- sf Mill
Building — more might be paid due to significant tax credits available but no
one would likely pay more than the as is land value ($600,000).

10. Reconciliation The value analysis is based on the best available objective

market data. The vacant land value is well supported even though there have been few
directly comparable land sales. The discounts for timing and demolition costs are less
precise but provide a ball park of what the As Is property value might be.

Since the highest and best use of the site (at least in the private sector) is for
demolition of existing structure, then any use or renovation of the building would produce

a lesser value and therefore does not represent MARKET VALUE.

11. Final Comments Cleatly, there may be another or other analyses done based on
Public Use Value and the monetary and cultural and societal benefits to be accrued to the

community by keeping this Mill property intact and reused for a more demanded public or

Thomas A. Steitler, MAI Page 8 Asheville, NC
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# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 29, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

private use. Such an analysis is beyond the scope of this appraisal — Some of the issues that
might be addressed include:

a. Site location adjacent to Henderson County facilities would facilitate convenience
for local population;

b. Community could utilize the facility as a low intensity park with a very basic
renovation / maintenance rehab of the Mill building as an interim use while funds
are raised to construct additional conference / meeting facilities.

c. Asa minimum, City could start application for Mill Project Status that would help
grandfather any subsequent project as the tax credit legislation for the state may
sunset at the end of this year.

d. Community use might be facilitated by having the City transfer title to a profit
making entity in return for a rent payment / /ease by the City to the new
developer / owner — City gets building for community use and developer gets
access to income stream and tax credits (similar in concept to the Grove Arcade in
Asheville — that was transferred to and rehabbed by Progress Energy and leased to

the public).

DEFINITION OF MARKET VALUE

"The most probable price in cash, terms equivalent to cash, or in other precisely
revealed terms, for which the appraised property will sell in a competitive market under all conditions
requisite to fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-
interest, and assuming that neither is under undue duress. 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:

a) Buyer and seller are typically motivated;
b) Buyer and seller are well informed or well advised, and each acting in what he

considers his own best interest;

Thomas A. Steitler, MAI Page 9 Asheville, NC
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# 301 Fourth Ave East Hendersonville, NC

Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 29, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013
C) The property is exposed for a reasonable time on the open market;
d) Payment is made in cash in US dollars or in terms or financial arrangements

comparable thereto;

e) 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.'

1 Source: Federal Reserve Board; Uniform Standards of Professional Appraisal Practice; also

consistent with pages 3 - 8 1of Uniform Appraisal Standards for Federal Land Acquisitions, Interagency Land
Conference 1992, Washington DC.

Thomas A. Steitler, MAI Page 10 Asheville, NC
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# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

terms of room revenues as well as an increase in supply — there are 4 hotels planned or under

construction in the CBD currently in Asheville.

HENDERSON COUNTY RESIDENTIAL MARKET METRICS

HENDERSON COUNTY RESIDENTIAL MARKET METRICS

Discussion  The chart above summarizes 3 different indices of market supply and demand for
detached residential market in Henderson County over the period since January 2008. In addition,
the chart shows the annual averages for monthly sales — actual data follows as well as reference data
for Buncombe County for same period. The chart normalizes changes since January 2008 in the

following market indices (source is Hendersonville MLS)

For reference purposes, base data for January 2008 was as follows:

Thomas A. Steitler, MAI Page 13 Asheville, NC
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# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

e [ Dayson Market DOM) 134 days from list to closing in Henderson County market at
January 2008 — 100 days in Buncombe market at same time

e []  Average Sales Price (Avg SP)  § 275,187 in Henderson County market at January
2008 - § 275,777 for the Asheville market — this was 97% of list which is steady

e [] # of Sales in Month (Number) 72 sales in Henderson County market at January 2008

- 181 for the same period in Buncombe County— all subsequent intervals are 1 month also

Days on Market This has been edging up and peaked at 227+ days in April 2010 — this has
continued to trend up throughout 2011 (242 days at Sep. 2011) — a sign housing market was still soft
in terms of demand — 2012 average time on market was 175 days in Henderson and 165 days through
first 9 months of 2013 — comparable rates for Buncombe were 152 days in 2012 and 138 days in 2013
to date.

Sales Price Average home sales price peaked (for SFR’s) in June 2008 at just over § 287,000 — low
was at $ 177,000 in March 2013 in Hendersonville. Sales peak was October 2008 in Buncombe at $
330,000 and low was February 2012 at $ 222,000. Average sales price in Henderson in 2012 was §
207,000 — average in 2013 to date has been § 214,000. Comparable figures for Buncombe are §
252,000 in 2012 and $ 262,000 in 2013 to date.

Number sales This overall measure of demand hit its
high point in May 2008 at 121 units - lowest point at 35 sales in January 2009. Number of sales is
consistently low in the winter months and high in the summer and fall months. Averages by month

for 2008 through 2013 to date and the year to year change follows.

Average monthly MLS sales

Henderson Buncombe
2008 84 200

2009 73 -13% 152 -34%
2010 71 -3% 155 +2%
2011 70 -1% 162 +5%
2012 98 + 40 % 193 +19%
2013 115 + 17 % 233 +21%

Thomas A. Steitler, MAI Page 14 Asheville, NC
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Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014

# 145 Fifth Ave East Value Reported As Of December 8, 2013
Summary — Area Data In general, available market data

suggest real estate and other markets in Henderson County are slowly rebounding from the recent
recession lows of 2009 — 2010 — housing market has already rebounded — average number of home
sales / month from 2005 through 2007 was 153 — about 2 of the 45% drop in 2008 activity has been
accommodated in increases in the last 2 years — 2013 pace of 115 sales / month is 75% of the boom
level of 153/ month.

In Buncombe, boom level of MLS SFR sales was 332/month for 2005-2007 — 2008
level reflected a 40% drop — recent 233 level reflects a 30% drop — less of a rebound in Buncombe as
in Henderson County.

Finally, building permit and retail sales charts also reflect a gradual rebounding but

still less than boom levels.

Discussion of Commercial Land Market — Hendersonville & Environs

Appraiser did a search of all land tracts that are either offered for sale in the

Hendersonville Market currently of between .5 and 3.5 acres — they are listed below.

Summary of Urban Tracts - Hendersonville & Asheville - .5 - 3.5 acres

Current Hendersonville Land Listings For Sale $ Size (acs) List $/SF DOM List Date
1 [Spartanburg Hwy near Upward Rd $1,675,000 1.35 acres $28.48 $/SF 1801 11/5/2007
2 |Brevard Rd at Pisgah Dr - Laurel Park $1,750,000 1.75 acres $22.96 $/SF 86 7/16/2012
3 |4 Andrew Way at Airport Commercial Park $1,375,000 1.47 acres $21.47 $/SF 1182 7/16/2009
4 ;afl?r istel Lane at Airport Plaza Commercial $1,375,000 156 aewes $20.23 $/SF 1182 7/16/2009
5 1008 Fleming St close to hospital $1,050,000 1.32 acres $18.26 $/SF 533 4/26/2011
6 |Four Seasons Bvld at Freeman St $1,800,000 2.30 acres $17.97 $/SF 1267 4/22/2009
7 |Asheville Hwy N of Butler Bridge Rd $1,700,000 240 acres $16.27 $/SF 3789 5/27/2002
8 12330 Asheville Hwy (at Berkeley) $1,900,000 2.97 acres $14.69 $/SF 2261 8/2/2006
9 904 Greenville Hwy (now a MH park) $1,350,000 2.25 acres $13.77 $/SF 534 4/25/2011
10 [314 Freeman Rd at Four Seasons Bvld $1,200,000 2.30 acres $11.98 $/SF 1100 10/6/2009
11 13529 Asheville Hwy $995,000 2.72 acres $8.40 $/SF 1484 9/17/2008

Thomas A. Steitler, MAI Page 15 Asheville, NC
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In talking with brokers, market for vacant commercial land has

rebounded slightly in this area although there still is a considerable supply of well-located commercial

sites. There has been highway construction on Upwards Road which has probably dampened

demand in this area while traffic patterns are disrupted with road construction. The above data

would suggest that the highest ask prices are for lands on Four Seasons Boulevard, Spartanburg Hwy,

near the Airport or Hospital. Ask prices of $ 16-$28/sf represent the high end of the for sale market.

Discussion — sold tracts

Tracts that have sold in Hendersonville and Asheville Markets

since July 2012 — last 16 months are summarized in the following chart — detailed information has

been retained in appraiset’s files.

A

Small Commercial Land Sales since 7/2012 List $ Sold $ Size (acs) Sold $ / SF DOM Sold Date
1880 Spartanburg Hwy - Cason P - Li
paranburg Hwy - Lason Froperty $3,000,000 11.98 acres $5.75 $/SF e Comizs:
under contract for big box - confidential Price
522 S Main Street - CVS # 5537 - purcha
ain strect purchase $2,200,000 27zt $23.27 $/SF 5/22/2013
from Boyd Hyder
3665 Hendersonville Rd - Fletch i
rendersonvite cteher across from $900,000 $800,000 1T e $10.74 $/SF 1513 5/29/2013
Sunshine Chevy
899 Spartanburg Hwy (old Bldg no value) $1,150,000 $857,000 210 actes $9.37 $/SF 566 1/8/2013
183 H d Street - Asheville CBD -
& Hegrese treet - Asheville new $2,100,000 0.92 acres $52.40 $/SF 5/6/2013
mid rise hotel planned
100 - 120 Merrimon Ave - site of new Trader
3,240,000 1.64 45.35 $/SF 7/11/2012
Joe's - 3 bldgs razed - CBD periphery $3.240, acres $ $/ (Y
Biltmore Ave - next to hospitals $1,920,000 1.04 acres $42.38 $/SF 12/31/2012
568 Weaver Boulevard - retail spin off - A
caver Boulevard - retil spin Off - Auto $1.495,000 158 actes $21.72 §/SF 8/5/2013
zone
TElGRyoms Centaltad) CBD -
RO BIEET AL EmL SRR $1,600,000 $1,100,000 1,36 e $1857 $/SF 851 8/2/2013
HBUse is offices
354-360 Merrimon Ave - bank seller $895,000 $756,000 2.36 acres $7.35 §/SF 303 5/1/2013
288 Overlook Rd (Overlook Business Park -
vetlook Rd (Overlook Business Par $969,000 $785,000 Revl prags $3.37 $/SF 212 12/3/2012
bought for assisted living)
SandHill at Sardis Rd - bought by car dealer $495,000 $280,000 2.34 acres $2.75 $/SF 20 8/9/2013

Henderson County

The first 4 properties represent 3 sales and 1 contract in

Henderson market — 2% sale is the new CVS under construction on south end of Main Street — 3™

sale is a site in Fletcher — site of a new bank branch under construction — 4™ sale is recent purchase

by a local co-op of a site at a lighted intersection at the railroad bridge on Spartanburg Highway.

Thomas A. Steitler, MAI
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Buncombe County As can be seen, the first 3 sales reflect the high end of the

Asheville market recently — at § 42 - § 52/sf — these sites are better in appeal relative to subject locale
— on the CBD periphery — but reflect a higher prevailing price level in Asheville — at least near and in
the CBD. The two sales around $ 20/sf in Asheville reflect a periphery site in a residential
neighborhood and also a spin off site in a commercial highway market in Weaverville and are more

typical of spin off sites (ie sites in front of retail centers) prices in the Buncombe and Henderson

markets.
H |Older Hendersonville L.and Sales List § Sold $ Size (acs) Sold § / SF DOM Sold Date
H |1865 Spartanburg Hwy (Boyd) $1,800,000 $1,300,000 9.58 acres $3.12 $/SF 3/4/2011

T o Bvld - Times N d
H OUE Seasons BYIC = Hmes Tews raze $2.775,000 855 muies $18.05 $/SF 7/27/2009
for Goodwill Industries

2001 Spartanburg Hwy - CVS at Ingles

. . $1,530,000 1.81 acres $19.41 $/SF 12/22/2006
at Upward Rd intersection

H |McKenna Drive off Four Seasons (Lowes) $2,900,000 15.68 acres $4.25 $/SF 1/6/2005

The sales above reflect older sales in the Henderson market and are presented for historical
context — Boyd purchase is of a former mobile home park currently being turned into a car dealership
— Goodwill sale is in a prime locale across from Blue Ridge Mall — older CVS sale is next to Ingles on

Spartanburg Hwy at Upward Rd and last sale is Lowe’s acquisition off Four Seasons Boulevard.

In conclusion, the market for commercial land in Hendersonville currently is fairly balanced
with some demand coming from national chain drug stores and restaurants / financial institutions
but coupled with an extensive supply of available sites. The prevailing price levels appear to be in the

following general ranges:

Prime commercial highway sites for national franchise drug, big box retailers, financial
$15-%25/sf for1—2+/- acre sites with traffic >= 20,000
Secondary commercial sites for local offices, retail / setvice uses exposed to lesser traffic counts

$3-$10/sf for1—5 acre sites with traffic > 10,000 or near CBD

Thomas A. Steitler, MAI Page 17 Asheville, NC
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Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

Neighborhood - Property Data

The neighborhood of subject site is the mixed commercial development surrounding
4™ and N Grove Streets for several blocks centered on Henderson County offices — land uses in this
area are a somewhat heterogeneous mix of older mercantile structures along King and N Grove and
scattered small detached offices as well as more industrial / shop type space to the north and astride
the railroad that passes through this area. Future land use trends are positive due to stabilizing
influence of Courthouse.

However, as traffic map below shows, this area lies outside of the main traffic
corridors — along US 64 and Main Street axis. Further, this area lies outside of the Main Street

National Historic District as well as any locally designated historic districts.
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2012 Traffic Maps — Average Daily Traffic Volumes

Neighborhood overview east of Main Street — City holdings at upper left
Neighborhood detail below — Builder Supply to right — Brunson’s warehouse sales to left
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Conclusion Immediate neighborhood environs are a heterogeneous mix of older mercantile,
vacant land and established institutional land uses — large office south of Home Trust was sold via
trustee deed in 2011. While the Courthouse will stabilize demand and appeal for this area for the
future, subject is about 1 block removed from more immediate private demand from Main Street /

King Street corridor.

Overview of zoning map for subject neighborhood — existing national register historic

district is centered on Main Street

Lands in vicinity of subject are in slow transition from service oriented uses for the local community
— typically housed in either older brick mercantile structures or in more recently built metal clad and
framed structures. Several office / retail complexes were built on petiphery locales around the
Hendersonville CBD during the boom — none have been very successful due to the slowdown in the
market and lack of business expansions locally. Therefore, the pace of transition of subject
neighborhood to more intensive land uses, envisioned in 2006 has not come to pass and a
continuation of current land uses is more likely for the foreseeable future. There has been some new
commercial highway construction on Spartanburg Highway and also Upward Rd (including the recent

sale of a site for new CVS drug store at US 176/US 25 intersection).
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Property Data

Grey Hosiery Mill

Hendersonville, NC

Transmittal Date: January 25, 2014

Value Reported As Of December 8, 2013

Subject is an individually listed National Register of Historic Places

property which includes an extra tax lot to the east. The property is an old Mill that is designated

due to its association with historic events, architecture and history — appraiser’s summary of

National Register Nomination is below. Interview with person who would review proposed

renovations for historic significance indicated that all of the footprint (save maybe the 1960°s

vintage metal addition) would have to be kept as well as the clerestory ceilings and Mill feel of

the interior.

Significance

Acreage

1915 Portion

1919 addition

1947 addition

Use

National Register Nomination - Grey Hosiery Mill
301 4th Ave East
SHPO signed form 8/30/2000
Associated with events
Embodies poroperty characteristics
Architecture / Industry
Period 1915 - 1947
Significant Dates 1915 - 1919 - 1947
Unknown architect / buildier
1.64 acres
Only historic industrial bldg left in Hville
Separated from Main Street Historic District by one block of non
contributing structures
Served as knitting room at NE corner 4th and N Grove
Main door / entry on south fagade
Bead board ceiling clerestory - wood floors
extends to east along 4th Ave of original
one story on basement used for shipping and storage of similar
configuration but with no clerestory
at the rearis a 4 bay shed roof shop of corrugated metal siding
extends north along N Grove - brick utilitarian design
concrete floors, steel roof beams, no clerestory and open plan
Captain James Gey built plant in 1915 -family operated hosiery
mill until 1965 then

Holt Hosiery Mills of Burlington bought and operated until 1967.
Plant originally produced knee length ribbed stockings for
children on 32 knitting machines

Grey Hopsiery produced 66,000 pair of women's seamless nylons
weekly and

employed 250 people at its peak
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Hendersonville, NC
Transmittal Date: January 25, 2014
Value Reported As Of December 8, 2013

How tax benefits for Mill renovations might be utilized by the City to keep the building intact.

If the city were willing to pay $ 37,500/month (ie $ 12.50/sf absolute net) on a 25+ year lease, then
the property could be renovated by a private sector entity, who would take the tax credit, rehab the
building - such a use assumes that this facility would replace 36,000 sf of other facilities that the City
is currently occupying. A pro forma has been completed of potential returns - see below - detail
income pro formain addenda

Line # $ / Bldg Sq Ft $ Extended
1 Total property investment - BT - OFFICE $156.39 $5,630,000
5 Availal.ole BT return on 36,000 sf from income $450,000 7.99%

analysis
3 Total property investment - AT $93.89 $3,380,000
4 Available return - AT 13.31%
5
6 Quualified Rehab Expenses ("QRE'") $125.00 $4,500,000
7 Other Rehab Expenses Not Eligible $25.00 $900,000
8 Total Rehab $150.00 $5,400,000
9 Federal Tax Credits @ 20% QRE $25.00 $900,000
10 State Tax Credits @ 30% QRE "Tier 3 County $37.50 $1,350,000
11 Net Rehab Expenses AT $87.50 $3,150,000
12
13 ACQUISITION COST Before Tax After Tax
14 Property Value at end of Rehab $5,630,000 $5,630,000
15 Less Cost of Rehab $5,400,000 $3,150,000
16 Apparent initial acquisition cost $230,000 $2,480,000
17
18 EQUITY COST Before Tax After Tax
19 Property Value at end of Rehab $5,630,000 $5,630,000
20 75 % loan at 6%, 20 years $4,222.,500
21 65 % loan at 6%, 20 years $3,659,500
22 Cost of Rehab $5,400,000 $3,150,000
23 Net Equity required (available from loan) $1,177,500 -$509,500
24
25 Estimated Land Value - Vacant $10.00 $/L-SF $730,000
26 Estimated Land Value - As Is $7.24 $/L-SF $530,000
27
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Site is an irregular shaped tract that comprises the majority of a city bock — tax map drawing
above — estimated land area is 1.68 acres or 73,181 sf. Property is developed with a one story

building — diagram attached and aerial.

Exterior facades — south at left and southeast at right
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Detail — County aerial from 2010 — north is up
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Areas per appraiser approx.. measurement are as follows.

Summary of Approx. Bldg Areas

Date of Const. Size % Total
1915 9,350 SqgFt 28.0%
1919 12,584 SqgFt 37.7%
1947 7,840 SgFt 23.5%
1960-79 3,600 SqgFt 10.8%
Full 33,374 SqFt 100.0%
Historic 29,774 SqFt 89.2%

On date of inspection, water was penetrating in several
spaces and although the structure looked basically
sound, all of the interior finishes and many of the
exterior walls would need substantial repair or
refurbishment — mechanical systems are at or near end

of their lives. Results of Level 1 Environmental review

Thomas A. Steitler, MAI
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(done in 2004 which was really an update of 1995 study — City ownership started in 1990) indicated

there were environmental issues but that they were likely minor — further work was advised.

From Planning Document above / Appraiser Drawing below
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Drawing from National Register Nomination below
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Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013
Highest and Best Use
Fee Simple Unencumbered The highest and best use of a property is that legal and

probable use that results in the greatest net return to the property owner. In this case, appraiser is
assuming a private, for profit, buyer per the definition of market value being sought herein. Societal,
environmental, social, cultural benefits that might accrue to a not for profit or municipal user / buyer
are being disregarded in this analysis — market value assumes a buyer and a transaction that is based
on a socially, environmentally and culturally supported use that would return the greatest financial
return to the owner — assumed to be a private sector uset.

Vacant The property zoning would allow a range of supported land uses —
typical in and around the CBD such as offices, service, housing, adult care homes, shop type facilities.
If the property were vacant, most likely buyer would be an investor or office user that could make use
of the County Courthouse connection.

As Improved The property is improved with a dilapidated but well known local
historic mill property. Appraiser has projected likely cash flows and available market returns from a
potential rehab and has concluded, based on a typical before tax property analysis, that the as is value
that is supported is significantly less than the current land value as is — implying the highest and best
use is for razing the existing improvements in favor of new construction. Specifically, once rehabbed:

¢ Renovation of the existing structure (33,374 sf) and adding up to a total of 36,000 sf of

building maxes out the site in terms of realistic parking ratios;

e the property might support a $ 12.50/sf absolute net income stream;

e at 8% before tax cap rate, value of § 5,630,000 is supported;

e Dbefore tax rehab costs are projected at $ 125/sf on and ion the building (eligible for tax credit)
and another $ 25/sf on other non eligible site and building improvements — total estimated
before tax renovation costs are $ 5.4 million (36,000 sf at § 150/sf);

e Deducting before tax rehab cost from supported property value after rehab yields an available

acquisition “value” of only $ 230,000,
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e Obviously other numbers / projections could produce widely differing current values —
appraiser feels the numbers projected herein are within the ball park and support a conclusion
of a highest and best use currently of razing the improvements for new office construction or
other use;

e These are the conclusions for a private sector buyer — again, per the terms of this analysis and
definition of highest and best use and market value.

Fee Simple assuming Renovation per proposed historic easement Highest and best
use cannot be calculated since market value assumes property is used to its highest and best use.
Appraiser will project most likely outcome if the property were renovated and identify the resulting

acquisition price that is supported as just that — not market value.

South facade west facade

Central atrium Old Water Dept offices
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Valuation Overview — Current Land Value

Current Land Value If Vacant The value of the 100 % undivided fee simple estate in
the vacant land is estimated based on an analysis of recent land sales summarized on the following
chart — more detailed information has been retained in appraiser’s files. These land sales are reflective
of recent activity in Hendersonville markets - sales used for comparison are briefly described below.
Land Comps

1 Sale of former propane sale office out Shipman estate to local Community Coop — at lighted
intersection with higher traffic count — however, subject proximity to Courthouse and comps
location below the adjacent highway but higher traffic exposure are offsetting — subject is
slightly better physically than comp.

2 Sale of former vacant parking lot to financial institution for new facility under construction —
subject poorer slightly since comp has higher traffic counts and better visibility and more
readily usable.

3 Sale of a dilapidate old bakery building on a site on the periphery of the Asheville CBD —
somewhat analogous to subject — which is better due to proximity to Courthouse.

4 354 Rockwood Rd — site adjacent to Cracker Barrel and also fronted I-26 — sold for a Marriott
Courtyard midrise motel — site had poor visibility from Airport Rd — awkward shape — site

sold for $ 500,000 at middle of last year or $ 6.91/sf.

Discussion  Value of subject is vacant based on analysis of above 4 sales — summarized on the
chart that follows. As stated eatlier, the results of our larger survey supported a secondary commercial
land price of up to § 10/sf with primary commercial sites supporting values up to and exceeding $
20/sf (recent sale for new CVS store at 522 S Main in Hendersonville was over $ 23/sf — sale occurred
at May 22, 2013). In the final analysis and in view of recent neighborhood trends in the area, appraiser
concludes that subject land would have a cutrent value, vacant of $ 10.00/sf if it were vacant and free
of improvements. This is at the high end of recent sales for sites with secondary commercial potential

but is justified due to subject’s locale adjacent to the main office anchor in Hendersonville — ie the
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County Courthouse.

Value of Subject Site As Is The property value as is or as improved has been

discounted for two factors a typical private sector buyer would incur after purchase as

is —ie demolition costs as well as potential delay getting appropriate demolition
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permits — estimated at 6 months herein — worth a 5% deduction at a rate of 10%/year —

discount reflects time value of money as well as uncertainty. Value as is of the

property is calculated below to be $ 600,000.

Land value vacant Conclusions
Reconciled unit value $10.00 LS/LSF
Times # of Units 73,181 Sq Ft
Value Subtotal $731,808
Land value vacant $732,000

Appraisal Assignment Question 1 - Property Value As Is
Land Size 1.68 acres 73,181 L SqFt
Land unit valueif vacant $10.00 LS / LSqFt
Land valueif vacant $731,808
Less Demo costs at $3.00 $ / BSqFt
33,374 B SqFt $100,122
Time Delay 1/2 year at 5% $36,590
Total deductions for as is condition $136,712
Land Value "As Is" $595,096
$8.20 LS / LSqFt $600,000 (R)

Appraisal Assignment Conclusions

Question 1 What is the current market value of the property?
Land value if vacant $ 730,000 ($10.00/land sq ft)
Property Value As Is $ 600,000 buyer pays demolition
uestion at is the most likely price of the property assuming a private sector buyer was to
ion 2 Whatis th likely price of the property ing a pri buy

purchase the property and do a tax act renovation of the existing premises?

An analysis of potential supported property prices follows.
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Question 2 What is the most likely price of the property assuming a private
sector buyer was to purchase the property and do a tax act

renovation of the existing premises?

Appraiser has projected potential investment returns that might accrue to a private sector buyer. My
analysis presents ball park estimates of potential costs and returns. In this analysis, I
have made the following projections / assumptions that are felt to be in the ball park —
a definite analysis was beyond the scope of this assighment.

1. Buyer is a for profit income tax paying entity;

2. Maximum sized structure that could be put on site with a parking ratio of 4 spaces / 1,000 sf
and a one story building is about 36,000 sq ft — which would include all of the existing
premises of 33,374 +/- sq ft;

3. Buyer has a tenant in hand that will occupy 100% of the premises at the end of renovation /
construction at a market rate of § 12.50/sf absolute net to landlord;

4. Proposed renovation costs that will meet Secretary of Interior Guidelines consistent with the
easement envisioned herein are § 125/sf on or in the existing structure and an additional $
25/sf for site work and other costs that would not be eligible for the tax credit;

5. Pro Forma Income analysis for this buyer, before tax reflects a gross rent of about $ 15.05/SF
and another § 1.876/sf in pass thru expenses — total occupancy costs of tenant are $ 16.92 / sf
excluding janitorial, utilities;

6. Before tax property cap rate of 8% applied to stabilized first year income supports a value of §
5,630,000 — after tax returns might be considerably higher due to tax advantages — estimated
herein at 30% state income tax credit + 20% federal income tax credit;

7. 1f one deducts the before tax cost of the renovation from the supported value, an apparent
acquisition price of § 230,000 is supported.

8. Summary of Analysis follows.
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# 301 Fourth Ave. East Hendersonville, NC

Summary of Income Approach - Overall Rate - Fee Simple Estate
Gross Rent Estimate

# Units Unit Rent / Yr Annual Rent
Rental - both floors 36,000 Bldg Sq Ft $15.05 $ / SF/ Yt $541,833
Potential Gross Income 36,000 Bldg Sq Ft $15.05 § / SF / Yr $541,833
Less Vacancy / Collection Allowance
Annualizeed allowance 10.00% $1.51 $54,183
Total vacancy allowance 10.00% $54,183
Effective Gross Income 36,000 Bldg Sq Ft $1355 $/SF/ Yr $487,650
Less Landlord Operating Expenses $ / Total SF

Fixed Operating Expenses
R/E Taxes
R/E Insurance .
- - Triple net to landlord

Exterior Maintenance
Tenant - Common utilities
Resetves for replemts $12,000 $0.33 $ / Bldg SF
Subtotal - fixed $0.33 § / Bldg SF

$12,000 $12,000

Variable Operating Expenses
Property Management @ 5 % $25,650 $0.71 $ / Bldg SF
Tenant utilities $0 $0.00 $ / Bldg SF
Tenant cleaning $0 $0.00 $ / Bldg SF
Subtotal $25,650 $0.71 $ / Bldg SF $25,650
Total Landlord O perating Expenses $1.05 $ / Bldg SF $37,650
Net Operating Income $12.50 $ / Bldg SF $450,000
Capitalize at 8.00% $5,625,000
Equals Total Property Value $5,625,000
R) $5,630,000
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Line # $ / Bldg Sq Ft $ Extended
1 Total property investment - BT - OFFICE $156.39 $5,630,000
5 Availal.ole BT return on 36,000 sf from income $450,000 7.99%
analysis
3 Total property investment - AT $93.89 $3,380,000
4 Available return - AT 13.31%
5
6 Qualified Rehab Expenses ("QRE'"") $125.00 $4,500,000
7 O ther Rehab Expenses Not Eligible $25.00 $900,000
8 Total Rehab $150.00 $5,400,000
9 Federal Tax Credits @ 20% QRE $25.00 $900,000
10 State Tax Credits @ 30% QRE "Tier 3 County $37.50 $1,350,000
11 Net Rehab Expenses AT $87.50 $3,150,000
12
13 ACQUISITION COST Before Tax After Tax
14 Property Value at end of Rehab $5,630,000 $5,630,000
15 Less Cost of Rehab $5,400,000 $3,150,000
16 Apparent initial acquisition cost $230,000 $2,480,000
17
18 EQUITY COST Before Tax After Tax
19 Property Value at end of Rehab $5,630,000 $5,630,000
20 75 % loan at 6%, 20 years $4,222.500
21 65 % loan at 6%, 20 years $3,659,500
22 Cost of Rehab $5,400,000 $3,150,000
23 Net Equity required (available from loan) $1,177,500 -$509,500
24
25 Estimated Land Value - Vacant $10.00 $/L-SF $730,000
26 Estimated Land Value - As Is $8.20 $/L-SF $600,000
27
Notes:

1. Based on Income Analysis, market triple net rent of § 12.50/sf reflects a rent to tenant of just over
$ 15/sf plus pass thrus estimated at $ 1.87/sf or total full service rent to tenant of $
15.05+ $ 1.87 = $16.92 / sf.

2. Assuming a rehab expense of roughly $ 125 on or in the historic premises and another § 25/sf
spent on the rest of the site, total rehab costs are § 150/sf before taxes or $ 5.4 million
on 36,000 sf building
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3. Eligible rehab expenses are subject to total of 50% tax credit - or tax credits of § 900,000 federal
and $ 1,350,000 State of NC or total § 2,250,000. This implies net rehab expenses
after tax are § 5.4 million less tax credit of § 2.25 million or AT net rehab costs $
3,150,000 (87.50/ sf)

4. Therefore, based on the BT Income Analysis Value of § 5,630,000, the apparent initial acquisition
costs will be somewhere between $ 230,000 minimum to a2 maximum of § 2.48 million
- depending on a number of factors including ability to use the tax credits fully. These
numbers are approximate and are presented for general illustration. Obviously there is
a recapture provision for resale before 5 years and other issues.

5. Further, assuming a market value at the end of rehab of § 5.63 million, the before tax property cap
rate is 8% and the after Tax rate is over 13% due to lower net investment.
Alternatively, assuming a 75% loan to value before tax, approx § 1.1 million equity
would be required for this project. However, after tax, a 65% loan would generate net
loan proceeds of § 500,000 + over and above the net renovation costs.

6. Finally, a potential buyer would benchmark their costs against the likely vacant land value at start of
the project - estimated at $ 730,000. Further, if an investor purchased the land and had
to raze the building for other use and wait for federal and state reviews, land market
value reduces to § 600,000.

Final Comments

This analysis addresses the private sector market value and potential returns that might
accrue to a private sector buyer of this historic Mill property. Further, this analysis is being prepared
for the current municipal owner of the property to provide private sector benchmarks for this
property.

Cleatly, this property due to its historic status and location, might provide substantial
cultural, historic, social and potential indirect economic benefits to the community and the current
owner not reflected herein — which are beyond the scope of this analysis but have been addressed in
other studies.

There are private sector entities that are familiar with this region that might be
potential partners with the current owner that are familiar with the complexities and opportunities
afforded by historic renovations — and of mills in particular. Appraiser has provided links and a list of

some of these entities that was provided by the local Preservation office, below — text that follows is
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from a recent email of Jan. 21. List of Mill projects and Developers familiar with incentives is

reproduced in addenda.

Tom: Thanks for your call about Grey Hosiery. I've attached a couple of listings — tax credit developers and
consultants and historic industrial (‘mill”) redevelopments projects in NC. Here are some additional thoughts
and links:

Preservation requirements @ Grey Hosiery

Aside from the tax credits—given the NR status of the property, any undertaking (such as demolition or
alteration) to the mill property that utilizes state or federal funds, licenses, or permits would be subject to
review and consultation by my agency. More about that review process here:
http://www.hpo.ncdcr.gov/er.htm.

Mill credit

The site seems to fit the parameters for mill credit eligibility listed here:
http://www.hpo.ncdcr.gov/TaxCredits/Mill%20Fact%20Sheet.pdf.

2014 county tier rankings made by the Dept. of Commerce show Henderson as a Tier 3 county, and so the
state mill credit would be 30%, combined with the 20% federal credit for a total 50% reduction in qualified
rehabilitation expenditures. The City might prepare and submit the “Request for Mill Credit Certification” for
Grey Hosiery before the end of 2014. That would potentially enable use of the mill credit even after the state
preservation tax credit sunset at the end of 2014.

State tax credit sunset

Guidance on state tax credit expiration is found here:
http://www.hpo.ncdcr.gov/TaxCredits/SunsetNotice.pdf. We hope that the state credits will be renewed or
extended, but must wait for legislative action on that, probably this summer.

Development comps
Have you seen PNC'’s case studies in industrial rehab?:
http://www.presnc.org/Mill Reuse Website/summary.htm.

We've seen successful historic tax credit rehabs for rental residential (including low-income residential
utilizing tax credits for affordable housing), residential condo, mixed use commercial, and office use. This
impressive historic rehab in Winston-Salem has a high-tech tenant:
http://www.journalnow.com/opinion/columnists/article 74b1143e-e33f-5696-a5cf-bfa43b3156¢9.html.

The former Premier Mills in Morganton is a nice example of mixed use rehab in which local government was
a partner. City offices are housed in the complex, and | believe there are also residential condos and
commercial units: http://www.presnc.org/Mill Reuse Website/studies/Morganton.htm.

Partnerships for development:
NTCIC provides good information and case studies in public-private partnerships for historic rehab:
http://ntcicfunds.com/.

The Grove Arcade is the best local example of such a partnership: https://www.progress-
energy.com/company/media-room/news-archive/press-
release.page?title=Progress+Energy+announces+Grove+Arcade+reservations&pubdate=05-15-2002.
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My agency can not definitely advise on setting up partnerships for redevelopment—that is in the realm of
lawyers and accountants. You'll find some good general rules of thumb linked to historic tax regulations at
this location. Ownership and lease terms are relevant to viability of historic tax

credits: http://www.nps.gov/tps/tax-incentives/before-apply/irs.htm.

Jennifer Cathey

Restoration Specialist

State Historic Preservation Office - Asheville
NC Department of Cultural Resources
828.296.7230 x. 227
http://www.hpo.ncdcr.gov

APPRAISER’S CERTIFICATE AND FINAL VALUE ESTIMATE?

I certify that, to the best of my knowledge and belief:
— The statements of fact contained in this report are true and correct.

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

— 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.

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

— T’ have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

— My engagement in this assighment 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.

2 Inclusive of USPAP Standards Rule 2-3 and Appraisal Institute’s Supplemental Standard Rule 1-1,2,3,
2002 editions of both.

Thomas A. Steitler, MAI Page 38 Asheville, NC



Appraisal Report Grey Hosiery Mill Page 39

# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

— My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

— I have made a 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.

— 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 requirements of the Appraisal Institute relating to

review by its duly authorized representatives.
— As of the date of this report, I have completed the continuing education program for Designated
Members of the Appraisal Institute.

— based on my current appraisal analysis, I conclude that the property rights appraised,
referenced in this report, had a market value on the date appraised as follows

Land value if vacant $ 730,000 ($10.00/land sq ft)
Property Value As Is $ 600,000 buyer pays demolition

for Steitler Properties
by Thomas A. Steitler MAI

Addenda Zoning List of Developers / Mill Projects
Contingent and Limiting Conditions Qualifications of Appraiser
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STANDARD ASSUMPTIONS AND LIMITING CONDITIONS

The certificate of the appraiser appearing in the appraisal report is subject to the
following conditions and to such specific and limiting conditions as are set forth by the appraiser in
the report.

1. The appraiser assumes no responsibility for matters of a legal nature affecting the property
appraised or the title thereto, nor does the Appraiser render any opinion as to the title, which is
assumed to be good and marketable. The property is appraised as though under competent and
responsible ownership / management.

2. Any sketch in the report may show approximate dimensions and is included to assist the
reader in visualizing the property. The appraiser has not surveyed the property.

3. The appraiser is not required to give testimony or appear in court because of having made
the appraisal with reference to the property in question, unless prior arrangements have been made
therefore.

4. Any distribution of the valuation in the report as between land and improvements applies
only under the existing program of utilization. The separate valuations for land and building must not
be used in conjunction with any other appraisal and are invalid if so used.

5. The appraiser assumes that there are no hidden or unapparent conditions of the property,
subsoil, or structures, which would render it more or less valuable. The appraiser assumes no
responsibility for such conditions, or for engineering and/or environmental studies, which might be
required to discover such factors.

6. Information, estimates, and opinions furnished to the appraiser, and contained in this
report, were obtained from sources considered reliable and believed to be accurate. However, no
responsibility for accuracy of such items furnished to appraiser can be assumed by appraiser.

7. Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations
of the Appraisal Institute, with which the appraiser is an MAI member.

3. Neither all, nor any part of the content of the report, or copy thereof (including conclusions as
to the property value, the identity of the appraiser, professional designations, reference to any
professional designations, reference to any professional appraisal organizations, or the firm with which
the appraiser is connected), shall be used for any purposes by anyone but the client specified in
the report, the borrower if appraisal fee paid by same, the mortgagee or its successors and assigns,
mortgage insurers, consultants, professional appraisal organizations, any state or federally approved
financial institution, any department, agency, or instrumentality of the United State or any State or the

Thomas A. Steitler, MAI Page 40 Asheville, NC



Appraisal Report Grey Hosiery Mill Page 41

# 301 Fourth Ave East Hendersonville, NC
Client: Sam Fritschner, City of Hendersonville, NC Transmittal Date: January 25, 2014
# 145 Fifth Ave East Value Reported As Of December 8, 2013

District of Columbia, without previous written consent of the appraiser; nor shall it be conveyed by
anyone to the public through advertising, public relations, news, sales, or other media, without written
consent and approval of the appraiser.

9. On all appraisals subject to satisfactory completion, repairs or alterations, the appraisal
report and value conclusions are contingent upon completion of the improvements in a workmanlike
manner.

10. Unless otherwise stated in this report, the existence of hazardous substances, including
without limitation, asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals,
which may or may not be present on the property were not called to the attention of nor did the
appraiser become aware of such during the appraiser’s inspection. The appraiser has no knowledge of
the existence of such materials on or in the property unless otherwise stated. The appraiser, however,
is not qualified to test for such substances. The presence of such hazardous substances may affect the
value of the property. The value estimated herein is predicated on the assumption that no such
hazardous substances exist on or in the property or in such proximity thereto which would cause a
loss in value. No responsibility is assumed for any such hazardous substances, nor for any expertise or
knowledge required to discover them.

11. The Americans with Disabilities Act (ADA) became effective January 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 of the requirements of the
ADA could reveal that the property is not in compliance with one or more of the requirements of the
act. If so, this fact could have a negative effect upon the value of the property. Since the appraiser
has no direct evidence relating to this issue, possible non-compliance with the requirements of the
ADA was not considered in estimating the value of the property.

12. It is assumed that there is full compliance with all applicable federal, state, and local
environmental laws and regulations, and that all zoning, building and use regulations and
restrictions of all types have been complied with unless non-compliance is stated, defined and
considered in the appraisal report. It is further assumed that all licenses, consents, permits, or
legislative or administrative authority required by any federal, state, or local and/or private entity or
organization have been or can be obtained or renewed for any use considered in the value estimate.

14. Possession of this report, or a copy thereof, does not carry with it the right of publication,
nor may it be used for other than its intended use by anyone other than the Client, and then only with
the proper identification and qualification and only in its entirety. No change of any item in the report
shall be made by anyone other than the appraiser. The appraiser shall have no responsibility if any
such change is made.

15. Any after-tax investment analysis and resulting measures of return on investment are intended
to reflect only possible and general market considerations, whether used to estimate value or return on
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investment given a purchase price. Please note that the appraiser does not claim expertise in tax
matters and advises client to seek competent tax advice.

10. The liability of the appraiser and/or his firm is limited to the client only and to the fee actually
received by the appraiser. Further, there is no accountability, obligation, or liability to any third
party. If this report is placed in the hands of anyone other than the client, the client shall make such
party aware of all limiting conditions and assumptions of the assignment and related discussions. The
appraiser is in no way to be responsible for any costs incurred to discover or correct any deficiencies
of any type present in the property; physically, financially, and/or legally. In the case of limited
partnerships or syndication offerings or stock offerings in the property, client agrees that in case of
lawsuit (brought by lender, partner or part owner in any form of ownership, tenant, or any other
party), any and all awards, settlements of any type in such suit, regardless of outcome, Client will hold
appraiser completely harmless in any such action.

17. Acceptance of and/or use of , this appraisal report by client or any third party constitutes
acceptance of the above conditions. Appraiser liability extends only to stated client, not
subsequent parties or users, and is limited to the fee received.
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Thomas A. Steitler, MAI
Statement of Qualifications

Professional Designations:

MAI -
NC -
NC -
NC -

NC -

Member - Appraisal Institute (# 5970 - designated 2/79)

State Residential / General Appraiser (#A 283 - designated 10/90)
State Certified Residential & General Appraisal Instructor

State Certified Seminar Instructor - Uniform Standards of Professional
Appraisal Practice

State licensed real estate broker

Professional Experience

1986 - Present Steitler Properties; a commercial real estate appraisal / market analysis
firm serving Western NC region

1985-1986 Steitler-Tessier & Associates, Inc.; President; a full service brokerage,
consulting, appraising, leasing, property management & maintenance
firm

1975-1985 Steitler Properties, Ltd.; President; a commercial real estate appraisal

and consulting firm based in Asheville, NC

1973-1975 Pilot Life Insurance Co.; Mortgage Loan Supervisor with responsibility

for loan origination and packaging in Washington DC, Norfolk, Va.

1970-1971 Arthur Andersen Consulting; Atlanta; Business Systems Consulting

Formal Education

M.B.A.

B.S.E.

University of North Carolina, Chapel Hill, N.C.; 1971-1973; Major in
Finance

Princeton University, Princeton, N.J.; 1966-1970; Major in Basic
Engineering with emphasis on statistics and management

Current & Past Professional Affiliations

A-B Tech - course and seminar instructor appraisal topics (1991-present)
Asheville-Buncombe Historic Resources Commission (Past Chairman)
Alternatives for Asheville (2010 Plan) - Economic Task Force - Vice-Chair
Pack Plaza Arts & Science Center Board(Past Director)
Asheville-Buncombe Discovery Board (Past Director)

Asheville Community Theater Board (Past Treasurer)
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Thomas A. Steitler, MAI
Statement of Qualifications

(Continued)
Market Value Analyses on:
community shopping centers * large acreage boundaries
urban multi-use properties * professional / medical offices
historic overlay zoning * resort golf courses
hotels & motels * industrial properties
apartment complexes * commercial land
Expert Court Testimony for:
condemnees * condemners
equitable distribution cases * foreclosures, bankruptcies

Other Appraisal Services include:

recommend physical partition lines ~ * highest & best use studies

investment value analyses e rental value analyses
feasibility studies ¢ Jeasehold value consultations
minority interest valuations e referee value arbitration cases

Teaching / Continuing Education: Mr. Steitler has taught all 3 NC general appraisal
courses; 1 residential course; and 10 hour seminar on Uniform Standards of Professional Appraisal
Practice at A-B Tech College since 1991. He is currently certified under continuing education
programs of the Appraisal Institute, NC Appraisal Board and the NC Real Estate Commission. Mr.
Steitler was a speaker and panel member before the NC Academy of Trial Attorneys in Raleigh at their
December, 2000 meeting — topic was Condemnation and the Appraisal Witness

Typical Recent Clients include: Trust for Public Land; The Conservation Fund; The
Nature Conservancy; US Forest Service; GSA; US Postal Authority; Blue Ridge Mental Health;
Nation’s Bank; FUNB; BB & T; Wachovia; Asheville Savings; Barnette Bank; Buncombe &
Henderson County Boards of Education; City of Asheville; Asheville Housing Authority; Buncombe
County; Metropolitan Sewer Authority; MAHEC; private individuals, attorneys, CPA’s, corporations,
estates, developers, etc.
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HENDERSONVILLE ZONING CLASSIFICATION
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