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Dear Mr. Williams:

In fulfillment of the agreement outlined in our engagement letter dated May 8, 2026, we
are pleased to present the attached appraisal report for the above referenced property as
of Wednesday, May 13, 2026. The report, which is qualified by the definitions,
limitations and certifications set forth therein, sets forth our opinion of the subject
property’s market value in the amount of $1,865,000, together with the data and
reasoning that formed the basis of our opinion.

This report is specifically prepared for Joe Williams and is intended for use only by that
person or entity, its associates, professional advisers and appropriate regulatory
authorities, if applicable. It may not be distributed to or relied upon by any other
persons or entities without our prior written permission.

If you have any questions concerning this report, please contact the undersigned.
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Summary Information

Identity of Client
This appraisal was prepared for and on behalf of Joe Williams.

Effective Date of the Appraisal
Wednesday, May 13, 2026

Summary Description of the Subject Property
The property was a 7,968 square foot office building and had a physical address of 531
Robertson Blvd., Walterboro, SC 29488.

Appraised Value

Based on the scope of work, methodologies and analysis performed, and set forth
herein, the value of the subject property, as of the effective date of the appraisal, was
$1,865,000.

Type of Report

This appraisal is prepared as an 'Appraisal Report', as defined by the Uniform
Standards of Professional Appraisal Practice (USPAP). Accordingly, this report
summarizes our analysis and the rationale for our conclusion(s).

Date of the Report
May 26, 2026

Real Property Interest Appraised

The property was appraised on the understanding that the owner's interest was 'fee
simple', which is 'an absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat'. [Source: Appraisal Institute, The Dictionary
of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022).]

Intended Use of the Appraisal
The intended user(s) were to employ the information contained in this appraisal report
for the purpose of establishing a valuation for sale.




Compass South Appraisals Summary Information

Intended User(s)

On the basis of instructions received at the time of the assignment, Joe Williams was
recognized as the intended user(s) of this appraisal report and it was intended for use
only by that person or entity, its associates, professional advisers and appropriate
regulatory authorities, if applicable. It may not be distributed to or relied upon by any
other persons or entities without Compass South Appraisals prior written permission.

Type and Definition of Value

The subject property is appraised at 'market value', which is defined as '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:

Buyer and seller are typically motivated;
Both parties are well informed or well advised and acting in what they consider
their own best interests;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and

o 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.’

This definition is from regulations published by federal regulatory agencies pursuant to
Title XI of the Financial Institution Reform, Recovery, and Enforcement Act (FIRREA) of
1989, between July 5, 1990 and August 24, 1990, by the Federal Reserve System (FRS),
National Credit Union Administration, (NCUA), Federal Deposit Insurance
Corporation (FDIC) and the Office of Comptroller of Currency (OCC). The definition is
also referenced in regulations jointly published by OCC, FRS, and FDIC on June 1994,
and the Interagency Appraisal and Evaluations Guidelines, as revised and updated
December 2010 (Interagency Appraisal and Evaluation Guidelines, 75 F.R. 77450, 77453
& 77472 (Dec. 10, 2010)).
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Property Specific Information

The Subject Real Estate

The property was improved with a one-story office building that was reportedly
constructed in 1990 and contained approximately 7,968 square feet, based on exterior
dimensions of approximately 166 feet by 48 feet. The improvement was situated on a
1.23-acre site and was served by an asphalt parking lot (70’ by 240") containing
approximately 50 marked parking spaces. The site was rectangular in shape with a
level topography and 220.80° of frontage on Robertson Boulevard.

According to the deed, "The use of the within property shall be limited to the
construction and maintenance of an office building (the “Building”) for the care and
treatment and service to human beings and parking facilities incidental thereto.
Excluded from the foregoing permitted uses is a commercial ancillary facility; provided,
however that the foregoing shall not restrict any physician-occupant of the building
from maintaining and performing ancillary services for his or her own patients.
Commercial ancillary facility shall be defined herein as including, but not limited to,
any commercial laboratory, x-ray, radiological “imaging”, physical therapy, pulmonary
or cardiology testing, outpatient surgical facilities, or birthing center, any of which are
offered on a commercial basis to third-party users. The provisions of this paragraph
shall be a covenant running with the land and enforceable for so long as Colleton
Regional Hospital owned by Walterboro Community Hospital, Inc., a subsidiary of, or
any other subsidiary of HealthTrust, Inc. continues to operate an acute-care hospital
adjacent to the property. The building shall be used solely for offices and with prior
written permission of the Hospital administrator or HTI, other medically-related uses or
enterprises not excluded by the foregoing provisions.

Grantor shall have the right to be notified immediately of any intent by the Grantee to
sell the subject property and be given the first opportunity to re-purchase the subject
property. This right of first notification and of intent to sell shall also be extended to the
Grantor in the event that the within property becomes subject to foreclosure.

Reference herein to the potential construction of “a building” shall not restrict or
prohibit the grantee from erecting more than one building or buildings on the within
property as long as such buildings comply with all other terms and conditions
contained herein.” The owner received permission to construct the current




Compass South Appraisals Property Specific Information

improvement and utilize it as a non-medical office building. Should the property sell,
the buyer would need to receive the same permission to utilize the building for non-
medical purposes should the need arise.

The building was constructed on a concrete foundation and featured wood-frame
construction with vinyl siding and a pitched shingle roof. It was configured into three
primary office sections connected by an interior hallway. The layout included a
combination of private offices, open work areas with cubicle partitions, conference
rooms, file storage areas, and reception/workstation areas. A shared

breakroom/ kitchenette area and common restroom facilities were located within the
front (eastern) portion of the building and served the various office sections, leaving
approximately 6,700 square feet of rentable area. The overall layout appeared functional
for multi-department office occupancy or governmental/service-oriented use.

Interior finishes primarily consisted of painted drywall, suspended or textured ceilings,
fluorescent lighting, carpet and vinyl flooring, wood trim, and standard commercial-
grade doors and cabinetry. The office areas included both enclosed offices and larger
open workspaces arranged along interior corridors. The overall design, construction,
and finish level appeared consistent with a general office facility constructed during the
1990s and reflected a functional layout with adequate parking and access for office use.

It was leased to the United States Government (USDA) for $201,000 per year with the
lease term beginning January 1, 2025 and ending December 31, 2029, with this tenant
having occupied the building since May 1, 2006 (currently 20 years).

The Owner(s) of Record(s)
South Market Business Ctr.

Tax Map Parcel(s)
The property was identified in the county records of Colleton as falling under the
following tax map parcel(s): 147-00-00-106.000

Sales History

Research of the applicable public records, private data services and an interview of the
current owner, revealed that the subject was not under current agreement or option and
was not offered for sale on the open market. Additionally, according to these sources,
the subject had not transferred during the past three years.




Compass South Appraisals Property Specific Information

South Carolina Property Taxes

Properties in South Carolina are governed by the “ATI Law” pursuant to which the fair
market value of a parcel of real property and any improvements thereon is as
determined by appraisal at the time the parcel last underwent an assessable transfer of
interest. In this law, “fair market value" means the fair market value of a parcel of real
property and any improvements thereon as determined by the property tax assessor by
an initial appraisal, by an appraisal at the time the parcel undergoes an assessable
transfer of interest, and as periodically reappraised pursuant to Section 12-43-217.

When real estate is subject to the six percent assessment ratio provided pursuant to
Section 12-43-220(e) and is currently subject to property tax undergoes an assessable
transfer of interest after 2010, there is allowed an exemption from property tax in an
amount equal to 25% of ATI fair market value of the parcel. If the ATI fair market value
of the parcel is less than the current fair market value, the exemption otherwise allowed
pursuant to this section does not apply. The exemption allowed does not apply unless
the owner of the property, or the owner's agent, notifies the county assessor that the
property will be subject to the six percent assessment ratio before January 31 for the
tax year for which the owner first claims eligibility for the exemption.

South Carolina law also limits the increase in the taxable value of real property
attributable to the countywide reassessments to fifteen percent. Market value may
increase more than 15%, but if it does, the taxable value is limited or capped. The 15%
reassessment cap is not a cap on taxes. The “15% Cap” reduces the value on which some
properties are taxed creating a taxable value.

More information can be found here:

https:/ /www.scstatehouse.gov/code/ t12c037 php

The most recent taxes on the subject were $12,453.90 and were reported as paid as of the
effective date of this appraisal. Under the state’s law governing assessable transfers of
interest, when real property is sold the sales price becomes the assessed value for
property tax purposes. The property had an assessed value of $583,000 ($230,000 for the
land and $353,000 for the improvements); accordingly, should the property transfer for
our estimated market value, the property taxes could increase.
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Site Characteristics

Location

The subject was located at 531 Robertson Blvd., Walterboro, SC 29488 and was
surrounded by commercial enterprises as well as Colleton Medical Center.

Shape and Topography
The site was rectangular in shape with a level topography.

Zoning

The property was zoned 'Highway Commercial’ by the City of Walterboro and
appeared to be legally non-conforming as the rear property line was approximately five
feet from the building. The HCD (Highway Commercial District) in the City of
Walterboro is intended to accommodate large commercial buildings, retail centers,
hotels, and similar commercial activities located along major thoroughfares. The district
is intended for uses that generate substantial traffic volumes and is designed to separate
those uses from residential and other lower-intensity land uses.

Permitted uses within the HCD district include hotels and motels, banks, restaurants,
bars and taverns, retail establishments, shopping centers, professional offices, personal
service establishments, catering businesses, animal services, automotive and boat sales,
gasoline sales and distribution, mobile home and portable building sales, amusement
centers, recreation facilities, theaters, truck terminals, warehouse and distribution uses,
manufacturing and assembly uses within enclosed buildings, and agricultural uses.
Certain uses, including automotive service establishments, open air markets, outdoor
retail sales, campgrounds, mini-warehouses, telecommunications towers, and outdoor
storage areas, are permitted as conditional uses or special exceptions. Residential uses
are limited within the district. Single-family detached dwellings are permitted only as
special exceptions, while accessory apartments and temporary emergency residences
may be permitted as conditional uses. Multi-family dwellings and duplexes are not
permitted within the HCD district.

The dimensional requirements for the HCD district establish a maximum residential
density of 8 dwelling units per acre, a minimum lot area of 5,445 square feet, and a
minimum lot width of 50 feet. The maximum lot coverage permitted is 45 percent.
Minimum setbacks include a 35-foot front setback, 20-foot corner side setback, no
minimum interior side setback, and a 15-foot rear setback. The maximum permitted
building height is 42 feet.
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Restrictions and Covenants

According to the deed, “The use of the within property shall be limited to the
construction and maintenance of an office building ({the “Building”) for the care and
treatment and service to human beings and parking facilities incidental thereto.
Excluded from the foregoing permitted uses is a commercial ancillary facility; provided,
however that the foregoing shall not restrict any physician-occupant of the building
from maintaining and performing ancillary services for his or her own patients.
Commercial ancillary facility shall be defined herein as including, but not limited to,
any commercial laboratory, x-ray, radiological “imaging”, physical therapy, pulmonary
or cardiology testing, outpatient surgical facilities, or birthing center, any of which are
offered on a commercial basis to third-party users. The provisions of this paragraph
shall be a covenant running with the land and enforceable for so long as Colleton
Regional Hospital owned by Walterboro Community Hospital, Inc., a subsidiary of, or
any other subsidiary of HealthTrust, Inc. continues to operate an acute-care hospital
adjacent to the property. The building shall be used solely for offices and with prior
written permission of the Hospital administrator or HTI, other medically-related uses or
enterprises not excluded by the foregoing provisions.

Grantor shall have the right to be notified immediately of any intent by the Grantee to
sell the subject property and be given the first opportunity to re-purchase the subject
property. This right of first notification and of intent to sell shall also be extended to the
Grantor in the event that the within property becomes subject to foreclosure.

Reference herein to the potential construction of “a building” shall not restrict or
prohibit the grantee from erecting more than one building or buildings on the within
property as long as such buildings comply with all other terms and conditions
contained herein.’

Access
The property had good legal and physical access from Robertson Boulevard, which was
an asphalt roadway.

Utilities
All public utilities were available to the site. Fiber internet services were provided by
PRTC (BSLF ID 1138126435, FCC# 3741386).
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Parking
The site was improved with 50 parking spaces. Based upon the subject property's
current usage, this was adequate for its needs.

Site Coverage Ratio

Excess land is typically defined as land that is not needed to serve or support the
existing use. The highest and best use of the excess land may or may not be the same as
the highest and best use of the improved parcel. Excess land has the potential to be sold
separately and is valued separately. Surplus land is typically defined as land that is not
currently needed to support the existing use but cannot be separated from the property
and sold off for another use. Surplus land does not have an independent highest and
best use and may or may not contribute value to the improved parcel.

The improvement situated on the property had an above-grade ground surface area of
approximately 7,968 square feet. Based on the site area of 53,578.80 square feet, the
coverage ratio of the subject was 6.72:1, which was deemed reasonable and not
indicative of excess land.

Flood Zone

The subject property does not appear to lie in the 100-year flood plain, which is an area
adjoining a river, stream, or watercourse covered by water in the event of a 100-year
flood (the flood having a one percent chance of being equaled or exceeded in magnitude
in any given year). Properties located in such a flood plain may be affected by factors
that include building permits, environmental regulations, and flood insurance. A flood
plain map for the area is found in an Addendum to this report.

Environmental Issucs

We were not qualified to detect the existence of hazardous materials but have no
knowledge of the existence of such material on or in the property. This appraisal was
predicated on the assumption that there were no such materials on or in the property
that could create a loss in value.

Earthquake Hazard Zone

According to the 2023 50-State Long-term National Seismic Hazard Model, completed by
the Earthquake Hazards Program on January 2, 2024, “The 2023 50-State Update of the
U.S. National Seismic Hazard Model (NSHM) defines the potential for earthquake
ground shaking for various probability levels across the conterminous United States,
and is applied in seismic provisions of building codes, insurance rate structures, risk




Compass South Appraisals Property Specific Information

assessments, and other public policy. The most recent update is a time-independent
probabilistic seismic hazard model. New data and methods include earthquake catalogs
(excluding induced earthquakes), alternative declustering methods, spatially smoothed
seismicity, new geodetic- and geologic-based fault and deformation models, and
earthquake rupture forecast models accounting for a more complete representation of

potential earthquakes.

The following is a risk map from the model showing the greater than Modified Mercalli
Intensity Scale rating of 6 (MMI6) for chance of damaging shaking within 100 years.
Original figure by Kenneth Rukstales. An MMI6 is typically defined as strong shaking
‘felt by all, many frightened, some heavy furniture moved, a few instances of fallen
plaster, damage slight’. The only location in the southeast with a small to medium
chance of an MMI16 occurring is in and around Charleston, South Carolina.

Nitys./fewie ises. cov/brogrants/earhgnake hozards/science/2023-50-s lute long-term-ruttional-seisiic-hazard-moedel -0 overviee

Strengths and Weaknesses

The greatest strength of the site, from the perspective of marketability in the immediate
area, was that it was adjacent to Colleton Medical Center and across the street from
Food Lion. It had no notable weaknesses.

Conclusion about the Site

Based on the foregoing analysis and the site inspection, in our opinion, the subject
property was located on a site that was comparable to that of other commercial
properties in the immediate area. Additionally, there was no apparent disadvantage(s)
to the site from the perspective of marketability.
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Existing Use of the Property
The subject property was used as an office building,

Title Description

ALL that certain piece, parcel or tract of land situate, lying and being at the northern
edge of the Town of Walterboro, County of Colleton, State of South Carolina, containing
1.23 acres, and being shown and designated as Parcel “B” on that certain plat prepared
by W. Gene Whetsell, R.L.S., dated January 21, 1989, recorded in the Office of the Clerk
of Court for Colleton County in Plat Book 23 at Page 169. Said 1.23 acres is bounded and
measures as follows: on the North for a distance of 172.8' feet by lands of South Carolina
Electric and Gas Company; on the East by Parcel “A” for a distance of 282.2' feet; on the
South By Road 5-15-483 also known as Robertson Boulevard for a distance of 220.8' feet;
and on the West by a distance of 268.0' feet by lands of Hospital Development
Properties, Inc. For a more particular description, reference is made to the aforesaid plat
of record.

10
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Aerial(s)
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Photographs of the Subject Property

12
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Note: Addihonal pholographs ave locafed in an Addendwm to this report.
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Work Performed
United States Economy
According to a CoStar report, “The U.S. economy entered 2026 on what appears to be a
solid footing. Economic growth data was impacted by trade effects in the first three
quarters of the year, initially due to the massive front-loading of imports in the first
quarter ahead of the implementation of tariffs, which putatively pushed the economy
into contraction. That was followed by two quarters of minimal imports, which
artificially inflated growth numbers,

However, underlying economic growth, excluding the volatile trade, inventories, and
government categories, averaged 2.6%, as consumer spending remained resilient and
business investment in Al-related equipment and software accelerated. Fourth-quarter
data will likely show a slowdown due to the six-week government shutdown late last
year, which forced the federal workforce into furlough; however, this is unlikely to
derail the overall picture for 2025 or prospects for growth in 2026.

Higher-income households have been the driving force behind stronger spending as
equity and home price gains have contributed to household wealth, providing a deeper
cushion of spending power. Lower-income houscholds, on the other hand, who are
more dependent on earnings from work, have become more reliant on borrowing,
straining budgets as interest costs on debt have surged. Delinquency rates of credit card
balances and personal loans, while no longer rising, have remained elevated. The
dichotomy between the two household segments has resulted in a K-shaped consumer
economy.

Job growth slowed significantly in 2025, and the unemployment rate rose to 4.6% in
November, its highest level in over four years. The labor market has devolved into a
low-hire, low-fire environment, as claims for unemployment benefits remain contained
while the hiring rate is at a decade low. Businesses remain cautious in the face of
continued uncertainty and slower demand.

Inflation has slowed from its cycle peak in 2022 but remains above the Federal Reserve's
target. The consumer price index for November showed intlation running at 2.7%, still
significantly above the Fed's target of 2.0%. The added costs from higher tariffs are
beginning to appear in inflation data, especially for those goods subject to tariffs.
During last year’s quarterly earnings calls, importers reported tolerating thinner

14
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margins and absorbing some costs rather than raising prices and potentially losing
customers. Still, analysts expect consumers will likely face higher prices in future
months.

At its December meeting, the Federal Reserve policymaking committee lowered its
target policy rate by 25 basis points, its third consecutive cut. Markets are expecting
rates to be reduced by 50 basis points this year to what is considered the Federal
Reserve’s neutral rate, the rate that neither stimulates nor inhibits economic activity.

The near-term outlook is for economic activity to accelerate this year as the
expansionary provisions of the One Big Beautiful Bill Act take effect and larger-than-
usual tax refunds are distributed to households. Over the longer term, restrictive
immigration measures and the retirements of Baby Boomers will likely reduce the labor
supply and weigh on growth in future years.”

UNITED STATES EMPLOYMENT BY INDUSTRY IN THOUSANDS

CURRENT JOBS CURRENT GROWTH 10 YR HISTORICAL 3 YR FORECAST

Industry Jobs La us us us
Manufacturing 12,632 10 S 0.24% 0.25%
Trade. Transpartation and Utilities 29,056 1.0 0.21% 0.78% 0.26%

Retail Trade 15,589 10 0.45% 003, 016%
Financial Activities 9,227 10 0.30% 1.20% 0.34%
Governmant 23,435 10 S dne. 0 50% 0.33%
Natural Resources, Mining and Construction 8,892 10 S04 192% 063%
Education and Health Services 27 589 10 2 E1% 2 16% 052%
Professional and Business Senvices 22,564 10 BRI 1.22% 0.682%
Infarmation 2,432 10 RVRERS 0.60% 0.30%
Leisure and Hospitality 17.023 10 0.52% 1{02% (0.B8%
Other Services ,050 10 0.86% 070% 025%
Total Employment 159,400 1.0 0.42% 1.10% 0.46%

Source: Oxford EConomics
L& = Location Quatient

Overall economic activity increased at a slight to modest pace in eight of the twelve
Federal Reserve Districts, with three Districts reporting no change and one reporting a
modest decline. This marks an improvement over the last three report cycles where a
majority of Districts reported little change. Most banks reported slight to modest
growth in consumer spending this cycle, largely attributed to the holiday shopping
season. Several Districts also noted that spending was stronger among higher-income
consumers with increased spending on luxury goods, travel, tourism, and experiential
activities. Meanwhile, low to moderate income consumers were seen to be increasingly
price sensitive and hesitant to spend on nonessential goods and services. Auto sales

15
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were little changed to down across most Districts. Manufacturing activity varied with
tive Districts reporting growth and six reporting contraction. Nonfinancial services
demand was generally seen as steady to increasing somewhat. Banking conditions were
generally reported as stable or improving, with some increased demand coming from
credit cards, home equity loans, and commercial lending. Residential real estate sales,
construction, and lending activity softened in the majority of Districts that report on the
sector. Agriculture conditions were largely unchanged with only Atlanta reporting a
modest decline due to weaker demand for exported commodities. Energy demand and
production was flat to down slightly. Outlooks for future activity were mildly
optimistic with most expecting slight to modest growth in coming months.

Employment was mostly unchanged in the most recent period, with eight of the twelve
Districts reporting no changes in hiring. Multiple Districts reported an increase in the
usage of temporary workers, with one contact reporting this allows them “to stay
flexible in uncertain times.” When firms were hiring, it was mostly to backfill vacancies
rather than create new positions. Firms reported continued challenges finding skilled
labor, particularly in engineering, health care, and other trades. Several reports
mentioned that fewer workers were switching jobs. Multiple contacts reported
exploring Al implementation primarily for productivity enhancement and potential
future workforce management. Al's current impact on employment was limited, with
more significant effects anticipated in the coming years rather than immediately. Wages
grew at a moderate pace, with multiple contacts reporting that wage growth had
returned to “normal” levels.

16
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United States Office Market Analysis
The following information was taken from the Office Market Report from CoStar for the
United States.

Ouverview

Despite stagnant hiring and a volatile economic environment, the U.S. office sector's
recovery has continued through the early months of 2026. Occupancy performance
remains uneven both across and within major markets. However, historically low
supply growth and recent leasing momentum suggest that the rebound has some room
left to run.

Tenants signed new leases for nearly 120 million square feet in the first quarter, the
most since 2018. Remarkably, this occurred even though lease sizes are still roughly
15% smaller than the pre-2020 norm. While there have been a few notable blockbuster
deals, they are the exception that proves the rule. Smaller occupiers are driving the
market, not least because the shrinking number of large-block availabilities is
constraining the movement of the biggest occupiers.

In this environment, performance is divergent across multiple dimensions. The median
large market has experienced positive net absorption over the past 12 months, but only
just so. While New York, Dallas, and San Francisco are surging, Los Angeles, Chicago,
and Washington, DC are still looking for stability.

Moreover, the gap between winners and losers at the property level is widening. About
two-thirds of for-lease traditional office buildings are at least 90% occupied.
Collectively, they contain less than 5% of all vacant space. By contrast, nearly 80% of
vacant space is housed in buildings with occupancy levels below 75%. Such buildings
represent 21% of the market, a figure that is still rising.

This unusual variability is the result of tenants sorting themselves into the most
desirable spaces at the expense of the least. There is even evidence that some occupiers,
including financial institutions and venture-backed technology firms, are taking on
commitments for the best space ahead of current needs, locking it down while they can.
Further complicating the narrative, the characteristics defining the best spaces are not
consistent across markets. In New York, for example, well-located Class B buildings
have been backfilling for more than a year as comparable buildings in other markets
remain unleaseable. In Chicago, Fulton Market continues to attract tenants from the
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Loop. Elsewhere, small, pre-built spec suites are proving a reliable occupancy strategy
tor many landlords, especially in secondary markets.

This kind of churn is likely to remain a feature of the market for several years.
Nationally, a job-growth outlook below 0.5% suggests limited upside for office demand
in the years ahead. In a typical construction environment, new buildings could be
expected to capture the lion's share of this demand, pulling occupancy out of older
ones. With new development projects few and far between, even this reliable dynamic
will be limited.

Instead, competition for the best remaining spaces is likely to support rent growth
much higher than might be expected given near-record vacancy. Vacancy itself is
expected to trend down only very slowly, and that due mostly to supply reductions as
underutilized buildings are removed via demolition and conversion projects. After
2026, net absorption is expected to remain muted compared to long-run historical
averages.

The risks to this outlook appear weighted to the downside. Recent economic growth has
outpaced job growth to a degree rarely before observed. Technology, including Al,
could prolong or even accelerate this, allowing knowledge-focused organizations to
increase output with fewer workers and less need for office space. Given the recent
surge in energy prices, there is also some risk of economic stagnation or even recession,
which would almost certainly be a drag on office demand.

It is possible that technology could ultimately increase demand for skilled knowledge-
industry employees to perform as-yet-undefined work in offices. If so, however, it
seems likely that it will take several years before any such demand tailwind emerges.

18



Compass South Appraisals Work Performed

KEY INDICATORS

Current [uarter REA Y Vacancy Rate Marhn;te:.lshing Availability Rate Het Ah;lFJI]JT.iDI'I Deliveries SF Cnn&minn
4 & 4 2tar 2813725 208% 348.78 22.5% £.205.783 788,216 40,558,445
3 Star 3.701.848 12 5% 532.38 13.6% 1,324.422 GEE, 389 6822 492
1&25tar 1.733.068 5.1% 327.08 £.0% 43.480 2498 002 204 914
Matianal B,248,733 13.9% $36.92 15.2% 6,573,685 1,751,607 AT.585.851
Historicel Farecast
Annual Trends 12 Konth fweraga Avarage Peak When Trough When
Wacancy -0.2% (YOY) 11.0% 135% 14.2% 2025 0Z 6.0% 2000 Q2
Net Absarption 3F 137M 33.371.435 TAH 522 158.2035 443 2006 21 TG LI TiaE 2021 Q2
Deliveries 5F 32EM B2.225.336 18.284.811 185.342.010 2001 24 30.705.774 202 a
Market Asking Rent Growth 1.5% 1.65% 1.7% 10.3% 2007 03 Ll 200% Q3
Sales Yolume a6 Bra.ke MNEA, 13748 2007 03 51616 2008 24
Leasing

New leasing volume surged to its highest level since 2018 in the first quarter, building
on the momentum established in 2025 and signaling the potential for stronger-than-
expected occupancy gains in 2026 as tenants move into their new suites. Despite the
strong early-year result, some post-pandemic patterns have become even more
entrenched, suggesting that maintaining such performance could be challenging.

With nearly 120 million square feet in new lease commitments between January and
March, leasing activity finally reached its pre-pandemic quarterly average. This is
particularly notable given that knowledge-industry employers have been trimming,
payrolls since 2023, while overall job growth has dwindled to essentially zero. Still,
venture-backed Al startups have been hungry for space in San Francisco, San Jose, and
New York, and financial services firms remain active in markets like New York, Dallas,
and Charlotte.

Supply-side dynamics could also be at play. With construction at a generationally low
level, the amount of desirable available space is shrinking rapidly. Confident occupiers
may be securing the best locations while they can, even if they do not currently need all
the space.

The resurgence is not occurring everywhere, however. Leasing volumes remain
depressed in many other markets, including Atlanta, Chicago, Los Angeles, Seattle, and
Washington, DC. Furthermore, the composition of tenants in the market has shifted
profoundly. At nearly 30,000, the number of lease deals executed in the first quarter was
close to its all-time high. However, the average size remains roughly 15% smaller than
in the late 2010s, a geographically broad trend that has persisted for two years.
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Building out move-in-ready “spec” suites is a strategy many landlords are deploying to
attract occupancy in this market. Since the beginning of 2024, more than 80% of leases
under 10,000 square feet in institutional-grade buildings have been for move-in-ready
spaces. This strategy is not without risk, as these landlords are investing additional
capital without the security of a tenant commitment. Moreover, terms for these small
spaces tend to be shorter, typically 3 to 7 years, which means landlords will likely need
at least one renewal or replacement to pay back their investments. However, with
smaller occupiers eager for turnkey options, pre-built suites are leasing quickly.

Tenants” appetite for high-quality space, even absent robust job growth, portends
continued occupancy recovery in 2026. At 13.9%, the national vacancy rate is down 20
basis points from its all-time high, set at the end of 25Q2. It is expected to stay near that
level for the remainder of the year, with absorption holding steady enough to match
new deliveries.

Longer-term, however, the forecast calls for very little demand growth as payrolls
stagnate. Vacancy is nevertheless expected to decline slowly as demolitions and
conversion projects remove non-competitive space from the market, reducing overall

inventory.

With so little new supply available to catalyze tenant movement, leasing volume will
likely struggle to sustain its recovery, though high tenant churn on short-term leases
within existing buildings could produce this result. Regardless, the net impact on
occupancy should be muted after 2026,
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Rent

Office asking rents have risen little since early 2020, while real, effective rents have
fallen considerably. Going forward, a lack of new supply is expected to support
stronger growth as tenants compete for the most desirable space while continuing to
shun many high-vacancy buildings.

At $37.00/SF, national average rents are about $2 higher than they were entering 2020,
though this performance is poor relative to inflation, which has advanced over 25%
over the same period. Asking rents at 4 & 5 Star properties, which currently stand at
$49.00/SF, have risen even less, about $1.50. Only a handful of markets, including South
Florida and Las Vegas, have seen rents outpace inflation over the past five years.

This high-level view is somewhat misleading, however. Trophy rents have increased
sharply in some markets, with demand concentrating in premium buildings.

Meanwhile, non-trophy Class A buildings had struggled until recently to maintain
steady rents. Compressing availability has helped to stabilize rents in this tier of
buildings in some markets, if not in others. In certain submarkets, including most of
Manhattan and other highly amenitized and/or transit-oriented nodes, asking rents
have resumed growth at or above the rate of inflation.

Even in these high-performing segments, effective rents are still under pressure. Market
participants have long reported elevated offers of free rent and/or tenant improvement
allowances. This trend has peaked in most markets, however, while in some it has even
begun to reverse. Nevertheless, concession packages remain historically high. In many
markets, it was common in the late 2010s for owners to offer a month of free rent for

21



Compass South Appraisals Work Performed

every two years of term on a typical new lease. Now, offers of one month per year are
not uncommon. Tenant improvement allowances, meanwhile, have increased as much
as 50% for first-generation shell space, with the caveat that this typically requires a
commitment of at least 10 years. Crucially, the ability of landlords to finance buildout
costs has become a key factor in the leasing market, effectively shrinking the pool of
competitive space even further.

Another important trend is landlord investment in small, pre-built spec suites. This
strategy plays well in a leasing market with many small tenants eager for turnkey
space. While the cost of building out these spaces is not formally reflected in TI
allowances, a portion of it is nevertheless reflected in rental rates, helping keep them
elevated. Even so, landlords pursuing this course of action likely need at least one
tenant renewal or a quick replacement with minimal additional capital investment to
recoup their costs.

An unprecedented lack of supply growth in the coming years should further ease
pressure on owners of premium buildings to offer outsized concessions. It could also
lead to strong rent growth even for non-trophy assets in highly amenitized submarkets.
Landlords seeking to prevent tenant flight to such buildings are likely to remain under
pressure, however.
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Construction

A combination of high interest rates, elevated construction costs, and uncertain future
demand stifled office development activity in early 2023, and it has yet to recover.
Meanwhile, rising demolition and conversion activity is set to produce an
unprecedented contraction in inventory, nudging vacancy downward despite tepid
demand limiting occupancy growth.

At 47 6 million square feet underway, the current construction pipeline is at its lowest
recorded level, lower even than its post-Great Recession trough in early 2011. For most
of the past decade, the pipeline represented around 2% of inventory. Now, among
major markets only South Florida can boast as much. With new starts also stuck at
record lows, this is unlikely to change any time soon.

Starts have averaged only 5 million square feet over the past 11 quarters, far below the
20 million-square-foot average during the late 2010s. Only about 33 million square feet
of new inventory has come online in the past 12 months, less than half the long-run
annual average.

At the same time, the demolition of non-competitive space has accelerated as easing
capital conditions and broader price discovery have facilitated more transactions at
valuations that render redevelopment and conversion projects feasible. An average of 9
million square feet per quarter has been removed over the past 2.5 years, far above the
roughly 6 million square feet typical during the 2010s.

Should this continue, inventory could contract by as much as a cumulative 30 million
square feet by the end of the decade. Already in the last 12 months, demolitions have
exceeded deliveries, though the delivery in the next few quarters of most of what
remains in the pipeline should temporarily reverse this trend.

The implications for both occupiers and owners of existing buildings are massive.
Availability in new and other premium buildings has dropped substantially, leaving
top-tier tenants with few options in many markets. In some, including Manhattan, well-
located non-trophy buildings have already benefited from spillover demand, putting
upward pressure on effective rents even as much non-competitive space remains
vacant. This, too, is likely to continue. New buildings currently comprise 1.5% of stock,
down from nearly 3% in 2020. This share is projected to be well below 1% within the
next 24 months.

23



Compass South Appraisals Work Performed

In such an environment, it would be logical to expect an increase in building
renovations, with owners aiming to become competitive with “best of the rest” space as
quickly as possible. As yet, however, such a trend has not emerged, with the
aforementioned elevated costs being a likely culprit.

The outlook, then, is for shrinking stock to gradually bring the vacancy rate down, even
as tenants continue to sort themselves into the best buildings at the expense of others,
with little impact on overall occupancy. Competitive buildings should thus be well-
positioned to increase occupancy and grow income.
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Sales

First-quarter sales volume posted its strongest performance in four years with more
than $13 billion in transactions. After five years of negative net absorption, demand was
positive in each of the last three quarters as new construction ground to a halt and
headline vacancy ticked slightly lower. While the overall fundamental picture for office
remains stubborn in the near term, the acceleration in trades suggests capital is
increasingly positioning ahead of what could be a turning point for the sector.

Pricing trends added a backbone to this shift. The value-weighted repeat office sales
index, which reflects trading in larger assets across primary and secondary markets,
rose 3.8% year over year in the fourth quarter of 2025, the largest price increase among
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the major property types. Equal-weighted pricing, more representative of smaller assets
in secondary and tertiary markets, was nearly tlat, down 0.6% vear over year. Despite
being level overall, appreciation was notable in parts of the country, with the South up
4.7% and the Midwest up 3.2%.

Capital flows also shifted during the past year. Private investors remained the largest
office buyers in 2025, executing close to half of all transactions, as users made up about
20%. The most notable change was the uptick of institutional buying in roughly a
quarter of the sales volume. A case in point was the September sale of Americas Tower
in New York City, where Norges Bank Investment Management and Beacon Capital
Partners acquired the 47-story Times Square high-rise for $571 million, or $554 per
square foot. The 86% leased, one-million-square-foot tower, originally constructed in
1988, recently underwent substantial common area upgrades, demonstrating that
updated, well-located assets are still drawing institutional capital.

The broadening of buyer activity continues to support improving liquidity, even as
underwriting practices remain cautious and business plans rely more on asset-level
execution than market-driven rent growth.

Yet the national market remains a study in contrast. Newer, well-amenitized assets in
strong submarkets can still command full valuations, illustrated by the Elizabeth on
Seventh in Charlotte, which traded for $58 million, or $560 per square foot, at 88%
occupancy. These trades highlight investor eagerness for stabilized income and long-
term competitiveness. At the other end of the spectrum, distressed assets continue to
move through the system. 101 Mission Street in San Francisco’s financial district traded
for $82 million, or $384 per square foot, at just above 50% occupancy and about half of
its 2018 valuation. These pricing gaps reflect the divide between assets offering clear
cash-flow durability and those requiring significant repositioning to regain that
stability.

The next several quarters will be shaped by the convergence of steady leasing, peaking
vacancy, and gradually returning liquidity as valuations emerge from their cyclical
lows. If absorption continues to improve as it has done in the last three quarters and
pricing momentum progresses, transaction activity is likely to remain on an upward
path. Yet elevated CMBS delinquency rates are a reminder that the recovery will be
uneven and will require sustained strengthening in fundamentals before capital fully
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reengages in the middle of the risk spectrum. For now, investors are largely choosing
certainty of income or certainty of a heavy reposition, without much in between.
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Regional Economy

According to The Beige Book, 'The Fifth District economy grew at a modest rate this
cycle. Consumer spending on retail goods increased modestly while spending on travel
and tourism increased moderately. However, auto and boat sales declined in recent
weeks. Manufacturing activity declined slightly as many in the industry continued to
struggle with challenges around tariffs. Residential real estate activity declined
modestly while commercial real estate activity picked up slightly as firms looked to
close deals by the end of the calendar year. Financial and nonfinancial services demand
was unchanged this cycle. Employment remained unchanged as most firms kept head
counts level and wage growth remained moderate. Prices continued to grow at a
moderate year-over-year rate, overall, despite a surge in price growth in the
manufacturing sector.

Prices continued to grow moderately, on balance. According to our most recent surveys,
service sector firms reported year-over-year growth in prices received at around three
percent. Manufacturers, however, reported a surge in price growth with prices up about
five percent compared to last year. Manufacturing firms reported non-wage input costs
increasing by about six to seven percent year-over-year, with tariffs being one of the
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most cited reasons for the rising costs. Several firms across industries also cited rising
energy and health insurance costs adding to overall cost increases.

Overall volumes at Fifth District maritime ports remained flat since last cycle. Contacts
at ports anticipated a slowdown through the end of the year and spot rate prices
remained low as customers continued to put in small orders as a way to ride out
uncertainty in consumer demand. Loaded exports were slightly up across the District,
though a notable decrease in exports of empty containers gave port contacts pause
about near-term import levels. Truckload volumes saw no increase from the record low
levels that have persisted throughout the year. One trucking firm noted that increased
regulatory scrutiny on CDL licensing put upward pressure on spot rates as brokerage
firms had a harder time matching carriers to customers.

Residential real estate markets experienced a typical winter modest slowdown. In
addition to the seasonal slowdown, employment uncertainty among, federal and
contract workers in the greater Washington, DC area has caused a pause or even
upended deals until there was more clarity. Buyer traffic was down while listings
continued to grow. Most agents were optimistic that spring would have good activity.
Potential buyers were not having issues qualifying for loans but continued to sit on the
sidelines waiting for rates and home prices to come down. Builders in some markets
voiced concerns that tariff impacts will finally hit consumers, causing them to reassess
new starts this year. Other markets, such as Greensboro, North Carolina, were keeping
large housing projects on track.

Commercial real estate activity increased slightly as contacts looked to close deals by
the end of the vear. Agents were “cautiously optimistic” going into 2026. The flight to
quality was still happening but was getting harder as Class A office space was limited.
“Clients are starting to take up Class B space only if they are in a Class A location” said
a broker from Virginia. Retail activity was limited as most retailers don't typically
change space around the holidays, but agents expected activity to return strongly in the
spring. Multi-family activity in most areas slowed and vacancies rose.

Financial institutions continued to report stable loan demand that some institutions
noted was tempered by seasonal fluctuations. Demand was primarily concentrated in
the commercial real estate and consumer portfolios. One institution noted home equity
loan demand was being driven by borrowers’ desire to not “separate” from their
existing first mortgages and choosing to improve their current home. Deposit levels
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continued to be stable with competition easing for balances due to lowering rates.
Institutions continued to note modest increases in delinquent loans and one credit
union noted that consumers’ credit worthiness was showing “challenges” as consumers

apply for new credit.

Economic activity in the Sixth District grew slightly from mid-November through
December. Employment levels were flat to down somewhat, with more employers
noting head count reductions. Wage growth remained modest, and nonlabor costs and
prices rose slightly. Retail sales increased modestly over the holidays, and travel
activity grew at a modest pace. Residential real estate activity improved as mortgage
rates fell and home prices flattened or even declined, but commercial real estate
conditions slowed. Transportation demand remained flat to slightly down, while
manufacturing activity was flat to slightly up. Financial institutions reported modest
loan growth, with strength in credit cards. Demand for energy was largely flat, and
agricultural activity declined modestly.

Employment levels in the District were flat to slightly down. While a few businesses
noted growing head count for expansion, others reported hiring only to backfill
vacancies, keeping head count flat. However, an increasing number of firms reported
recent or planned reductions in force, including through attrition, because of slowing
demand and rising costs. Several contacts described accelerating the use of Al to
increase productivity and to manage head count, although some contacts said that any
significant impact to staffing levels is “years away.” Available labor remained plentiful.
Wage growth remained modest, outside of specialized jobs.

On balance, prices rose slightly over the reporting period. Input costs like steel and
aluminum were stable, and other nonlabor construction costs increased minimally. Cost
pressures associated with tariffs persisted, particularly as pre-tariff inventories became
fully depleted. Retailers described mixed pricing strategies; some pushed through
increases with varying degrees of impact on sales volume, while others used
promotional discounts to drive demand. Labor, technology, and insurance remained the
most frequently cited cost concerns. Many contacts expect to implement price increases
in the first half of 2026 to preserve margins, especially those who held prices steady in
2025.

Home sales improved marginally as mortgage rates continued to decline. Existing home
inventory levels were largely in line with seasonal trends, but delistings trended up as
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home prices in many District markets either flattened or fell. Demand for move-up and
luxury homes was more resilient than for starter or moderately priced homes.
Homebuilder sentiment was broadly negative, and a greater number of builders cut
prices and offered rate buydowns and other incentives, as a lack of urgency among
buyers was noted. The outlook improved somewhat given the prospect of further
mortgage rate declines, though builders expressed concerns over rising cost pressures
from tariffs and labor.

Commercial real estate conditions eroded slightly, with vacancy rates edging up across
sectors. Desire for smaller-sized, more efficient space was noted in both office and retail,
and return-to-office stances by firms continued to fuel new construction. Multifamily
contacts reported the need to increase concessions amid declining rent levels. Both
demand for and supply of industrial space grew over the reporting period, and new
construction expanded modestly, particularly technologically-integrated warehousing,.

Overall loan growth was modest over the reporting period, with the largest increases in
the credit card segment. Volumes of auto and other consumer loans declined, which
was described as a reflection of consumer uncertainty. Commercial lending was
somewhat muted, and construction lending was unchanged since the previous report
with continued strength concentrated in data centers and tech-related infrastructure.
Delinquencies continued to fall in aggregate, though several financial institutions
reported a marginal uptick. Cash to total assets ratios increased moderately on balance,
allowing for ample liquidity to meet customers” needs.

Energy demand was generally flat since the previous report, with some segments
reporting a softening and others experiencing robust activity. Petrochemical industry
contacts reported moderating demand, particularly for chemicals used in appliances,
housing, and automotive sectors. Petrochemical plant expansions and carbon capture
projects faced schedule delays attributed to uncertainty. In contrast, utility companies
reported strong demand across business segments and power sources, including
liquefied natural gas (LNG), wind, solar, and nuclear, largely driven by data center
development. LNG export terminal construction remained notably positive.

Demand for agricultural products declined modestly. Weaker soybean and corn
exports, along with stronger international competition, put downward pressure on
those commaodity prices. Milk production increased abroad, reducing demand for U.S.
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milk. Expectations for more imported beef from South America caused prices to drop
significantly before mostly recovering by year end.

Demand for timber used in structural wood products, pulp, and paper weakened;
prices per ton fell, sales contracts declined, and some mills closed. Transactions for

industrial timberlands and rural land parcels were down.

https:/ /www.federalreserve.cov/ monetarypolicy / files / BeiceBook 20260114, pdf

The State Market and Economy - South Carolina

The subject property is in the county (or counties) of Colleton, South Carolina. The
state, which is roughly triangular and spread over 32,020 square miles, is bordered by
North Carolina to the north, the Atlantic Ocean to the east, and Georgia to the west and
south. South Carolina has 46 counties and 187 miles of coastline.

Population Adedian HH Income

325,334 874,232

432,770

831,262

Per Capita Incomea
76,5316

§37,13%

£37,831

According to the State of South Carolina Anyual Coniprehensive Financial Report (Fiscal Year
ended June 30, 2024), ‘South Carolina has a diversified economic base including
manufacturing, trade, healthcare, services, and leisure/hospitality. Businesses have
relocated here from all over the world taking advantage of the State’s skilled labor
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force, competitive wages, moderately priced land, excellent port facilities and
accessibility to markets, and, in recent years, substantial tax and other economic

incentives.

Businesses continue to choose South Carolina as a place to locate or expand, and the
State is committed to working with employers to meet their workforce needs through
State-supported workforce development initiatives.

During the year ended June 30, 2024, total non-farm employment in the State increased
by 78,300 {or 3.4%) to 2,382,400. Industry sector gains during that period were as
follows: Education and Health Services (17,800); Leisure and Hospitality (14,700);
Trade, Transportation, and Utilities (10,200); Professional and Business Services
(10,100); Manufacturing (8,400); Government (6,500); Construction (4,900); Mining,
Logging, Information, and Other Services (3,700); and Financial Activities (2,000).

South Carolina’s unemployment rate was 3.6% in June 2024, which increased from the
June 2023 rate of 3.1%. As of September 2024, the State’s unemployment rate was 4.5%.
In comparison, the U.S. unemployment rate was 4.1% in June 2024 and 4.1% in
September 2024.

The South Carolina Leading Index (SCLI) increased by 0.22 points from June 2023 to
June 2024 to 102.59. Above the 100 mark, the SCLI forecasts generally improving

economic conditions for South Carolina over the upcoming three to six months. The
SCLI closed the month of September 2024 at 102.56, the most recent month available.

The number of real estate closings decreased by 11.3% between June 2023 and June 2024
due in large part to rising mortgage rates and rapidly increasing inflation on housing.
However, real estate selling prices in South Carolina have increased, with the median
price of homes sold increasing 2.0% between June 2023 and June 2024. In addition, the
number of residential building permits increased by 10.9% compared to a year ago and
the dollar amount of those permits increased by 19.9% between June 2023 and June
2024.

The following graph compares South Carolina, the southeastern United States, and the
entire United States in per capita personal income growth over the last five years.
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The State continues to fund programs related to job creation. In calendar year 2023, the
State committed $12.272 million to the South Carolina Coordinating Council on
Economic Development’s Set-Aside Fund, which is dedicated to improving the
economic well-being of the State by providing funds to local governments to develop
the infrastructure necessary for new and expanding business. Programs like this helped
to recently attract Envision AESC to Florence County, Silfab Solar to York County,
EnerSys to Greenville County, and ZF Group to Laurens County. Envision AESC is
expected to create over 2,700 jobs, Silfab Solar is expected to create 800 jobs, EnerSys is

expected to create 500 jobs, and ZF Group is expected to create 400 jobs in the coming
years.

South Carolina’s job creation and capital investment from manufacturers have
experienced steady growth since the end of the 2007 - 2009 recession. In 2023 alone, the
State attracted more than $9.22 billion in new capital investment from manufacturing
companies, which resulted in the creation of more than 14,120 jobs.

South Carolina’s exports were $37.297 billion in 2023, which is an increase of 18.6%
from 2022. In 2023, South Carolina ranked 17th in the United States in exports. These
export figures were bolstered by the fact that the State is the nation’s top exporter of

tires and amongst the nation’s top exporters of completed passenger motor vehicles.

The State also established a Transportation, Distribution, and Logistics (TDL) Council
that includes strong private sector participation. Part of the mission of this council is to
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prepare South Carolina for the Panama Canal expansion, providing South Carolina
with a world-class port that will have the capacity to support the expected increase in
merchant shipping. The Port of Charleston is currently the deepest port on the east
coast.

Due in part to the State’s economic outreach initiatives, South Carolina’s total economic
output or gross domestic product (GDP) was $322.259 billion in 2023. Between 2022
and 2023, real GDP grew 8.3% compared to the southeast states” average growth of 7.3%
during that period.’

Local Market Conditions

County Description

Based on the county’s Amnual Comprehensive Financial Report, the County was founded
in 1682 through a land grant to Sir John Colleton by King Charles II, of England and
was one of the original proprietary counties in the present-day Carolinas. It was
officially formed in 1798 and is in the southeastern part of South Carolina bordering on
the Atlantic Ocean. The County is in the Lowcountry region of South Carolina, and it is
located midway between Charleston, South Carolina and Savanah, Georgia on the I-95
corridor. The county occupies a large land area that is 1,056.48 square miles.

The County’s fiscal year 2025 assessable property tax base is $237,694,947, which
represented growth of 6.25% from fiscal year 2024 assessable property tax base of
$223,703,871. The growth in assessed values was driven by growth in personal
property, which increased by 11.54% while real property increased 4.83%. Increased
improvements of home and business continued from prior years with 2,003 building
permits issued in 2025 that total valuation of over $149 million. The County continues to
see a steady influx of tourism along Interstate 95 which will maintain a consistent level
of accommaodations taxes that will be used to promote the County. County population
continues to be concentrated primarily within the Walterboro City area. Owner-
occupied housing was roughly 73% as compared to the State of South Carolina average
of 71% based on the most recent available data.

A large part of the County is served with easy access to Interstate 95 with five
interchanges that include exits 42, 53, 57, 62 and 68. In addition to this major interstate
artery, the County has direct access to both Highway 17 and Highway 17A that provide
connection to the cities and towns of Charleston, Beaufort, Savannah, and Summerville.
The City of Walterboro is getting ready to begin the final phase of the I-95 Business

33



Compass South Appraisals Work Performed

Loop Project that encompasses a 6.35-mile corridor along highways 63 and 64 from 1-95
exit 53 to exit 57. The purpose of the project is to tie the two exits together through the
City of Walterboro and is funded with a portion of the proceeds from the Capital
Project Sales Tax referendum that voters approved in November 2022.

2025 was a transitional year for economic development in Colleton County. The
Colleton County Economic Alliance’s (CCEA) longtime director, Heyward Horton
retired in December of 2024, and new director Brantley Strickland was onboarded in
April of 2025. Sandy Steele served six months as director in the interim. Donna Lamb
was elevated to project manager in July, 2025. The calendar year of 2025 was a strong
one for investment with $101.1M in capital investment and 209 new jobs generated from
five announced projects. Wayne Brothers companies completed their new headquarters
facility at Colleton Venture Park and announced a $35.5M and 170-job expansion in
January of 2024. Other announced projects included Canady’s Solar ($45M), Heidelberg
Materials ($7.3M, 8 jobs), Banks Construction ($12M, 20 jobs) and T&T Precast.

The County continues to offer some of the best opportunities for residents and visitors
to enjoy both indoor and outdoor activities. The County’s recreation center, known as
the Ace Basin Sports Complex, continues to be a prime venue in the area. During fiscal
year 2025, the gym and fitness center remained stable from the prior year, with
revenues at $204 thousand as compared to $205 thousand for the previous year. The
County is in the process of expanding its recreation offering, with the construction of a
pool, gym and a miracle league playground. The pool and gym were funded as part of
2022 voter-approved Capital Project Sales Tax (CPST) projects and the miracle league
has received some state funding though additional funding is needed since the bid
prices came in significantly over available funds.

The County-owned Dogwood Hills Golf Course had a similar 2025 as compared to
2024, with revenues of $278,504 compared to $272,679. The County is still considering
all options for both Dogwood Hills restaurant and golf course as we look to improve
our financial performance.

Colleton County Commercial Kitchen, Museum and Farmers Market saw a drop in both
business and usage even as staff worked to increase offerings. Revenues for fiscal year
2025 totaled $102 thousand, down by 34% from $155 thousand in fiscal year 2024.
Despite losing the Market Manager position this year, the farmers’ market had a
successful year, culminating in a Christmas Market which generated around $12,000 in
sales for local vendors. Food sales and catering business have slowed due to increased
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food costs and the slowing of tourism traffic through the facility. Our role within the
Walterboro Tourism Commission has led us as a group to spearhead a new advertising
campaign attracting tourism to Walterboro. The County was able to complete the
feeding facility renovation in early fiscal year 2025 that allowed the successful feeding
program to have a dedicated space for output, while freeing up revenue-generating
space in the Colleton Commercial Kitchen. Museum staff are planning to offer more
events and festivals during the upcoming year, which will allow our food vendors, our
farmers, and other vendors additional retail opportunities, while culturally enriching
the community. The Colleton Civic Center continues to expand, hosting a variety of
community events including local artist concerts and plays, and housing the Colleton
Children’s Theater, while also providing some revenue-generating spaces in the former
classrooms within the building. We hope to continue to entice performers from the
region along with the growing out-of-town audience members which should steadily
increase thanks to a newly awarded City of Walterboro A-Tax grant, aimed at out-of-
area advertising.

The County was able to complete the feeding facility renovation in early fiscal year 2025
which allowed the commercial kitchen to be fully utilized by third-party vendors,
which could lead to higher usage revenues in 2026. Museum staff are planning to offer
more events and festivals during the upcoming year, which will allow our food and
other vendors” additional retail opportunities. The Colleton Civic Center renovation
was one of the projects under the voter-approved Capital Project Sales Tax and
continues to expand hosting a variety of community events, including expanding its
offering including film festivals, local artists, concerts and plays.

Colleton County Memorial Library continues to be busy with over 65,529 in-person
visits to all locations. In addition to the main library in Walterboro, the library has
branches in both Edisto Beach and Cottageville that are open three days a week as well
as continuing to operate the book mobile that provides service throughout the County.
One of the most popular services offered by the library is computer usage, as there were
over 50,350 wireless sessions during the past fiscal year. The library continues to
expand the number of various live and in-person sessions to both adults and children.
For fiscal year 2025, 612 sessions were provided with total in-person and virtual
attendance of 10,389.

In addition to all the opportunities sponsored through County venues, the area boasts
easy access to many of South Carolina’s best eco-tourism spots, including the Ace Basin,
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the Walterboro Wildlife Sanctuary, Edisto State Park, Colleton State Park, and several
other South Carolina Department of Natural Resources wildlife management areas.

https:/fwww.colletoncounty.ore/finance/financial-reports

The Local Market & Economy

The Bureau of Labor Statistics (BLS) collects and reports data on per capita and median
household income using a five-year average, with unemployment and population data
also being available from the BLS. Using the most recent data available, the average,
per capita income, median household income as well as unemployment for the
applicable areas for this report were as follows. It should be noted there may be a
perceived deviation for the population from the years 2019 to 2020, which was due to
the decennial census being performed in 2020.
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This data indicates that the area in which the subject property was located in a
comparatively worse position, economically, than the state as a whole. Apart from this
statistical data, we also specifically addressed the market for the subject property.

Based on discussion with local market participants familiar with the area, the market for
properties such as the subject was found to be slightly improved on the prior year. That
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same source observed that the market for such properties was likely to stay relatively
stable for the foreseeable future.

Conclusion on the Market for the Subject Property

Based on the foregoing, in our opinion, the market for the subject property was stable
and likely to remain so for the foreseeable future - and our report on market value
reflected that conclusion.

Most Probable Buyer
Based on the type of property and current market conditions, in our opinion, the most
probable buyer of the subject property would be an investor.

Foreclosure Activity
Based on a review of the general market area of the subject property, as well as
discussions with a local lender, foreclosure activity in the area was at normal levels.

Exposure & Reasonable Marketing Times

In determining whether or not there was a market for the property, we considered two
periods of time - one prior to the appraisal date and the other following that date. The
first, known as 'the exposure time', is the estimated length of time the property would
have been offered on the market prior to a hypothetical sale at market value on the date
of the appraisal. The second, known as 'the reasonable marketing time', is an estimate
of the amount of time it might take to sell the property at the estimated market value
during the period immediately after the date of an appraisal. In the instant case, we
determined, based on a study and review of market conditions, particularly those
demonstrated by these comparable sales, that the 'exposure time' needed to
consummate a sale prior to the appraisal would have been approximately 6-12 months.
Using a similar approach, we then determined the 'reasonable marketing time' to be
approximately 6-12 months.
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Highest and Best Use

This appraisal was prepared under the assumption that the property's value should
reflect its 'highest and best use'. This term means ‘the reasonably probable use of
property that results in the highest value. The four criteria that the highest and best use
must meet are legal permissibility, physical possibility, financial feasibility, and
maximum productivity.” [Source: Appraisal Institute, The Dictionary of Real Estate
Appraisal, 7% ed. (Chicago: Appraisal Institute, 2022).]

The subject property must meet four 'highest and best use' criteria, it must be:
Physically Adaptable; Legally Permissible; Financially Feasible; and Maximally
Productive.

Dual Approach

Because the subject property was improved with a building structure, its highest and
best use must be examined from two perspectives. The first was based on the
assumption that the subject was vacant. The second was based on the fact that the
property was improved and whether that improvement meets the four-part test
outlined above.

As Vacant Land

Plwysically Adaptable

Size, shape, area, and terrain affect the use to which land may be developed. The
subject property's underlying land was sufficiently regular in shape to allow for many
forms of utilization. Surface water runoff was adequate and, based on our site
inspection, the soil or sub-soil had no apparent irregularities that would restrict the
property from being used in any reasonable manner.

Legally Pernussible

The property was zoned 'Highway Commercial” by the City of Walterboro and
appeared to be legally non-conforming as the rear property line was approximately five
feet from the building. The HCD (Highway Commercial District) in the City of
Walterboro is intended to accommodate large commercial buildings, retail centers,
hotels, and similar commercial activities located along major thoroughtares. The district
is intended for uses that generate substantial traffic volumes and is designed to separate
those uses from residential and other lower-intensity land uses.

Permitted uses within the HCD district include hotels and motels, banks, restaurants,
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bars and taverns, retail establishments, shopping centers, professional offices, personal
service establishments, catering businesses, animal services, automotive and boat sales,
gasoline sales and distribution, mobile home and portable building sales, amusement
cenlers, recrealion facilities, theaters, truck terminals, warehouse and distribution uses,
manufacturing and assembly uses within enclosed buildings, and agricultural uses.
Certain uses, including automotive service establishments, open air markets, outdoor
retail sales, campgrounds, mini-warehouses, telecommunications towers, and outdoor
storage areas, are permitted as conditional uses or special exceptions. Residential uses
are limited within the district. Single-family detached dwellings are permitted only as
special exceptions, while accessory apartments and temporary emergency residences
may be permitted as conditional uses. Multi-family dwellings and duplexes are not
permitted within the HCD district.

The dimensional requirements for the HCD district establish a maximum residential
density of 8 dwelling units per acre, a minimum lot area of 5,445 square feet, and a
minimum lot width of 50 feet. The maximum lot coverage permitted is 45 percent.
Minimum setbacks include a 35-foot front setback, 20-foot corner side setback, no
minimum interior side setback, and a 15-foot rear setback. The maximum permitted
building height is 42 feet. According to the deed, “The use of the within property shall
be limited to the construction and maintenance of an office building (the “Building™) for
the care and treatment and service to human beings and parking facilities incidental
thereto. Excluded from the foregoing permitted uses is a commercial ancillary facility;
provided, however that the foregoing shall not restrict any physician-occupant of the
building from maintaining and performing ancillary services for his or her own
patients. Commercial ancillary facility shall be defined herein as including, but not
limited to, any commercial laboratory, x-ray, radiological “imaging”, physical therapy,
pulmonary or cardiology testing, outpatient surgical facilities, or birthing center, any of
which are offered on a commercial basis to third-party users. The provisions of this
paragraph shall be a covenant running with the land and enforceable for so long as
Colleton Regional Hospital owned by Walterboro Community Hospital, Inc., a
subsidiary of, or any other subsidiary of HealthTrust, Inc. continues to operate an acute-
care hospital adjacent to the property. The building shall be used solely for offices and
with prior written permission of the Hospital administrator or HTI, other medically-
related uses or enterprises not excluded by the foregoing provisions.

Grantor shall have the right to be notified immediately of any intent by the Grantee to
sell the subject property and be given the first opportunity to re-purchase the subject
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property. This right of first notification and of intent to sell shall also be extended to the
Grantor in the event that the within property becomes subject to foreclosure.

Reference herein to the potential construction of “a building” shall not restrict or
prohibit the grantee from erecting more than one building or buildings on the within
property as long as such buildings comply with all other terms and conditions
contained herein.’

Financially Feasible

The financial feasibility of a property is best determined by comparing its market value
with its acquisition and improvement costs, if any. In the case of the subject’s vacant
land, the most financially feasible building to be constructed on the site would be a
multi-tenant medical office given its proximity to Colleton Medical Center.

Maxamally Productive

The maximally productive use of the subject must be considered in the light of how it
was used, who uses it and the time or period of its use. In this case, the subject
property, as vacant land, was best suited for commercial development.

Conclusion as to Highest and Best Use

Based on the preceding discussion, and particularly our determination of its maximally
productive use, in our opinion, the highest and best use of the subject property, as
vacant land, was commercial development.

As Immproved

Physically Adaptable

Size, shape, area, and construction affect the use to which a building may be adapted.
In our opinion, the subject’s physical attributes were such that it would permit a wide
range of possible uses and, thus, allow it to be readily adaptable for other uses.

Legally Permissible

The property was zoned ‘Highway Commercial” by the City of Walterboro and
appeared to be legally non-conforming as the rear property line was approximately five
feet from the building. The HCD (Highway Commercial District) in the City of
Walterboro is intended to accommodate large commercial buildings, retail centers,
hotels, and similar commercial activities located along major thoroughtares. The district
is intended for uses that generate substantial traffic volumes and is designed to separate
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those uses from residential and other lower-intensity land uses.

Permitted uses within the HCD district include hotels and motels, banks, restaurants,
bars and taverns, retail establishments, shopping centers, professional offices, personal
service establishments, catering businesses, animal services, automotive and boat sales,
gasoline sales and distribution, mobile home and portable building sales, amusement
centers, recreation facilities, theaters, truck terminals, warehouse and distribution uses,
manufacturing and assembly uses within enclosed buildings, and agricultural uses.
Certain uses, including automotive service establishments, open air markets, outdoor
retail sales, campgrounds, mini-warehouses, telecommunications towers, and outdoor
storage areas, are permitted as conditional uses or special exceptions. Residential uses
are limited within the district. Single-family detached dwellings are permitted only as
special exceptions, while accessory apartments and temporary emergency residences
may be permitted as conditional uses. Multi-family dwellings and duplexes are not
permitted within the HCD district.

The dimensional requirements for the HCD district establish a maximum residential
density of 8 dwelling units per acre, a minimum lot area of 5,445 square feet, and a
minimum lot width of 50 feet. The maximum lot coverage permitted is 45 percent.
Minimum setbacks include a 35-fool front setback, 20-fool corner side setback, no
minimum interior side setback, and a 15-foot rear setback. The maximum permitted
building height is 42 feet. According to the deed, “The use of the within property shall
be limited to the construction and maintenance of an office building (the “Building™) for
the care and treatment and service to human beings and parking facilities incidental
thereto. Excluded from the foregoing permitted uses is a commercial ancillary facility;
provided, however that the foregoing shall not restrict any physician-occupant of the
building from maintaining and performing ancillary services for his or her own
patients. Commercial ancillary facility shall be defined herein as including, but not
limited to, any commercial laboratory, x-ray, radiological “imaging”, physical therapy,
pulmonary or cardiology testing, outpatient surgical facilities, or birthing center, any of
which are offered on a commercial basis to third-party users. The provisions of this
paragraph shall be a covenant running with the land and enforceable for so long as
Colleton Regional Hospital owned by Walterboro Community Hospital, Inc., a
subsidiary of, or any other subsidiary of HealthTrust, Inc. continues to operate an acute-
care hospital adjacent to the property. The building shall be used solely for offices and
with prior written permission of the Hospital administrator or HTI, other medically-
related uses or enterprises not excluded by the foregoing provisions.
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Grantor shall have the right to be notified immediately of any intent by the Grantee to
sell the subject property and be given the first opportunity to re-purchase the subject
property. This right of first notification and of intent to sell shall also be extended to the
Grantor in the event that the within property becomes subject to foreclosure.

Reference herein to the potential construction of “a building” shall not restrict or
prohibit the grantee from erecting more than one building or buildings on the within
property as long as such buildings comply with all other terms and conditions
contained herein.’

Financially Feasible

The financial feasibility of a property is best determined by comparing its market
value with its acquisition and improvement costs, if any. For a proposed
improvement, if those costs are less than, or equal to, market value, then feasibility
is implied. For the subject, which was an existing improvement, its value was
determined in this appraisal and it was deemed to be financially feasible at that
value. Moreover, nothing was noted in our consideration of the property that
would indicate that the financial feasibility would be significantly improved if the
property underwent a major change of use, with the necessary financial
expenditures that such change implies, or through demolition and the construction
of an alternative improvement upon the cleared land.

Masximally Productive

The maximally productive use of the subject must be considered in the light of how it
was used, who uses it and the time or period of its use. In this case, the subject was
best suited for office use. Based on that usage, and after consideration of possible
alternatives, in our opinion the subject was being utilized in a maximally
productive manner as of the date of the appraisal.

Conclusion as to Highest and Best Usc

Based on the preceding discussion, and particularly our determination of its maximally
productive use, in our opinion, the highest and best use of the subject, as improved, was
office use.
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The Scope of Work

There are three main approaches to appraisal valuation: sales, cost and income. In
order to properly perform the necessary work, the appraiser must first determine which
approaches are applicable. Having made that determination, the appraiser will then
undertake appropriate research of both the subject property and its market area. The
research performed may include reviews of publicly available data, such as
governmental tax and property records; review of proprictary records, such as Multiple
Listing and other subscription services; inspection of proprietary data maintained by
the appraiser; consideration and inspection of comparable properties, whether sold or
listed for sale; and, interviews with participants in the appropriate market place, such as
owners, brokers and other appraisers.

According to the 2026 USPAP Guidance and Reference Manual, published by The
Appraisal Foundation on January 1, 2026, 'Artificial Intelligence (Al) involves
replicating human-like intelligence within machines and computer systems. Al can
function either independently or in conjunction with another tool to assist an appraiser
with developing their opinions and conclusions {e.g., spreadsheets, analytic software)
or to communicate assignment results (e.g., chatbots).

When these tools are used for their analytical functions, such as to generate some type
of output that is used in developing an assignment result, the tool does not serve as a
substitute for an appraiser’s judgment. When using a computer-assisted valuation tool,
an appraiser must not simply rely on the output of technology without an
understanding that the output is credible. Reliance on this data without understanding
the output could place credibility of assignment results in doubt. Even when
incorporating Al, developing credible assignment results requires the professional
judgment of the appraiser.’

Artificial intelligence was not utilized in the development of the value opinion for the
subject property. The analyses, opinions, and conclusions contained within this report
were developed by the appraiser through the application of professional judgment and
established appraisal methodology, including market research, verification of data, and
recognized valuation techniques. No private, confidential, or proprietary data
associated with the subject property, comparable transactions, or the client was entered
into or processed by any large language model or external artificial intelligence system.
However, limited use of artificial intelligence technology may occur as a drafting or
worktlow aid to assist in efficiently reviewing certain property characteristics,
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organizing information, or generating narrative language that may later be
incorporated into the report. In all cases, any such material is carefully reviewed,
edited, and verified by the appraiser, and the final analyses, opinions, and conclusions
contained herein remain solely those of the appraiser.

As noted above, the first step in this process is the determination of which approach to
valuation is appropriate in the circumstances. This is addressed below for each of the
three main approaches.

Sales Approach

In the case of commercial properties, such as the subject property, the sales approach is
a commonly used and accepted method. This is because there is usually a reasonable
availability of comparable sales data and because many commercial properties are
priced and sold on the basis of such data. In the case of the subject property, reasonable
data was available, which we identified and analyzed. The detail of those comparables,
and an analysis of how their adjusted values led us to a determined value for the
subject, is found further on in this report.

Cost Approach

This approach is frequently used for commercial properties, particularly in the case of
newer properties. In essence, it requires the appraiser to assess two sets of values. First,
that of the underlying land, and second, that of the cost to replace the structure less any
diminution in value applicable to the existing structure and attributable to physical
deterioration, known as 'depreciation’, or from functional or market changes, known as
'obsolescence’. The net sum of those two sets of values is then deemed to be the value
under this approach.

Value puilding + Value rana = Value overan
VB + Vi = Vo

This is based on the Principal of Substitution, which reasons that a buyer will not pay
more for a property than the cost of constructing or creating an equal or equivalent
substitute of similar function without undue delay. In this case, we determined that the
cost approach was suited to the subject property and elected to use this method.

45



Compass South Appraisals Work Performed

Income Approach

This approach is generally reserved for appraising income productive properties and is
based on the Principal of Anticipation, which reasons that there is value in the
expectation of benefits (income) to be received in the future, and that this value may be
defined as the present value of all rights to such future benefits. We typically utilize a
process commonly referred to as direct capitalization, which is a method used to
convert an estimate of a single year's income expectancy into an indication of value in
one direct step. This is typically achieved by dividing the net income estimate by an
appropriate capitalization rate, which is determined either by a band-of-investments,
journals or market extraction.

The subject was an income productive commercial property. Therefore, we determined
that this approach was applicable. The detail of the analysis under this approach led us
to a determined value for the subject property and is found further on in this report.

46



Compass South Appraisals The Sales Approach

The Sales Approach

As noted above, a primary method of determining the market value of a property is
through the identification and analysis of comparable sales, and if appropriate, listings
and contracts, of property within reasonable proximity and with reasonable
comparability to the subject property. This approach, sometimes called the 'market
data' approach is based under a tripartite assumption that: (a) there is a market for a
particular property; (b) that both buyers and sellers are fully informed as to the market
and state of the market for that type of property; and, (c) that the property will be
exposed in the open market for a reasonable period of time.

Valuation of the Improved Subject Property

On the following pages are the properties that we identified as suitable comparables for
the purpose of establishing market value for the subject. This data was then analyzed,
summarized and adjusted to reflect the variations within those properties that affect
such value.
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Comparable 1

General Informakion

1D 40030 Grantor REI Pineview Columbia, LLC
Transaction Type Closed Sale Grantkee MOB-1840, LLC
Property Rights Leasced Fee Price $1,709,361
Address 1840 Pineview D, GRA 6,104
City Columbia Value per Unit $230.04
County Richland Current Use Office - Medical
State sC Book/Page 3104 /2957
Zip 29209 Verification Public records, aerial, photos, marketing brochure,
secondary sources
Date 3/4/2026 Distance 72.62
Tax ID 19000-01-05
Comiments

The sale involved a single tenant medical office building located at 1849 Pineview Drive in Columbia. The building was consbructed in
1996 and totaled 6,104 square feet of rentable building arca and was situated on a reported 1.50-acre site. The site had an asphalt
surface parking lot with approximately 40 parking spaces, a covered patient drop off arca, and a design consistent with an outpatient
medical or dialysis facility. The building had reportedly received a new roof in June 2023, and HVAC units had been replaced over the
prior three vears.

The property was positioned along Pineview Drive and was close to Garners Ferry Road, a commercial corridor with reported traffic
counts of approximately 35,000 vehicles per day, and is not far from I-77. The surrounding corridor included national retailers and
service providers such as Food Lion, CV8, Walgreens, Tractor Supply Company, O Reilly Aute Parls, Wendy's, and other comumnercial
uses. The listing agent also stated that there were more than 69,000 residents within a five mile radius and an average houschold
income of 91,341 within the same radius.

‘The transaction was reported as an investment sale, with the property fully leased at the time of aale to Freaenius Medical Care. The
reported in place net operating income was $122,074. 1t had been marketed for approximately 304 days with Randy Blankstein of The
Boulder Group {847-362-0003) for an initia| asking price of $1,798,000, or a 6.84% capitalization rate based on the same NOIL Fresenius
Medical Care was an investment grade rated tenant, with an S&P rating of BEB, and had operated at this location since 1996, The lease
commenced February 1, 2022, and expires Janaary 31, 2032, with approximately six years of remaining primary lease term at the time of
sale. The lease includes 2% annual rent increases during the primary term and two additional five-year renewal optiona. The lease was
described as a net lease, although the offering materials note that the landlord retained responsibility for roof, exterior, and stroctural
components, with the tenant’s repair and replacement responsibility capped at $600 per occurrence.

The buyer obtained financing from Truliant Federal Credit Union in connection with the purchase. The mortgage was dated March 5,
2026 and recorded on March 11, 2026, The mortgage secured o promissory note in the original principal amount of 51,275,000, Based
on the reported sale price of $1,709,631, the loan amount indicates an approximate loan to purchase price ratio of 74.6%.
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Comparable 2
— Al i

General Information

D 40029 Grantor William D. Workman, IV
Transaction Type Closed Sale Grantee Graceland Investors, LLC
Property Rights Leased Fee Price $1,246,500
Address 2650 5t Matthews Rd. GBA 5,664
City Orangeburg Value per Unit $220.07
County Orangeburg Current Use Office - Medical
State sC Book/Page 2368/148
Zip 29118 Verification Public records, acrial, photos, secondary sources
Date 10/1/2025 Distance 43.50
Tax ID N174-0801-004
Comments

This was the sale of a single-tenant medical office building located al 2650 St. Matthews Road in Orangeburg. The property was
improved with a 5,664square foot building situated on a 3.94-acre site, equating to a high site coverage rato and therefore surplus land,
aiven the location of the building and parking lots. In our opinien the building and parking lots were in a sub-optimal location on the
site and the surplus land did not equate to muach additional overall value to the property. The improvement was conshucted in 1992
with a concrete foundation, wood frame, brick siding and a metal roof. Overall, the building was consistent with a small-format
outpatient medical or therapy office use. The site included 50 surface parking spaces split between the front and rear of the building, or
approximately 8.81 spaces per 1,000 square feet, which is supportive of a medical office use where patient furnover and staff parking
are important considerations. The building was also reportedly renovated in 2023, including a new metal roof, updated plumbing,
ceiling and flooring finishes, and three HVAC units

This sale was verified by the listing broker Robert Schmidt (864-283-4530) tor NAI Earle Furman LLC out of Greenville. The buyer
purchased the property as an investment. It was marketed beginning May 9, 2025, with an initial asking price of $1,300,000, and sold
after approximately four months and 23 days on the market. Bazed on the reported sale price and tncome (3100,566 NOI in place, the
transaction reflected an actual capitalization rate of 8.07%. ATIPhysical Therapy occupied the building at the time of sale, and the
property was reported to be 100% leased. The tenant profile was favorable, as ATl Physical Therapy is a national medical service
provider. Thelease reportedly had approximately five years remaining, with an additional five-year renewal option and scheduled
rent increases of $0.50 per square foot beginning October 1, 2026.
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Comparable 3

rl

General Information

ID 39658 Grantor WMG Real Estate 2, LLC
Transaction Type Closed Sale Grantee Southern Oak Dental Investment, LLC
Property Rights  Fee Simple Price $902,000
Address 102 sering Hall Drive GBA 3,261
City Goose Creek Value per Unit $276.60
County Berkeley Current Use Medical Office
State sC Book/Page 50777493
Zip 29445 Verification Public Record, Secondary Source
Date 12/17/2024 Distance 36.25
Tax ID 243-03-00-003
Comments

This was thesale of a 3,261 5F medical office located at 102 Spring Hall Drive in Goose Crock, 5C. The property was located in
Crowtield Executive Park and was formerly used as a family dentist and cosmetic office. The site was 0.75 acres and was cleared,
irregular in shape, and its topographv appeared to be level. The property was zoned Office and Intuitional (OI) by Berkeley County.
Theimprovement was constructed in 1995 and had a wood frame construction on a concrete slab with a composite shingle roof and
brock veneer siding. There have been no additional transters of interest within the preceding twelve months.
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Comparable 4

ID 22464 Grantor Equity Capital Parmers, LLC
Transaction Type Closed Sale Grantee Highway 52 Ventures, LLC
Property Rights Fee Simple Price $1,100,000
Address 100 5 Highway 52 GBA 4,700
City Moncks Corner Value per Unit $234.04
County Berkeley Current Use Orfice
State sC Book/Page 4779-684
Zip 29461 Verification Publi¢ Record, Secondary Souree
Date 371372024 Distance 42.87
Tax ID 142-12-02-057
Comments

This was the sale of a 4,700-square foot office located at 100 S Highway 52, Moncks Corner, 5C. The property was on the corner of §
Highway 52 and Rembert C. Dennis Boulevard. The site was approximately 0.48-acres and was cleared, irregular in shape, and its
topography appeared to be level. The site was improved with 41 parking spaces. The building was constructed in 1998 and was of
wood frame construction on a conerete slab with a composite shingle roof. The exterior siding was of brick veneer, The improverment
congisted of two ADA compliant restrooms, two conference rooms, two oftices, an IT area, and a storage room. There had been no
additional fransfers of interest within the preceding twelve months. The property was vacant at the time of sale. This property was
listed with Bryan Delgado of Roadstead Real Estate Advisors, LLC (843)-577-7732.
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Comparable 5

R

==

General Information

ID 38474 Grantor MMFPF 11 SC Portfolio SPE, LLC
Transaction Type Closed Sale Grantee Kenter Investment, LLC
Property Rights  Fee Simple Price $1,050,000
Address 459 Spruce Street GBA 3,892
City Walterboro Value per Unit $269.78
County Colleton Current Use Medical Office Building
State sC Book/Page 3197/14
Zip 29488 Verification Public Records, Soundary Sources
Date 373172023 Distance 0.33
Tax TD 147-00-00-118
Comments

This s the sale of a medical office building that has been occupied by Carolina Eyccare since itwas builtin 2004, Ttis located at 459
Spruce Street in Walterboro, 5C. It is adjacent to the other medical and professional offices. Ithas an effective age of 15 years due ko
good upkeep. The exterior is of brick; the roof is shingled and there is a paved parkinglot. The building has 3,892 5F and it sits on
1.816 acres; however, the back portion s of lowlands. An cstimated 0.60 +/- acres is of usable upland acrcage. Itsold en March 31,
2023 for 51,050,000.
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Comparable 6

5

General Information

ID 38483
Transaction Type Listing

Property Rights Leased Fee

Address 415 Robertson Blvd.
City Walterboro

County Colleton

State sC

Zip 29488

Date 10/30/2025

147-00-00-082 and 147-00-00-

Tax ID
ax 082

Grantor

Grantee

Price

GBA

Value per Unit
Current Use
Book/Page
Verification

Distance

Comments

ITealth Care Associates of Walterboro, LLC

TBD

$1,230,000

7544

$163.04

Multi-Unit Medical Otfice

TBD

Public Records, Primary Sources, MLS# 31007276

021

This is the active listing of a multi-unit medical office property located at 51,230,000, The property has been listed since October 30,
2025, The butlding is fully leased with four medical office tenants, 1tis adjacent to the HCA Healtheare Hospital and is fronted by well-
traveled Robertson Blvd. The site is comprised of two tax map numbers: 147-00-00-082 and 147-00-00-083 with 1.36 acres. The
property was builtin 1984 and has an effective age of 20-25 vears. It has a brick exterior and a total square foot size of 7,544 +/-5F.
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Location Map(s)

The following map(s) show the relative position of these comparables to the subject
property (subject is the yellow pin). It should be noted that some of the location pins
may be overlapping due to their proximity to one another and/or the subject.
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Adjustiments & Summary

The following table identifies each of these comparables, by number, in summary form

designed to show the value of each. That value was then adjusted up or down, in

percentage terms, for a variety of factors intended to improve the comparability of that

property with the subject property, as discussed below.

Adjustment Grid
Comparable 1 2 3 4 5 6
ID 40030 40029 39658 22464 38474 38483
Date 3/4/26  10/1/25 12/17/24 3/13/24  3/31/23 10/30/25
Price $1,709,361 $1,246,500 $902,000 $1,100,000 $1,050,000 $1,230,000
GBA 6,104 5,664 3,261 4,700 3,892 7544

Value Per Unit

Transaction adjustments
Property rights
As adjusted
Finance or Concessions
As adjusted
Conditions of sale
As adjusted
Post Acgn. Costs
As adjusted
Market Timing
As adjusted
Property adjustments
Location
Quality/Condition

Adjustments

As adjusted value
Relative size

Total net adjustments
As adjusted price

$280.04 $220.07

$276.60  $234.04 $269.78 $163.04

$280.04 $220.07

$276.60  $234.04 $269.78 $163.04

$280.04 $220.07

(5%)
$276.60  $234.04  $269.78  $154.89

$280.04  $220.07

$276.60  $234.04  $269.78  $154.89

$280.04  $220.07

$276.60  $234.04  $269.78  $154.89

1 OAI 2%}
$282.84 $224 48

6% 9% 12% 2%
$293.20  $255.11 $302.16 $157.99

(14%) A7%)  (21%) 15%
(6%) (6%) (11%) 7% (27%) 14%
(20%) (6%) (28%) (14%) (12%) 14%

$226.27  $211.01

$211.10 $21939 $265.90  $180.11

(20%) (6%)

(28%) (14%) (12%) 14%

$22627  $211.01

$211.10  $219.39 $265.90  $180.11
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Data on Comparability

Before Adjustments After Adjustments
Mean $240.60 Mean. $218.96
Median $251.91 Median $215.25
Range $117.00 Range $85.79
Standard Dev. $41.20 Standard Dev. $2547

Percentage that Range & Standard Dev. Tightened
Range (26.67%)
Standard Dev. (38.18%)

The tables above depict the mean, median, range and standard deviation for the
comparables before and after all adjustments were applied. The mean and median are
both measures of central tendency. A mean is the sum of values for a variable in a
sample or population divided by the number of items in the sample or population
(otherwise known as the average). A median is identified as the middle value in an
ordered array of numerical values. If the ordered array contains an even number of
values, then the median is the mean of the two values on either side of the middle. The
range, however, is simply the difference between the highest and lowest values.
Finally, the standard deviation is a measure of the amount of dispersion of a set of
values. A low standard deviation indicates that the values tend to be close to the mean
of the set, while a high standard deviation indicates that the values are spread out over
a wider range.

Ideally, the range and standard deviation for the comparables will both be as close to
zero as possible. In the tables above, if the range and standard deviation have
decreased from before and after the adjustments were applied, this would indicate that,
as a whole, the adjustments were warranted (the last table shows the percentage that
these numbers changed). The only reason these numbers would remain the same is if
no adjustments were needed in the given set of comparables. Finally, if the range and
standard deviation increased, this would indicate that, as a whole, the adjustments
actually made the sales less comparable to the subject and the analysis is flawed.
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Transactional Adjustments

The preceding summary addresses a series of factors affecting property value. Price
adjustments including potential property rights, financing, sales conditions,
expenditures, and market conditions can impact the per unit value of the property. As a
result, we examined all comparable sales for any potential price adjustments. Based on
the analysis of the comparable sales, we determined that multiple transactional
adjustments are warranted. The first is for Concessions. Real estate often sells below its
asking price due to a combination of market dynamics, property condition, and buyer
perception. Market conditions, such as fluctuations in supply and demand, can lead to
properties being priced higher than what buyers are willing to pay. Additionally, if a
property requires significant repairs or updates, potential buyers may factor these costs
into their offers, leading to lower bids. Moreover, an overly aggressive asking price that
does not align with comparable sales in the area can deter interest and prompt
negotiations that drive the final sale price down. Buyer psychology also plays a role;
buyers may perceive asking prices as negotiable, anticipating that sellers are willing to
compromise. Consequently, the interplay of these factors often results in properties
selling for less than their initial listing price. Based on the following data, we applied a
(5%) adjustment to Comparable 6 as it was an active listing:

Marke{-Extracted Capitalizabon Rates of Medical Office Buildings {CoStar)

Address City State  County  Asking Price Date Price  Square Feet DOM Year Built Ask vs. Sales DPrice I'ex SF Cap Rate
104 Monkgomerv Dr Andersen 5T Andcrson 51,538,353 3/19/2026 51,450,000 5,275 464 1994 (3.77%) 523108 7.00
1340 Pineview Dr Columbia 5C  Richland SL7IR0 3672028 SL79.631 A,104 301 L3936 4.91%) S230.08 720
5071 Roper Creek Dr Greenville 80 Greenville - 2/13/2026 51,850,000 000 - 2015 - 5308.33 750
127 Davie Ave Statesville N Tradefl - 21372026 51115384 3344 - 20044 - 5281.24 750
201 BUSINESS CENTER D Pawlevslsland ST Ceorgetown 81,725,000 17972026 S1A7R000 5159 277 1998 (2907 532240 773
10 Halton Green Way Creenville sC Greenville 52,331,385 1272272025 52,325,000 7R3 129 - 10.27%) 52494.49 6.52
1225 Wheeler Augusta GA  Richmand BR20K 1032005 HFEI N0 4,229 154 2009 (4.51%,) 313515 721
1131 Rutherford Rel Greenville KO Greenville 1,164,635 101072025 51,148,844 5200 13 003 (1369 s2208% 725
4421 Hard Scrabble Rd Cafumbia 8C Richland - TAT/2025 51,527,000 4319 - 1999 - 533701 =40
7450 Nations Ford Rd Charlotte NC  Meckenburg 53,915,000 9/29/2023 53,750,000 10,628 - 1935 4.21%) S352.44 752
3300 W Montague Ave . Murtl Charleston 5C Charleston 53,855,000 /2272025 53410000 16,000 477 L8935 {11.24%) 521312 700
365d Coalition D Myrtle Beach 5C Tlarry - a/16/2025 81,275,000 70 - 1344 - 916137 792
1472 Dale Barnhardi Bled Konnapalis N {Cabarrus FER KK A11/2025 $RRILOO0 3,241 153 1384 {M.77%) 517396 7.0
A0 E Ceorgia 5L Woodrnf 57 Sparlanburg - 57172025 51,304,209 £I72 - 1998 - S1R7 06 745
430 Floyd Rd Spartanburg SC Spartanburg - 3/24/2023 52,725,000 11,058 - 2005 - 5248.43 7.50
21 Security 5t Kannapolis NC Rowan - 372025 SLR4L000 b,142 - 1943 - 20142 734
103 Park Terrace Dr Coltmbia S0 Lexingrtan $OO5 (KK 12025 925000 EARK] 1,380 13371 (704'5) 10106 732
™Meaan 7.028 A4 1954 (3.33%) 8244 96 722

The final transactional adjustment was for Market Timing. Based on the Office Market
Reports and the Office Capital Markets Reports for the United States and all the
markets within South Carolina, an annual upward market timing adjustment range of

4% to 6% was considered supportable for office properties in Walterboro, South
Carolina. A specific Walterboro office market report was not included in the data set;
therefore, the conclusion was derived from the broader national office market, the
South region, and South Carolina office markets that would reasonably influence or
bracket investor expectations for a smaller Lowcountry office market.
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The national office capital market data provided the lower benchmark for the analysis.
The United States office market reflected a 3.3% year over year increase in market sale
price per square foot, while the report also noted that pricing appreciation was stronger
in the South, with the South region up 4.7%. The annual pricing indications were
derived from the CoStar "Mkt Sale Price/SF Chg (YOY)" metric reported on the Capital
Markets Overview page of each office capital markets report. This metric reflects the
year over year change in CoStar’s estimated market sale price per square foot, rather
than a paired sales adjustment derived directly from individual comparable sales. The
national report further indicated that first quarter sales volume posted its strongest
performance in four years and that demand had been positive in each of the last three
quarters after several years of negative net absorption. However, the same data also
reflected that the national office market remained uneven, with a clear distinction
between better located, more competitive assets and older or more functionally
challenged properties. This supported a positive adjustment, but also indicated that the
conclusion should not be based solely on the most optimistic pricing indicators.

The Charleston office market was given meaningful consideration because it is the
closest major office market to Walterboro and represents the dominant regional
commercial center for the Lowcountry. Charleston reflected a 5.0% year-over-year
increase in market sale price per square foot, with 170 transactions and $285.6 million in
sales volume over the prior 12 months. The report described improving liquidity after
several years of limited deal volume, with investors reengaging in smaller deals and
select repositioning opportunities. However, it also noted that some transactions
continued to reflect stress or transitional conditions, and that pricing remained
dependent on asset quality, location, and lease profile. For Walterboro, this data
supports an upward timing adjustment, but it also suggests that the Charleston
indication should be tempered because Walterboro is smaller, less liquid, and less
institutional than Charleston.

The smaller South Carolina and nearby regional office markets generally supported the
upper portion of the indicated range. Sumter reflected a 6.1% year over year increase in
market sale price per square foot, with very low vacancy and no office space under
construction, although the market was thinly traded with only 10 office transactions
over the prior year. Florence reflected a 5.7% increase in market sale price per square
foot, with 38 transactions and $13.2 million in sales volume, while Greenville and
Spartanburg reflected increases of 5.6% and 5.9%, respectively. Other South Carolina
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office markets also supported similar movement, including Hilton Head Island at 5.0%
and Myrtle Beach at 6.0%. Collectively, these indicators show a relatively consistent
range of office pricing appreciation across South Carolina markets, generally clustering

between approximately 5% and 6%.
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The rent and vacancy data supported a positive, but measured, annual adjustment.
Sumter reported a vacancy rate of only 0.2% and rent growth of 2.4% year over yeat,
while Florence reported a 1.4% vacancy rate and 2.5% rent growth. Columbia reflected
stronger rent growth of 2.7%, while Myrtle Beach and Spartanburg reflected annual rent
growth of 2.4% and 2.6%, respectively. These rent growth figures were generally below
the capital market sale price change indicators, which suggests that part of the pricing
recovery may reflect improving investor sentiment, stabilizing liquidity, and reduced
supply pressure rather than rent growth alone.

For Walterboro, the most reasonable interpretation is that office values increased at a
rate above the national office benchmark and broadly consistent with smaller South
Carolina markets, but not necessarily at the highest end of the range. Walterboro is a
smaller and less liquid market, and the absence of direct Walterboro office sales data
requires reliance on regional benchmarks rather than a strict paired sales conclusion.
Therefore, an annual upward market timing adjustment range of 4% to 6% is
considered supportable, with 4% annually representing the most reasonable indication.

Location Adjustments

The location of properties can have a significant impact on their perceived and actual
value. In considering the subject property and the multiple comparables, we looked at
multiple locational factors that, in our opinion, could influence and affect value. In
order to establish relative values for these factors, we assigned each of the properties,
for each factor, a value on a scale from 1 to 5, with 5 being the highest.

AADT

The Average Annual Daily Traffic {AADT) count is, as the name implies, a count of the
daily drive-by traffic, recorded and reported by a state authority. This can be an
important factor for many businesses, with the general assumption being that the
higher the count, the higher the value to the business. Here, the AADT adjustment has
been computed by assuming that the subject property is 'average' on our scale. We then
mathematically relate the comparables to that by determining the ratio of their AADT
count to the subject property and then multiplying that ratio against the subject
property’s scale value. The mathematical formula would be the AADT of the
comparable divided by that of the subject. This resultant number is then multiplied by
“3’, which is the ‘average” on our scale. If the resultant comparable scale value exceeds
'5, the highest value on the scale, then it is automatically adjusted down to '5' for
summary analysis purposes.
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For real estate, it makes sense to grade the property by reference to the local economy.

In order to compare such economies, we have utilized the median household income
for each area, as provided by the Census Bureau, and then adjusted that to achieve the
related scale value. This adjustment has been computed by assuming that the subject
property was 'average’ on our scale. We then mathematically relate the comparables to
that by determining the ratio of their median household income to the subject property
and then multiplying that ratio against the subject property's scale value. If the

resultant comparable scale value exceeds 'B', the highest value on the scale, then it is

automatically adjusted down to '>' for summary analysis purposes, below.
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Population

For real estate, it makes sense to grade the property by reference to the overall
population of the area. When an area has a higher population, there is greater income
potential and more competition for potential buyers. In order to compare such
populations, we utilize the population for each area, as provided by the Census Bureau,
and then adjusted that, using the same methodology as for the local economy above, to
achieve the related scale value. If the resultant comparable scale value exceeds 'S, the
highest value on the scale, then it is automatically adjusted down to '5' for summary
analysis purposes, below.
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Visibility

Although a property might be on a high AADT road, it might be hidden from view for
some reason. In such a case, its visibility is diminished, which, for a real estate venture
reduces the value of its AADT. Accordingly, a property with poor visibility should be
graded lower than one with good visibility. Conversely, the property might be on a
corner and have excellent visibility, resulting in a very high relative value. The
assignment of the relative values is, necessarily, a subjective task but, through its usage,
does allow for a reasonable indication of the value of the property's visibility in the
context of its appeal.

Surroundings

Properties often have features or conditions in their immediate surroundings that make
them more or less desirable. Again, as with 'visibility', the assignment of the relative
values is necessarily a subjective task but, through its usage, does permit a reasonable
assessment of the property's surroundings in the context of its commercial appeal.
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Proximity to Major Nodes

A property may be further from arca linkages such as major thoroughfares, interstates,
ports, and railways. In such a case, its accessibility is diminished. This can be an
important factor for many businesses to either reduce transportation costs or increase
exposure to retail traffic. The adjustments are computed by mathematically relating the
comparables and the subject. We determine their ratio to the subject property, and then
multiplying that ratio against the subject property's scale value.

Accessibility

Accessibility for real estate, especially retail /service industries, is critical. Easy
accessibility provides convenience for customers as well as deliveries for goods. The
assignment of the relative values is, necessarily, a subjective task; however, through its
usage, it does allow for a reasonable indication of the value of the property's
accessibility in the context of its appeal.

Summary

The following table brings these elements together and establishes what, in our opinion,
is a reasonably objective determination of the relative differences in value attributable
to each comparable by virtue of its locational difference from the subject property:

Location Adfustment
Subject 1 2 3 4 5 6
AADT 30 3.5 28 28 4.2 02 3.0
Lacal econommy 30 38 26 50 50 3.0 3.0
Population 30 50 50 5.0 50 30 3.0
Visibility 3.0 3.0 30 3.0 35 3.0 3.0
Surroundings 3.0 3.0 20 35 3.0 3.0 3.0
Proximity to major nodes 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Accessibility 3.0 3.0 25 3.0 3.0 3.0 3.0
21.0 243 209 253 26.7 18.2 21.0
Location adjustment {14%) 0% 17%) (21%) 15% 0%
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Class, Quality & Condition

The physical nature of a building can be classified into three categories: the construction
class or type, the quality of its original construction within that class and the current
condition to which it has been maintained. Each of these factors can have a significant
impact on a building's value and, accordingly, we have adjusted the comparables based
on the determination of the relative differences in value attributable to each category.

Construction Class

Generally, when identifying comparable sales, we attempt to only use properties that
fall into the same construction class as the subject property. However, that is not
always possible. Accordingly, where such differences exist, we have adjusted for that
factor.

For the construction class, we have used the authoritative commercial guide known as
the Marshall & Swift ‘Valuation Service', which divides buildings into five basic groups
('A','B','C' 'D' and 'S'") by type of framing, walls, floors and roof structures, and
fireproofing. For the purposes of this analysis, we have called these categories 5 through
1, with Category 5 being the highest cost group and corresponding to class A on the
Marshall scale and Category 1 being the lowest cost group, 'S'. Accordingly, for this
adjustment, we have simply assigned to the subject property, and to each of the
comparables, a number equivalent to its Marshall & Swift cost group. A summary of the
five groups, in terms of their construction description, is included in the 'Class, Quality
& Condition' addendum to this report.

Quality

The quality of a building's original construction is also addressed by Marshall & Swift,
who, within each construction type, identify four sub-classes that reflect the quality of
the construction within that class. Such sub-classes are categorized by reference to
specific building materials and methods and identified as ranging from 'excellent' down
to 'low quality'. Again, we have created numbering system based on this approach,
with 'excellent’ corresponding to a '4’ and 'low quality' to a '1'. Where sufficient detail
on the interior finish was not available to us, we have based our classifications upon the
external appearance and our experience evaluating such buildings. A summary of the
four groups, in terms of their quality descriptors, is included in the 'Class, Quality &
Condition' addendum to this report.
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Condition

Condition is a more subjective term but can be approached with a reasonable level of
objectivity. To achieve this, we have derived a five-level ratings scale based upon the
Uniform Appraisal Dataset' a standardized approach promulgated by the Federal
Housing Finance Agency. Given that in many cases we have not had the opportunity to
inspect the interior of the comparables, our approach here is to assume, unless we have
reliable information to the contrary, that each property is a 'Category 3' on our scale,
which means that it is reasonably well maintained and features limited physical
depreciation due to normal wear and tear. In the case of the subject property and the
comparables used in this report, their conditions were determined through a
combination of inspections, interviews with local agents, CoStar and local multiple
listing services. A summary of the five condition categories is included in the 'Class,
Quality & Condition' addendum to this report.

Summary

The following table identifies each of the elements discussed above for the subject and
the comparables and establishes what, in our opinion, was a reasonably objective
determination of the relative differences in value attributable to each comparable by
virtue of its differences in construction type, quality and condition from the subject.
Please note that for each of these ratings, which were to some extent subjective, we have
allowed for marginal attributions by assigning less than whole numbers to a category
where we deemed appropriate:

Quality/Condition Adjustment
Subject Compl Comp2 Comp3 Comp4d Comp3 Comp6

Construction Class 2.0 20 2.0 20 2.0 20 2.0
Quality 3.0 35 3.5 40 3.0 4.5 2.5
Condition 3.0 3.0 3.0 3.0 25 4.5 2.5

8.0 8.5 8.5 9.0 7.5 11.0 7.0
Adjustment 6%) (67%) (11%) 7% (27%) 14%

Relative Size

In general, it is an established probability that the larger a property, the lower its per
unit value. For that reason, it is important that small properties not be relied upon to
value large properties. The relationship between supply and demand in the real estate
market can also influence the per unit value of properties. In some cases, larger
properties may have lower per unit values because they are less in demand relative to
smaller properties. For example, there may be fewer buyers or tenants willing to
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purchase or lease large properties with extensive square footage or acreage due to
tactors such as affordability, accessibility, or market preferences. Conversely, smaller
properties may be more sought after and command higher per unit values due to their
greater market demand and scarcity.

The size of real estate can affect its value in various ways, and larger properties may
have lower per unit values compared to smaller properties due to factors such as
economies of scale, market demand and supply dynamics, highest and best use
considerations, and income potential. Appraisers carefully analyze these factors when
evaluating properties to determine their market value and assess their competitiveness
within the real estate market.

In this selected group of comparables we have attempted to address this issue by
selecting only those sales that are reasonably comparable, among other things, by
reference to their relative size. However, as these comparables do vary in size, we did
perform a test, using simple linear regression analysis, to determine whether they
exhibited any reasonable level of correlation between their size and their as-adjusted
values. Based on that analysis, we determined that there was no such level of
correlation and, accordingly, no adjustment for relative size was deemed appropriate.

Determination

We placed the most weight on Comparables 1 and 5 as Comparable 1 was the most
recent in time, with Comparable 5 being less than half a mile from the subject. Equal
but lesser weight was placed on the remaining sales. Therefore, in our opinion the value
of the subject was as follows, as of the effective date of this appraisal:

Value Indication - Improved

Subject Size 7,968
Value/Unit $225.00
Total Value $1,792,800
Rounded $1,795,000
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The Cost Approach

Replacement cost may be defined as the estimated cost to construct, at current prices as
of the effective appraisal date, a substitute for the building being appraised, using
modern materials and current standards, design, and layout, less deductions for
physical deterioration and all relevant forms of obsolescence and optimization. The
approach requires the appraiser to assess three sets of values, First, that of the
underlying land; second, that of the cost to replace the structure with new construction;
and, third, the diminution in value applicable to the existing structure and attributable
to physical deterioration, known as 'depreciation’, or from functional or market
changes, known as 'obsolescence'. The net sum of those three sets of values is then
deemed to be the value under this approach.

The Value of the Underlying Land
In order to determine the bare land value of the site, we performed a review of
comparables for vacant land.

On the following pages are the properties that we identified as suitable comparables for
the purpose of establishing market value for the subject property's unimproved site.
This data has then been analyzed, summarized and adjusted to reflect the variations
within those properties that would tend to affect such value.
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Land Comparable 1

147-00-00-027 000 (partial); now known as 147-15-00-

1D 29916 Tax ID

> 080
Transaction Type Closed Sale Grantor Lucas Realty Corporation
Property Rights Fee Simple Grantee Genesis TTealthcare, Tne.
Address Robertson Beulevard Price $408 5140
City Walterboro Current Use Commercial Land
County Colleton Book/Page 3394/94-98
State SC Verification Public records, appraisal inspection, third-party sources
Zip 29488 Dristance 0.29
Date 12/23 /2024

Values

Acres 303 Land SF 131,812.56
Price Per Acre $135,000 Price Per Land 5F $3.10
Usable Acres 25 Usable Land SF 108,900.00
Price Per Usable Acre $163,404 Price Per Usable Land SF $3.75

Comments

This is a 3.026-acre vacant conmumercial site on Rebertson Boulevard, to be surveyed and subdivided from the northwest corner of the 74.6 acre
parent tract. It is on the south side of Robertson, 3 parcels cast of N Jefferies Highway. The 2.935-acre site immediately to the west sold for
$131,175 per acre on December 12, 2022, and has aince been improved with a medical facility.  Other neighboring properties include drug

stores, a dollar store and a restaurant; this is in an unusual localized market as compared to the broader Walterboro market. The site Is
improved with structures that do net contribute value to the site. The listing agent revealed that the acreage may or may not be all highland.
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Land Comparable 2

'

D 30761 Tax ID 178-00-00-141
Transaction Type Closed Sale Grantor CIL/RCL Helding, LLC
Property Rights Fee Simple Grantee Colleton County
Address Hwy 63 Price $275,000
City Walterboro Current Use Vacant Commercial Land
County Colleton Book/Page 3306 /246
State s5C Verification Public records, aerial, inspection
Zip 20488 Distance 3.07
Date 4/15/2024

Values
Acres 251 Land 5F 109,335.60
Price Per Acre $149,402 Price Per Land 5F $3.43
Usable Acres 251 Usable Land SF 109,335.60
Price Per Usable Acre $149,402 Price Per Usable Land 5F $3.43

Comments

This was the sale ofa 251 -acre site located on the south side of Highway 63 (Sniders Highway). The site was vacantat the time of sale and zoned
'Highway Comumercial' by the City of Walterboro. It also transterred on June 6, 2023 for 510 and was recorded in deed bool 3214 at page 45.
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D 30760 Tax ID 178-00-00-173
Transaction Type Closed Sale Grantor I Land Holdings V, LLC
Property Rights Fee Simple Grantee CDI’ Walterboro 2, LLC
Address Sniders Hwy. Price $289,000
City Walterboro Current Use Vacant Commercial Land
County Colleton Book/Page 3283/26
State s5C Verification Public records, aerial, inspection
Zip 20488 Distance 3.02
Date 1/17/2024
Values

Acres 218 Land 5F 94.873.68
Price Per Acre $132,691 Price Per Land 5F $3.05
Usable Acres 1.748 Usable Land 8F 76,142.88
Price Per Usable Acre $165,332 Price Per Usable Land 5F $2.80

Comments

This was the sale of a 2.198-acre site located on the south side of Highway 63 (Sniders Highway). The site was vacant at the time of sale and
zoned 'Highway Commercial' by the City of Walterboro. Based on the most recent plat, there was a 30" wide ingress-cgress casement that ran from
Highway 63 to the odiacent parcel an the south southern property line, which took up approximately 0.45-acre, bringing the usable ocreage to
1.748. There were no other known transachons of this property within a decade of this sale. A Dollar General has since been built on the site and
then sold for $2,040,000 on April 24, 2025
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Land Comparable 4

D 18367 Tax ID 163-0740-002 & 163-07-00-095
Transaction Type Closed Sale Grantor {Uharles Harris Sweat, Jr.
Property Rights Fee Simple Grantee A Souliul Taste, LLC
Address 714 N. Jefferies Blvd. Price $235,000
City Walterboro Current Use Vacant Commercial Land
County Colleton Book/Page 3164 /125 - Corrective deed 3201 /194
N e _ TR TIER.
State e Verification Public recm:db, aerial, inspection, appraisal, listingagent,
lender, MLS
Zip 20488 Distance 081
Date 4/21/2023
Values
Acres 310 Land 5F 135,036.00
Price Per Acre $75,806 Price Per Land 5F $1.74
Usable Acres 1.45 Usable Land SF 71,874.00
Price Per Usable Acre $142,424 Price Per Usable Land 5F $3.27

Comments

This property was a vacant commercial lot with excellent frontage on North Jefferies Blvd. as well as sccess fromSantee Lane, There were
mulbiple buildings on the site years ago that had since been demolished. It was originally listed for $300,000 on March 11, 2021 with an asking
price of $300,000 or $96,774 per acre, with Robin 1. Pye of Caroling One Real Estate. However, itwas then listed for sale with Cal Griffin of All
Country Real Estate, LLC for $275,000 on May 3, 2022, According to the agent there were multiple low offers made on the site in the mid

$100,000s that were not accepted. 1twas placed under contract in October 2022,
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Location Map

The following map shows the relative position of these comparables to the subject
property (subject is the yellow pin). It should be noted that some of the location pins
may be overlapping due to their proximity to one another and/or the subject.
Comparables 2 and 3 were adjacent to each other.
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Adjustiments & Summary

The following table identifies each of these comparables, by number, in summary form
designed to show the value of each. That value was then adjusted up or down, in
percentage terms, for a variety of factors intended to improve the comparability of that
property with the subject property, as discussed below.

Adjustment Grid
Comparable 1 2 3 4
ID 29916 30761 30760 18367
Date 12/25/2024 4/19/2024  1/17/2024 4/21/2023
Price $408,510 $375,000 $259,000 $235,000
Usable Acres 2,500 2510 1.748 1.650
Value per Usable Acre $163,404 $149 402 $165,332 $142,424
Transachon adjustments
Property rights
As adjusted $163,404 $149,402 $165,332 $142,424
Finance or Concessions
As adjusted $163,404 $149,402 $165,332 $142,424
Conditions of sale
As adjusted $163,404 $149,402 $165,332 $142,424
Post Acqn. Costs
As adjusted $163,404 $149,402 $165,332 $142,424
Market Timing 6% 8% 9% 12%
As adjusted $173,208 $161,355 $180,212 $159,515
Property adjustments
Location 9% 12% 12% 13%
Adjustments 9% 12% 12% 13%
As adjusted value $188,797 $180,717 $201,837 $180,252
Relative size
Total net adjustments 9% 12% 12% 13%
As adjusted price $188,797 $180,717 $201,837 $180,252
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Data on Comparability
Before Adjustments After Adjustments
Mean $155,140.61 Mean $187,900 83
Median $156,403.20 Median $184,757.06
Range $22,907.57 Range $21,584.95
Standard Dev. $9,575.72 Standard Dev.  $8,733.99

Percentage that Range & Standard Dev. Tightened
Range (577 %)
Standard Dev. (8.79%)

The tables above depict the mean, median, range and standard deviation for the
comparable sales before and after all adjustments were applied. The mean and median
are both measures of central tendency. A mean is the sum of values for a variable in a
sample or population divided by the number of items in the sample or population
(otherwise known as the average). A median is identified as the middle value in an
ordered array of numerical values. If the ordered array contains an even number of
values, then the median is the mean of the two values on either side of the middle. The
range, however, is simply the difference between the highest and lowest values.
Finally, the standard deviation is a measure of the amount of dispersion of a set of
values. A low standard deviation indicates that the values tend to be close to the mean
of the set, while a high standard deviation indicates that the values are spread out over
a wider range.

Ideally, the range and standard deviation for the comparables will both be as close to
zero as possible. In the tables above, if the range and standard deviation have
decreased from before and after the adjustments were applied, this would indicate that,
as a whole, the adjustments were warranted (the last table shows the percentage that
these numbers changed). The only reason these numbers would remain the same is if
no adjustments were needed in the given set of comparables. Finally, if the range and
standard deviation increased, this would indicate that, as a whole, the adjustments
actually made the sales less comparable to the subject and the analysis is flawed.
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Transactional Adjustments

The preceding summary addresses a series of factors affecting property value. Price
adjustments including potential property rights, financing, sales conditions,
expenditures, and market conditions can impact the per unit value of the property. As a
result, we examined all comparable sales for any potential price adjustments. Based on
the analysis of the comparable sales, we determined that one transactional adjustment is
warranted for Market Timing. Based on the Office Market Reports and the Office
Capital Markets Reports for the United States and all the markets within South
Carolina, an annual upward market timing adjustment range of 4% to 6% was

considered supportable for office properties in Walterboro, South Carolina. A specific
Walterboro office market report was not included in the data set; therefore, the
conclusion was derived from the broader national office market, the South region, and
South Carolina office markets that would reasonably influence or bracket investor
expectations for a smaller Lowcountry office market.

The national office capital market data provided the lower benchmark for the analysis.
The United States office market reflected a 3.3% year over year increase in market sale
price per square foot, while the report also noted that pricing appreciation was stronger
in the South, with the South region up 4.7%. The annual pricing indications were
derived from the CoStar ‘Mkt Sale Price/SF Chg (YOY)" metric reported on the Capital
Markets Overview page of each office capital markets report. This metric reflects the
year over yvear change in CoStar’s estimated market sale price per square foot, rather
than a paired sales adjustment derived directly from individual comparable sales. The
national report further indicated that first quarter sales volume posted its strongest
performance in four years and that demand had been positive in each of the last three
quarters after several years of negative net absorption. However, the same data also
reflected that the national office market remained uneven, with a clear distinction
between better located, more competitive assets and older or more functionally
challenged properties. This supported a positive adjustment, but also indicated that the
conclusion should not be based solely on the most optimistic pricing indicators.

The Charleston otfice market was given meaningful consideration because it is the
closest major office market to Walterboro and represents the dominant regional
commercial center for the Lowcountry. Charleston reflected a 5.0% year-over-year
increase in market sale price per square foot, with 170 transactions and $285.6 million in
sales volume over the prior 12 months. The report described improving liquidity after
several years of limited deal volume, with investors reengaging in smaller deals and
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select repositioning opportunities. However, it also noted that some transactions
continued to retlect stress or transitional conditions, and that pricing remained
dependent on asset quality, location, and lease profile. For Walterboro, this data
supports an upward timing adjustment, but it also suggests that the Charleston
indication should be tempered because Walterboro is smaller, less liquid, and less
institutional than Charleston.

The smaller South Carolina and nearby regional office markets generally supported the
upper portion of the indicated range. Sumter reflected a 6.1% year over year increase in
market sale price per square foot, with very low vacancy and no office space under
construction, although the market was thinly traded with only 10 office transactions
over the prior year. Florence reflected a 5.7% increase in market sale price per square
foot, with 38 transactions and $13.2 million in sales volume, while Greenville and
Spartanburg reflected increases of 5.6% and 5.9%, respectively. Other South Carolina
office markets also supported similar movement, including Hilton Head Island at 5.0%
and Myrtle Beach at 6.0%. Collectively, these indicators show a relatively consistent
range of office pricing appreciation across South Carolina markets, generally clustering
between approximately 5% and 6%.

The rent and vacancy data supported a positive, but measured, annual adjustment.
Sumter reported a vacancy rate of only 0.2% and rent growth of 2.4% year over year,
while Florence reported a 1.4% vacancy rate and 2.5% rent growth. Columbia reflected
stronger rent growth of 2.7%, while Myrtle Beach and Spartanburg reflected annual rent
growth of 2.4% and 2.6%, respectively. These rent growth figures were generally below
the capital market sale price change indicators, which suggests that part of the pricing
recovery may reflect improving investor sentiment, stabilizing liquidity, and reduced
supply pressure rather than rent growth alone.

For Walterboro, the most reasonable interpretation is that office values increased at a
rate above the national office benchmark and broadly consistent with smaller South
Carolina markets, but not necessarily at the highest end of the range. Walterboro is a
smaller and less liquid market, and the absence of direct Walterboro office sales data
requires reliance on regional benchmarks rather than a strict paired sales conclusion.
Therefore, an annual upward market timing adjustment range of 4% to 6% is
considered supportable, with 4% annually representing the most reasonable indication.
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Location Adjustiments

The location of properties can have a significant impact on their perceived and actual
value. In considering the subject property and the multiple comparables, we looked at
multiple locational factors that, in our opinion, could influence and affect value. In
order to establish relative values for these factors, we assigned each of the properties,
for each factor, a value on a scale from 1 to 5, with 5 being the highest, as follows.

Poor

Below average
Average
Above average
Good

Gl 2 =

AADT

The Average Annual Daily Traffic (AADT) count is, as the name implies, a count of the
daily drive-by traffic, recorded and reported by a state authority. This can be an
important factor for many businesses, with the general assumption being that the
higher the count, the higher the value to the business. Here, the AADT adjustment has
been computed by assuming that the subject property is 'average' on our scale. We then
mathematically relate the comparables to that by determining the ratio of their AADT
count to the subject property and then multiplying that ratio against the subject
property's scale value. The mathematical formula would be the AADT of the
comparable divided by that of the subject. This resultant number is then multiplied by
’3’, which is the “average’ on our scale. If the resultant comparable scale value exceeds
'5', the highest value on the scale, then it is automatically adjusted down to '>' for
summary analysis purposes.
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Source: State Deparbment of
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Local Economy

For real estate, it makes sense to grade the property by reference to the local economy.
In order to compare such economies, we have utilized the median household income
for each area, as provided by the Census Bureau, and then adjusted that to achieve the
related scale value. This adjustment has been computed by assuming that the subject
property was 'average’ on our scale. We then mathematically relate the comparables to
that by determining the ratio of their median household income to the subject property
and then multiplying that ratio against the subject property's scale value. If the
resultant comparable scale value exceeds '5', the highest value on the scale, then it is
automatically adjusted down to '5' for summary analysis purposes, below.

Median Household Income Sotrce: wuww.bls.gov
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Population

For real estate, it makes sense to grade the property by reference to the overall
population of the area. When an area has a higher population, there is greater income
potential and more competition for potential buyers. In order to compare such
populations, we utilize the population for each area, as provided by the Census Bureau,
and then adjusted that, using the same methodology as for the local economy above, to
achieve the related scale value. If the resultant comparable scale value exceeds 'S, the
highest value on the scale, then it is automatically adjusted down to '5' for summary
analysis purposes, below.
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Visibility

Although a property might be on a high AADT road, it might be hidden from view for
some reason. In such a case, its visibility is diminished, which, for a real estate venture
reduces the value of its AADT. Accordingly, a property with poor visibility should be
graded lower than one with good visibility. Conversely, the property might be on a
corner and have excellent visibility, resulting in a very high relative value. The
assignment of the relative values is, necessarily, a subjective task but, through its usage,
does allow for a reasonable indication of the value of the property's visibility in the
context of its commercial appeal.

Surroundings

Properties often have features or conditions in their immediate surroundings that make
them more or less desirable. Again, as with 'visibility', the assignment of the relative
values is necessarily a subjective task but, through its usage, does permit a reasonable
assessment of the property's surroundings in the context of its commercial appeal.
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Proximity to Major Nodes

A property may be further from arca linkages such as major thoroughfares, interstates,
ports, and railways. In such a case, its accessibility is diminished. This can be an
important factor for many businesses in order to either reduce transportation costs or
increase exposure to retail traffic. The adjustments have been computed by
mathematically relating the comparables and the subject. We determine their ratio to
the subject property, and then multiplying that ratio against the subject property's scale
value.

Accessibility

Accessibility for real estate, especially retail/service industries, is critical. Easy
accessibility provides convenience for customers as well as deliveries for goods. The
assignment of the relative values is, necessarily, a subjective task; however, through its
usage, it does allow for a reasonable indication of the value of the property's
accessibility in the context of its appeal.

Summary

The following table brings these elements together and establishes what, in our opinion,
is a reasonably objective determination of the relative differences in value attributable
to each comparable by virtue of its locational difference from the subject property:

Location Adjustment
Subject 1 2 3 4

AADT 3.0 22 1.8 1.7 31
Local cconomy 3.0 3.0 3.0 3.0 3.0
Population 3.0 30 30 3.0 3.0
Visibility 3.0 3.0 3.0 3.0 3.0
Surroundings 3.0 20 2.0 20 1.5
Proximity to major nodes 3.0 3.0 3.0 3.0 2.0
Accessibility 3.0 3.0 3.0 3.0 3.0

21.0 192 18.8 187 18.6
Location adjustment 9% 12%  12%  13%

Relative Size

In general, it is an established probability that the larger a property, the lower its per
unit value. For that reason, it is important that small properties not be relied upon to
value large properties. The relationship between supply and demand in the real estate
market can also influence the per unit value of properties. In some cases, larger
properties may have lower per unit values because they are less in demand relative to
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smaller properties. For example, there may be fewer buyers or tenants willing to
purchase or lease large properties with extensive square footage or acreage due to
factors such as affordability, accessibility, or market preferences. Conversely, smaller
properties may be more sought after and command higher per unit values due to their
greater market demand and scarcity.

The size of real estate can affect its value in various ways, and larger properties may
have lower per unit values compared to smaller properties due to factors such as
economies of scale, market demand and supply dynamics, highest and best use
considerations, and income potential. Appraisers carefully analyze these factors when
evaluating properties to determine their market value and assess their competitiveness
within the real estate market.

In this selected group of comparables we have attempted to address this issue by
selecting only those sales that are reasonably comparable, among other things, by
reference to their relative size. However, as these comparables do vary in size, we did
perform a test, using simple linear regression analysis, to determine whether they
exhibited any reasonable level of correlation between their size and their as-adjusted
values. Based on that analysis, we determined that there was no such level of
correlation and, accordingly, no adjustment for relative size was deemed appropriate.

Dctermination

We placed the most weight on Comparable 1 as it was less than a third of a mile from
the subject and was the most recent in time. Equal but lesser weight was placed on the
remaining sales. Therefore, in our opinion the value of the subject was as follows, as of
the effective date of this appraisal:

Value Indication - Land

Total size 1.230
Value/unit $188,000
Total Value $231,240
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Current Cost to Replace the Structure(s)

Replacement cost for an improvement may be defined as the estimated cost to
construct, at current prices as of the effective appraisal date, a substitute for the
building being appraised, using modern materials and current standards, design, and
layout, less deductions for physical deterioration and all relevant forms of obsolescence
and optimization. The approach requires the appraiser to assess three sets of values.
First, that of the underlying land; second, that of the cost to replace the structure with
new construction; and, third, the diminution in value applicable to the existing
structure and attributable to physical deterioration, known as 'depreciation', or from
functional or market changes, known as 'obsolescence’.

Subject Improvement(s)

The building was constructed on a concrete foundation and featured wood-frame
construction with vinyl siding and a pitched shingle roof. It was configured into three
primary office sections connected by an interior hallway. The layout included a
combination of private offices, open work areas with cubicle partitions, conference
rooms, file storage areas, and reception/workstation areas. A shared
breakroom/kitchenetle area and common restroom facilities were located within the
front (eastern) portion of the building and served the various office sections, leaving
approximately 6,700 square feet of rentable area. The overall layout appeared functional
for multi-department office occupancy or governmental/service-oriented use.

Interior finishes primarily consisted of painted drywall, suspended or textured ceilings,
fluorescent lighting, carpet and vinyl flooring, wood trim, and standard commercial-
grade doors and cabinetry. The office areas included both enclosed offices and larger
open workspaces arranged along interior corridors. The overall design, construction,
and finish level appeared consistent with a general office facility constructed during the
1990s and reflected a functional layout with adequate parking and access for office use.

Replacenent Cost Soitrce(s)

To determine the replacement cost, we placed significant reliance on a commercial
guide known as the Marshall Valuation Scrvice, which is a complete, authoritative
appraisal guide for developing replacement costs, depreciated values, and insurable
values of buildings and other improvements, which has been recognized as an
authority in the appraisal field since 1932. The service provides base numbers for each
type and category of improvement and then supplements those numbers by periodic,
variable, updates, known as 'multipliers' that adjust for various factors that affect the
base value. As a supplement to this guide, and where appropriate, we discussed and
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confirmed the replacement costs suggested by the guide with local builders and
contractors. Based on the Marshall guide, its current multipliers and such discussions as
were deemed appropriate, the following replacement costs were determined.

Indirect Cost

Indirect cost are expenditures or allowances for items other than those captured within
the cost provided by the Marshall and Swift Valuation Service. These costs are those
that are necessary for construction but are not typically part of the construction
contract. Indirect cost may include administrative cost, professional fees, financing cost,
and interest paid on construction loans. This also may include taxes, insurance during
construction, marketing, sales. Based upon our interviews with market participants as
well as documents found in our work files, we have determined that indirect costs were
usually between 5% and 10% percent in addition to direct costs. We have used an
adjustment of 10% percent in our cost build-up. These expenses have been prorated
based on their percentage share of the overall direct cost.

Entrepreneurial Incentive

The amount an entrepreneur expects to receive for his or her contribution to a

project. Entrepreneurial incentive may be distinguished from entrepreneurial profit
{often called developer’s profit) in that it is the expectation of future profit as opposed
to the profit actually earned on a development or improvement. The amount of
entrepreneurial incentive required for a project represents the economic reward
sufficient to motivate an entrepreneur to accept the risk of the project and to invest the
time and money necessary in seeing the project through to completion {Dictionary of
Real Estate Appraisal, 6t Ed.).

This amount is subjective and varies depending on the developer and the complexities
of the project. Typically, higher risk projects draw higher expected returns as
developers take on more risk. There must be enough incentive to motivate the
developer to assume more risk. These numbers can decrease the shorter the time
period for completing a project and with less risky endeavors.

To determine an appropriate figure; appraisers can derive the expectation of developers
from market analysis. Appraisers can also survey developers to determine
entrepreneurial incentive. There is limited data available for analysis. Given our
limitations on data we have interviewed local market participants who have indicated
their expectations of entrepreneurial incentive to be between 5% and 25% of their direct
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and indirect costs. These market participants were from three development groups
with regional development portfolios. We have reconciled this data and used 15% for
the purpose of this analysis.

Physical Depreciation Methodology

The approach that the Marshall guide uses for depreciation is the' extended life'
concept, which starts with the hypothesis that buildings age in much the same manner
as people and that the older they get, the greater is their total life expectancy. This
concept recognizes that a building is in the prime of life before mid-life and that the
road is downhill after that, but that correction of deficiencies may lower the effective
age and lengthen the remaining life. This recurring revitalization process periodically
reverses a continuous progression down the effective age scale, reducing the indicated
depreciation percentage as components are renewed throughout the life-span of the
building. This nonlinear approach accounts for a greater present value or slower
depreciation rate in the early years as compared to the later years when diminishing
serviceability and higher maintenance can accelerate depreciation.

Below is an example of this type of depreciation with a building that has a 50-year life
expectancy. This example shows how the physical depreciation is slow at the beginning

and increases in the rate per year at about 20 years.

Extended Lite Depreciation Eample - 50 Year Life Expectancy

3
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Economic/Funetional Obsolescence

Obsolescence, which is often broken down into functional and external components, is

an important factor that must be considered when determining a value under the cost

approach. Functional obsolescence is the impairment of functional capacity or

efficiency brought about by such factors as overcapacity, inadequacy, excess operating

costs, and changes in design. Some of those factors may be curable, through addition or

modernization, and some not. External obsolescence comes from economic factors

which may be national, industry-based, or local in origin. In our opinion the

improvements do not suffer from functional or external obsolescence.

The following chart summarizes the preceding discussion, bringing together the value

of the replacement cost and its associated physical depreciation. Additionally, if the

subject property was determined to suffer from some level of functional /economic

obsolescence, this has also been adjusted.

Replacement Cost of Subject Improvement(s)

Building Identifyer Building | Parking Lot
Building Size {(SF) 7,968 16,800
Structure Class D
Quality of Construction Good Average
Source or M&S Sec/Pg. 15/17 66/
Cost Multiplier Date 11725 12725
Base Cost PSF $214.34 §5.10
Square Foot Refinement{s) - Add/{Sub.) Per Square Foot
>
Subtotal: $214.34 $5.10
Height & Size Refinement(s)
Perimeter Multiplier 0.980
Subtotal: $210.05 $5.10
Current & Local Multiplier(s)
Current Multiplier 1.010 1.030
Local Multiplier 0.930 0.930
Adjusted Cost PSF: $197.30 $4.89
Direct Replacement Cost: 41,572,086 $82,152
Indirect Cost: $157,209 $8,215
Entreprenewurial Incentive: $259,394 $13,555
Replacement Cost New: $1,988,689 103,922
Total Replacement Cost New: $2.092,611
Physical Depreciation & Funclional/Economic Obsolescence
Economic Life 45 10
Effective Age 15 4
Remaining Econ. Life 30 6
Physical Depreciakion (21%) (33%)
Func/Econ. Obsolescence
Depreciated Cost $1,571,064 $69,628
Total Depreciated Cost $1,640,692
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Summary of Value Under the Cost Approach

The preceding analysis has identified values for the aforementioned element(s) of the
subject property as seen in the following table. In our opinion, this was the value of the
property under this cost approach as of May 13, 2026.

Cost Approach Summary

Underlying land $231,240
Improvements $1,640,692
Total Value $1,871,932
Total (Rounded) $1,870,000
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The Income Approach

The income approach applies a capitalization rate to an assumed income stream, based
on estimated rental income, to create an estimate of value. This is an appropriate
method when the subject is a commercial property that could be offered for lease and is
one frequently used by potential real estate investors. Here, the appraiser undertakes a
two-part analysis.

First the appraiser considers the estimated rental income of the property, using market
comparables after allowing for vacancies and collection losses. From that gross sum is
deducted the recorded annual property taxes together with estimates of the insurance,
maintenance and management costs to achieve a number known as 'the Net Operating
Income', or 'NOI'. Having determined the NOI, the appraiser then calculates an
appropriate capitalization rate and divides the NOI by that rate to arrive at an estimated
value for the property.

Estimated Rental Rate

Market rental rates for comparable properties were provided by local realtors or
property managers. A summary of those comparables is found in the following table. It
should be noted that under a gross rent lease, the landlord is responsible for paying
such items as property taxes, insurance and maintenance. However, under a triple net
lease, the tenant is responsible for paying these expenses. Therefore, such leases (NNN)
generally have a lower cost than gross leases.
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Lease Comparable 1

General Information

1D 15742 Current Use Office
Address 1703 & 1705 Village Park Dr. . Tax ID 0174-14-01-022.000
s 1 - G -
City Orangeburg Verification ifu(li'g;;ecords, Stacy Checkell
County Orangeburg Distance 42 94
State sC
Zip 20118
County Orangeburg
Lease Data
Tenant Size Eff. Rent/SF Lease Type Start Date Term
William L. Baly, Jr. MD 2,120 $15.02 NNN 2/1/2022 63 Months
Comments

This was the lease of a 2,120 square foot medical office located in the Village Professional Park in Orangeburg. The

Village was a professional mixed-use park ideal for medical and professional offices, as well as retail use. There were 19

buildings in this area featuring ample parking and professional property management. These properties were managed
by Aaron Dupree of CBRE (803-744-6859) and Stacy Sheckell of CBRE (803-744-5897). This unit was leased in Febrmary
2022 for $15.02 per square foot net of janitorial and utilities for 63 months with the first three months being free.
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Lease Comparable 2

General Information

ID 34931 Current Use Medical Office
Address 1806 Old Trolley Road, A Tax ID 161-04-01-008
MLS #31000365 Listed with
i Al ificati

City Summerville Verificalion Doug Richardson
County Dorchester Distance 2921
State sC
Zip 29485
County Dorchester

Lease Data

Tenant Size Eff. Reni/5F Lease Type Start Date Term

Medical Office 2,142 $21.25 NNN

Comments

This is a mmkey chiropractic office constructed in 1989 with approximately 2,142 square feetin good condition with a
waiting reom, three effices, six exam rooms, one therapy rootn, and x-ray room, and two restrooms. It was leased for
$21.25 on Mav 23,2023, The NNN expenses are $3.75 per year (CAM 2,000, taxes 6,000). The other half of the building
is a dental office. This space was available 60 days after the leased was signed, so June 22, 2023, The escalations were
noted to be 4% per year.
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Lease Comparable 3

General Information

D 34932 Current Use Medical Office

Address 201 Old Trolley Road Tax ID 153-00-00-083

MLS #31001956 listed with

City Summerville Verification .
Steve Wray
County Dorchester Distance 29.07
State s5C
Zip 29485
County Dorchester

Lease Data

Tenant Size Eff. Renl/SF Lease Type Start Date Term
Medical Office 3,108 524.00 NNN
Comments

Approximately 3,108 square feet was leased on May 15, 2024 for $24 under net terms, Ttis part of a larger office building
constructed in 2007 of 10,929 square feet. 1t was advertised for various business purposes. Any FF&E has been
removed.
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Lease Comparable 4

’

‘- .-i

General Infformation

1D 40029 Current Use Orfice - Medical

Address 25650 8. Matthews Re. Tax ID 0174-08-01-004

Public records, aerial, photos,

City Orangeburg Verification cecondary sources

County Qrangeburg Distance 43.50

State 5C

Zip 29118

County Orangeburg
Lease Data

Tenant Size Eff. Rent/SF Lease Type Start Date Term

ATIPhysical Therapy 5,664 52099 NNN 10/1/2025 10 Years

Comments

This was a single-tenant medical office building located at 2650 5t. Matthews Road in Orangeburg. The property was
improved with a 5,664 square foot building situated on a 3.94-acre site, equating to a high site coverage ratio and
therefore surplus land, given the location of the building and parking lots. In our opinion the building and parking lots
were in a sub-optimal location on the site and the surplus land did not equate to much additional overall value to the
property. The improvement was constructed in 1992 with a concrete foundation, wood frame, brick siding and a metal
roof. Overall, the building was consistent with a small-format outpatient medical or therapy office use. The sike ineluded
50 surface parking spaces split between the frontand rear of the building, or approximately 8.81 spaces per 1,000
square feet, which is supportive of a medical office nuse where patient turnover and staff parking are important
considerations. The building was also reportedly renovated in 2023, including a new metal roof, updated plumbing,
ceiling and flooring finishes, and three HYAC units

This was verified by the listing broker Robert Schmidt (864-283-4530) for NAI Earle Furman LLC out of Greenville.  ATI
Physical Therapy occupied the building at the time of sale, and the property was reported to be 100% leased. The tenant
profile was favorable, as ATI Physical Therapy is a national medical service provider. The lease reportedly had
approximately five years remaining, with an additional five-vear renewal option and scheduled rent increases of $0.50
per square foot beginning October 1, 2026.
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Lease Comparable 5

General Information

i1} 40030 Current Use Otfice - Medical

Address 1840 Pineview Dr. Tax ID 19000-01-05

City Columbia Verification Public ?ecords, aerial, photos,

marketing brochure, secondary

County Richland Distance 72.62

State sC

Zip 29209

County Richland
Lease Data

Tenant Size Eff. Rent/SF Lease Type Start Date Term

Fresenius Medical Care 6,1.04 $23.10 NN 27172022 10 Years

Comments

This was a single tenant medical office building located at 1840 Pineview Drive in Columbia. The building was
constructed in 1996 and totaled 6,104 squarce feet of rentable building area and was situated on a reported 1.50-acre site.
The site had an asphalt surface parking lotwith approximately 40 parking spaces, a covered patient drop off area, and
a destgn eonsistentwith an ouipatent medical o dialysis facility. The building had reportedly received a new roof in
June 2023, and HVAC units had been replaced over the prior three years.

‘The property was positoned along Pineview Drive and was close to Garners Ferry Road, a commercial corridor with
reported traffic counts of approximately 35,000 vehicles per day, and is not far from 1-77. The surrounding corridor
included national retailers and service providers such as Food Lion, CV5, Walgreens, Tractor Supply Company,
O'Reilly Auto Parts, Wendv's, and other commercial uses. The listing agent also stated that there were more than 69,000
residents within a five mile radius and an average household income of 591,341 within the same radins.

The transaction was reported as an investment sale, with the property tully leased at the time of sale to Fresenius
Medical Care. The reported in place net operating income was $123,074. It had been marketed for approximately 304
days with Randv Blankstein of The Boulder Group (847-562-0003) for an iniial asking price of $1,798,000, ora 6 84%
capitalization rate based on the same NOI Fresenius Medical Care was an investment grade rated tenant, with an S&P
rating of BBE, and had operated at this location since 1996, The lease commenced February 1, 2022, and expires January
31, 2032, with approximately six years of remaining primary lease term at the time of sale. The lease includes 2% annual
rent increases during the primary term and two additional five-year renewal options. The lease was described as a net
lcasc, although the offering materials note that the landlord retained responsibility for roof, exterior, and structural
components, with the kenant’s repair and replacement responsibility capped at $600 per occurrence.
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Location Map

The following map shows the relative position of these comparables to the subject
property (subject is the yellow pin). It should be noted that some of the location pins
may be overlapping due to their proximity to one another and/or the subject.
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Adjustiments & Summary

The following table identifies each of these comparables, by number, in summary form
designed to show the value of each. That value was then adjusted up or down, in
percentage terms, for a variety of factors intended to improve the comparability of that
property with the subject, as discussed below.

Lease Adjustment Grid

Comparable 1 2 3 4 5
ID 15742 34931 34932 40029 40030
Start Date 2/1/2022 6/22/2023 5/15/2024 10/1/2025 2/1/2022
Lease Type NNN NNN NNN NNN NN
Square Feel 2,120 2,142 3,108 5,664 6,104
Eff. Rent/SF $15.02 $21.25 $24.00 $20.99 $23.10

Transaction adjustments
Property rights

As adjusted $15.02 $21.25 $24.00 $20.99 $23.10
Finance or Concessions
As adjusted $15.02 $21.25 $24.00 $20.99 $2310
Conditions of lease
As adjusted $15.02 $21.25 $24.00 $20.99 $23.10
Post Acqn. Costs
As adjusted $15.02 $21.25 $24.00 $20.99 $23.10
Market Timing 17% 12% 8% 2% 17%
As adjusted $17.57 $23.80 $25.92 $21.41 $27.02
Property adjustments
Location 2% {17%) (17%) {14°%)
Quality/ Condition 7% (6%) 6%) {6%)
Adjustments 9% {179%) (23%) {6%) {209%)
As adjusted value $19.16 $19.75 $19.96 $20.12 $21.62

Relative size

Total niet adjustments 9% {17%) (23%) {6%) {20%)
As adjusted price $19.16 $19.75 $19.96 $20.12 $21.62
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Data on Comparability
Before Adjustments After Adjustments
Mean $20.87 Mean $20.12
Median $21.25 Median $19.96
Range $8.98 Range $2.46
Standard Dev. $3.13 Standard Dev.  $0.82

Percentage that Range & Standard Dev. Tightened
Range (72.57%)
Standard Dev. (73.95%)

The tables above depict the mean, median, range and standard deviation for the
comparable sales before and after all adjustments were applied. The mean and median
are both measures of central tendency. A mean is the sum of values for a variable in a
sample or population divided by the number of items in the sample or population
(otherwise known as the average). A median is identified as the middle value in an
ordered array of numerical values. If the ordered array contains an even number of
values, then the median is the mean of the two values on either side of the middle. The
range, however, is simply the difference between the highest and lowest values.
Finally, the standard deviation is a measure of the amount of dispersion of a set of
values. A low standard deviation indicates that the values tend to be close to the mean
of the set, while a high standard deviation indicates that the values are spread out over
a wider range.

Ideally, the range and standard deviation for the comparables will both be as close to
zero as possible. In the tables above, if the range and standard deviation have
decreased from before and after the adjustments were applied, this would indicate that,
as a whole, the adjustments were warranted (the last table shows the percentage that
these numbers changed). The only reason these numbers would remain the same is if
no adjustments were needed in the given set of comparables. Finally, if the range and
standard deviation increased, this would indicate that, as a whole, the adjustments
actually made the sales less comparable to the subject and the analysis is flawed.
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Transactional Adjustments

The preceding summary addresses a series of factors affecting property value. Price
adjustments including potential property rights, financing, sales conditions,
expenditures, and market conditions can impact the per unit value of the property. As a
result, we examined all comparable sales for any potential price adjustments. Based on
the analysis of the comparable sales, we determined that one transactional adjustment is
warranted for Market Timing. Based on the Office Market Reports and the Office
Capital Markets Reports for the United States and all the markets within South
Carolina, an annual upward market timing adjustment range of 4% to 6% was

considered supportable for office properties in Walterboro, South Carolina. A specific
Walterboro office market report was not included in the data set; therefore, the
conclusion was derived from the broader national office market, the South region, and
South Carolina office markets that would reasonably influence or bracket investor
expectations for a smaller Lowcountry office market.

The national office capital market data provided the lower benchmark for the analysis.
The United States office market reflected a 3.3% year over year increase in market sale
price per square foot, while the report also noted that pricing appreciation was stronger
in the South, with the South region up 4.7%. The annual pricing indications were
derived from the CoStar ‘Mkt Sale Price/SF Chg (YOY)" metric reported on the Capital
Markets Overview page of each office capital markets report. This metric reflects the
year over yvear change in CoStar’s estimated market sale price per square foot, rather
than a paired sales adjustment derived directly from individual comparable sales. The
national report further indicated that first quarter sales volume posted its strongest
performance in four years and that demand had been positive in each of the last three
quarters after several years of negative net absorption. However, the same data also
reflected that the national office market remained uneven, with a clear distinction
between better located, more competitive assets and older or more functionally
challenged properties. This supported a positive adjustment, but also indicated that the
conclusion should not be based solely on the most optimistic pricing indicators.

The Charleston otfice market was given meaningful consideration because it is the
closest major office market to Walterboro and represents the dominant regional
commercial center for the Lowcountry. Charleston reflected a 5.0% year-over-year
increase in market sale price per square foot, with 170 transactions and $285.6 million in
sales volume over the prior 12 months. The report described improving liquidity after
several years of limited deal volume, with investors reengaging in smaller deals and
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select repositioning opportunities. However, it also noted that some transactions
continued to retlect stress or transitional conditions, and that pricing remained
dependent on asset quality, location, and lease profile. For Walterboro, this data
supports an upward timing adjustment, but it also suggests that the Charleston
indication should be tempered because Walterboro is smaller, less liquid, and less
institutional than Charleston.

The smaller South Carolina and nearby regional office markets generally supported the
upper portion of the indicated range. Sumter reflected a 6.1% year over year increase in
market sale price per square foot, with very low vacancy and no office space under
construction, although the market was thinly traded with only 10 office transactions
over the prior year. Florence reflected a 5.7% increase in market sale price per square
foot, with 38 transactions and $13.2 million in sales volume, while Greenville and
Spartanburg reflected increases of 5.6% and 5.9%, respectively. Other South Carolina
office markets also supported similar movement, including Hilton Head Island at 5.0%
and Myrtle Beach at 6.0%. Collectively, these indicators show a relatively consistent
range of office pricing appreciation across South Carolina markets, generally clustering
between approximately 5% and 6%.

The rent and vacancy data supported a positive, but measured, annual adjustment.
Sumter reported a vacancy rate of only 0.2% and rent growth of 2.4% year over year,
while Florence reported a 1.4% vacancy rate and 2.5% rent growth. Columbia reflected
stronger rent growth of 2.7%, while Myrtle Beach and Spartanburg reflected annual rent
growth of 2.4% and 2.6%, respectively. These rent growth figures were generally below
the capital market sale price change indicators, which suggests that part of the pricing
recovery may reflect improving investor sentiment, stabilizing liquidity, and reduced
supply pressure rather than rent growth alone.

For Walterboro, the most reasonable interpretation is that office values increased at a
rate above the national office benchmark and broadly consistent with smaller South
Carolina markets, but not necessarily at the highest end of the range. Walterboro is a
smaller and less liquid market, and the absence of direct Walterboro office sales data
requires reliance on regional benchmarks rather than a strict paired sales conclusion.
Therefore, an annual upward market timing adjustment range of 4% to 6% is
considered supportable, with 4% annually representing the most reasonable indication.
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Location Adjustiments

The location of properties can have a significant impact on their perceived and actual
value. In considering the subject property and the multiple comparables, we looked at
multiple locational factors that, in our opinion, could influence and affect value. In
order to establish relative values for these factors, we assigned each of the properties,
for each factor, a value on a scale from 1 to 5, with 5 being the highest, as follows.

Poor

Below average
Average
Above average
Good

Gl 2 =

AADT

The Average Annual Daily Traffic (AADT) count is, as the name implies, a count of the
daily drive-by traffic, recorded and reported by a state authority. This can be an
important factor for many businesses, with the general assumption being that the
higher the count, the higher the value to the business. Here, the AADT adjustment has
been computed by assuming that the subject property is 'average' on our scale. We then
mathematically relate the comparables to that by determining the ratio of their AADT
count to the subject property and then multiplying that ratio against the subject
property's scale value. The mathematical formula would be the AADT of the
comparable divided by that of the subject. This resultant number is then multiplied by
’3’, which is the “average’ on our scale. If the resultant comparable scale value exceeds
'5', the highest value on the scale, then it is automatically adjusted down to '>' for
summary analysis purposes.
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For real estate, it makes sense to grade the property by reference to the local economy.
To compare such economies, we have utilized the median household income for each
area, as provided by the Census Bureau, and then adjusted that to achieve the related
scale value. This adjustment has been computed by assuming that the subject property
was 'average' on our scale. We then mathematically relate the comparables to that by

determining the ratio of their median household income to the subject property and
then multiplying that ratio against the subject property's scale value. If the resultant

comparable scale value exceeds '5', the highest value on the scale, then it is
automatically adjusted down to '5' for summary analysis purposes, below.
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For real estate, it makes sense to grade the property by reference to the overall
population of the area. When an area has a higher population, there is greater income
potential and more competition for potential buyers. To compare such populations, we
utilize the population for each area, as provided by the Census Bureau, and then
adjusted that, using the same methodology as for the Jocal economy above, to achieve
the related scale value. If the resultant comparable scale value exceeds 'S, the highest
value on the scale, then it is automatically adjusted down to '5' for summary analysis
purposes, below.
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Visibility

Although a property might be on a high AADT road, it might be hidden from view for
some reason. In such a case, its visibility is diminished, which, for a real estate venture
reduces the value of its AADT. Accordingly, a property with poor visibility should be
graded lower than one with good visibility. Conversely, the property might be on a
corner and have excellent visibility, resulting in a very high relative value. The
assignment of the relative values is, necessarily, a subjective task but, through its usage,
does allow for a reasonable indication of the value of the property's visibility in the
context of its commercial appeal.

Surroundings

Properties often have features or conditions in their immediate surroundings that make
them more or less desirable. Again, as with 'visibility', the assignment of the relative
values is necessarily a subjective task but, through its usage, does permit a reasonable
assessment of the property's surroundings in the context of its commercial appeal.
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Proximity to Major Nodes

A property may be further from arca linkages such as major thoroughfares, interstates,
ports, and railways. In such a case, its accessibility is diminished. This can be an
important factor for many businesses to either reduce transportation costs or increase
exposure to retail traffic. The adjustments are computed by mathematically relating the
comparables and the subject. We determine their ratio to the subject property, and then
multiplying that ratio against the subject property's scale value.

Accessibility

Accessibility for real estate, especially retail /service industries, is critical. Easy
accessibility provides convenience for customers as well as deliveries for goods. The
assignment of the relative values is, necessarily, a subjective task; however, through its
usage, it does allow for a reasonable indication of the value of the property's
accessibility in the context of its appeal.

Summary

The following table brings these elements together and establishes what, in our opinion,
is a reasonably objective determination of the relative differences in value attributable
to each comparable by virtue of its locational difference from the subject property:

Location Adjustment
Subject 1 2 3 4 5

AADT 3.0 35 50 5.0 28 35
Local econorny 30 2.6 4.7 4.7 2.4 38
Population 3.0 5.0 5.0 5.0 50 5.0
Visibility 3.0 20 3.0 3.0 30 30
Surroundings 3.0 2.0 2.0 20 20 30
Proximity to major nodes 3.0 25 25 25 3.0 3.0
Accessibility 3.0 3.0 3.0 3.0 25 3.0

21.0 20.6 252 252 20.9 24.3
Location adjustment 2% (17%) (@17%) 0% {14%)
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Class, Quality & Condition

The physical nature of a building can be classified into three categories: the construction
class or type, the quality of its original construction within that class and the current
condition to which it has been maintained. Each of these factors can have a significant
impact on a building's value and, accordingly, we have adjusted the comparables based
on the determination of the relative differences in value attributable to each category.

Construction Class

Generally, when identifying comparable sales, we will attempt to only use properties
that fall into the same construction class as the subject property. However, that is not
always possible. Accordingly, where such differences exist, we have adjusted for that
factor.

For the construction class, we have used the authoritative commercial guide known as
the Marshall & Swift ‘Valuation Service', which divides buildings into five basic groups
('A','B','C' 'D' and 'S'") by type of framing, walls, floors and roof structures, and
fireproofing. For the purposes of this analysis, we have called these categories 5 through
1, with Category 5 being the highest cost group and corresponding to class A on the
Marshall scale and Category 1 being the lowest cost group, 'S'. Accordingly, for this
adjustment we have simply assigned to the subject property, and to each of the
comparables, a number equivalent to its Marshall & Swift cost group. A summary of the
five groups, in terms of their construction description, is included in the 'Class, Quality
& Condition' addendum to this report.

Quality

The quality of a building's original construction is also addressed by Marshall & Swift,
who, within each construction type, identify four sub-classes that reflect the quality of
the construction within that class. Such sub-classes are categorized by reference to
specific building materials and methods and identified as ranging from 'excellent' down
to 'low quality'. Again, we have created numbering system based on this approach,
with 'excellent’ corresponding to a '4’ and 'low quality' to a '1'. Where sufficient detail
on the interior finish was not available to us, we have based our classifications upon the
external appearance and our experience evaluating such buildings. A summary of the
four groups, in terms of their quality descriptors, is included in the 'Class, Quality &
Condition' addendum to this report.
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Condition

Condition is a more subjective term but can be approached with a reasonable level of
objectivity. To achieve this, we have derived a five-level ratings scale based upon the
Uniform Appraisal Dataset' a standardized approach promulgated by the Federal
Housing Finance Agency. Given that in many cases we have not had the opportunity to
inspect the interior of the comparables, our approach here is to assume, unless we have
reliable information to the contrary, that each property is a 'Category 3' on our scale,
which means that it is reasonably well maintained and features limited physical
depreciation due to normal wear and tear. In the case of the subject property and the
comparables used in this report, their conditions were determined through a
combination of inspections, interviews with local agents, CoStar and local multiple
listing services. A summary of the five condition categories is included in the 'Class,
Quality & Condition' addendum to this report.

Summary

The following table identifies each of the three elements discussed above for the subject
property and the comparables and establishes what, in our opinion, is a reasonably
objective determination of the relative differences in value attributable to each
comparable by virtue of its differences in construction type, quality and condition from
the subject property. Please note that for each of these ratings, which were to some
extent subjective, we have allowed for marginal attributions by assigning less than
whole numbers to a category where we deemed appropriate:

Quality/Condition Adjustment
Subject Compl Comp2 Comp3 Comp4 Comp5

Construction Class 2.0 20 2.0 2.0 2.0 20
Quality 3.0 3.0 35 35 35 35
Condition 3.0 25 25 3.0 3.0 3.0
8.0 7.5 8.0 8.5 85 8.5
Adjustment - 7% 0% (&%) (6%) {6%)

Relative Size

In general, it is an established probability that the larger a property, the lower its per
unit value. For that reason, it is important that small properties not be relied upon to
value large properties. The relationship between supply and demand in the real estate
market can also influence the per unit value of properties. In some cases, larger
properties may have lower per unit values because they are less in demand relative to
smaller properties. For example, there may be fewer buyers or tenants willing to
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purchase or lease large properties with extensive square footage or acreage due to
tactors such as affordability, accessibility, or market preferences. Conversely, smaller
properties may be more sought after and command higher per unit values due to their
greater market demand and scarcity.

The size of real estate can affect its value in various ways, and larger properties may
have lower per unit values compared to smaller properties due to factors such as
economies of scale, market demand and supply dynamics, highest and best use
considerations, and income potential. Appraisers carefully analyze these factors when
evaluating properties to determine their market value and assess their competitiveness
within the real estate market.

In this selected group of comparables we have attempted to address this issue by
selecting only those sales that are reasonably comparable, among other things, by
reference to their relative size. However, as these comparables do vary in size, we did
perform a test, using simple linear regression analysis, to determine whether they
exhibited any reasonable level of correlation between their size and their as-adjusted
values. Based on that analysis, we determined that there was no such level of
correlation and, accordingly, no adjustment for relative size was deemed appropriate.

Determination

The subject was leased at $30.00 per net rentable area on a gross lease, meaning the
landlord pays for taxes and insurance. As seen later in this approach, the subject’s taxes
and insurance amounted to $5.14 per square foot for the entire building, while the lease
rate per year for the entire building was $201,000 per year, or $25.23 per square foot for
the entire building, which in NNN terms would amount to $20.09 per square foot for
the whole building, which is within the range of these comparables. Therefore, in our
opinion the subject was leased at market.
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Vacancy & Collection Loss

In addition to these actual expenses must be taken into account vacancy and collection
loss. Vacancy is the actual amount of vacant space in a market at a specific point in
time; measured as a percentage of total supply. Market vacancy changes over time as a
result of changes in the balance of supply and demand. Collection loss can occur when
a tenant abandons his/her lease obligation and stops paying rent, or runs into financial
difficulty and doesn't pay the rent for a while, forcing an eviction, at which point it is
unlikely that the back rent will ever be collected. In some cases, the lessor might even
allow a lessee to miss some rent payments, but rather than evict the tenant, will forgive
part of the unpaid rent and allow the lessee to remain, deciding that it is better to face a
partial loss of rent via credit loss than the entire loss of rent via vacancy. A perfect
example is during 2020 when COVID-19 hit the United States. Many non-essential
businesses were closed, and these tenants were unable to pay their rent.

Based on the Office Market Reports and the Office Capital Markets Reports for the
United States and all the markets within South Carolina, a reasonable market vacancy
rate range for office properties in Walterboro, SC is 3.0% to 6.0%, with a central
indication near 5.0%.

The lower end is supported by smaller South Carolina office markets with limited new
construction and very low reported vacancy, including Sumter at 0.2% and Florence at
1.4% as of the second quarter of 2026. Both markets also reported limited or no office
construction, which reduces near-term supply pressure. However, Walterboro is a
smaller and less liquid office market, and individual vacancies can have a greater effect
on overall market conditions. Therefore, the very low vacancy rates reported in Sumter
and Florence were considered useful as lower market indicators, but not directly
applicable without upward adjustments.

The upper end is supported by larger and more competitive South Carolina office
markets, including Charleston at 5.7%, Columbia at 6.4%, and Greenville at 7.3%.
Charleston is the nearest major regional office market to Walterboro and reported
overall vacancy of 5.7%, with availability of 6.1%. The Charleston report also noted that
market conditions were not uniform, with newer and better located space performing
better while older commodity buildings experienced longer downtime and greater
reliance on concessions. Columbia and Greenville showed higher vacancy rates, but
these markets contain larger inventories, more multi-tenant office product, and a
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broader mix of institutional and urban office properties, making them less directly
comparable to Walterboro.

Given Walterboro’s smaller office base, limited new construction, and likely reliance on
local professional, medical, governmental, and service oriented tenants, the market
would be expected to perform more similarly to secondary South Carolina markets than
to the national office sector. At the same time, the limited depth of the tenant pool
warrants a vacancy allowance above the lowest reported market indicators. Based on
the aforementioned data, a stabilized vacancy rate range of 3% to 6% was considered
reasonable for the subject. This rate recognizes generally tight regional vacancy
conditions while allowing for the greater leasing risk and thinner demand profile
typical of smaller local office markets. Based on this data, we applied a vacancy rate of
3% given the fact that the tenant signed a long-term lease agreement and because they
have been at this location for over a decade.

Operating Expenses

Deducting for allowance of vacancies and collection losses from the potential gross
income (PGI) produces the effective gross income (EGI). From the EGI and
reimbursements (if applicable) the estimated operating expenses must be deducted.
These costs include taxes, insurance, maintenance and management expenses which we
determined as follows: 5% of the EGI for maintenance and reserves as well as 5% for
management. The resulting figure was the net operating income or NOI for the

property.

Real Estate Taxes

Based on our valuation of the subject property, the real estate property taxes would
differ from the current tax amount imposed by the county. The following technique
was taken in part from the Appraisal Institute course Advanced Income Capitalization
to account for an appropriate amount of real estate taxes for the subject.

Overall capitalization rates can be loaded when appraising properties in jurisdictions
where assessed values are expected to rise or fall to reflect market value upon a sale.
This is also the methodology for appraisals in appeals of assessments on income
properties where the amount of the tax bill is in dispute.

The valuation problem is circular in that the anticipated property taxes are a function of
the value conclusion, and the value conclusion is a function of the anticipated property
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taxes. Loading the capitalization rate with the tax rate allows for an arithmetic solution
of this problem. In most jurisdictions, property taxes are the product of the property’s
assessed value and a tax rate:

Property taxes = Assessed value x Tax rate

Assessed value can be affected by value trends, methodology used by the assessing
office, and statute. In many jurisdictions, the assessed value is the product of the
market value and an assessment ratio:

Assessed value = Market value x Assessment ratio

Tax or mill rates can be affected by the financial needs of multiple jurisdictions, bonds
or assessment districts approved by voters or previous owners, and statute. An
effective tax rate is the actual taxes divided by the market value: Effective tax rate =
Property taxes/Market value.

The technique for loading the capitalization rate is as follows:

1. Calculate the effective tax rate as a percent of market value.

2. Calculate the property’s net operating income without deducting property taxes
as an expense.

3. Add the reconciled overall capitalization rate to the effective tax rate.

4. Apply this loaded rate to the net operating income that excludes a deduction for
property taxes. This gives the property’s market value.

5. Multiply the tax rate times the property’s market value to get the estimate of
property taxes.

6. Calculate the net operating income including taxes to complete the operating
statement.

The following table shows the calculation of the projected taxes for the subject property:
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Loading Capitalization Rate

Property Taxes $12,453.90
Assessed Market Value $583,000
Effective Tax Rate 2.14%
NOI from income approach excluding taxes $163,473
Cap rate developed later in this report 7.25%
Effective Tax Rate 214%
Loaded Cap Rate 9.39%
NOI from income approach excluding taxes $163473
Divided by Loaded Cap Rate 9.39%
Market Value {less 25% ATI) $1,305,694 .89
Effective Tax Rate 214%
Projected Taxes $27,892

In total, the estimated expenses were $9.02 per square foot for the subject. Based on the
Office Market Reports and the Office Capital Markets Reports for the United States and
all the markets within South Carolina, a reasonable annual operating expense range for
office properties in Walterboro, SC is estimated at $7.00 to $9.25 per square foot.

Sumter reported total annual expenses of $5.98/SF for 1 & 2 Star office space and
$7.49/SF for 3 Star office space. Florence reported $6.30/SF for 1 & 2 Star, $7.25/5F for 3
Star, and $8.41/SF for 4 & 5 Star office space. Augusta provided similar support, with
the market totals at $6.61/SF for 1 & 2 Star, $7.61/SF for 3 Star, and $9.56/SF for 4 & 5
Star space.

The upper end is supported by larger or somewhat stronger South Carolina markets.
Greenville reported total expenses of $7.62/5F for 1 & 2 Star, $8.18/SF for 3 Star, and
$9.65/SF for 4 & 5 Star office space. Spartanburg reported $8.60/SF for 1 & 2 Star and
approximately $9.88/SF for both 3 Star and 4 & 5 Star office space. Columbia was
generally higher, with market level totals of $9.12/SF for 1 & 2 Star, $10.24/SF for 3
Star, and $9.52/SF for 4 & 5 Star space.

For Walterboro, the most applicable indicators were considered to be the smaller
secondary markets rather than the coastal or larger urban markets. Charleston, Hilton
Head Island, and Myrtle Beach reflected higher expense levels, but those markets have
stronger coastal influences, higher insurance costs, higher taxes in some submarkets,
and a different office inventory profile. Therefore, they were viewed as upper
background support rather than direct indicators for Walterboro.
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Overall, an annual expense allowance of around $9.00/SF is considered reasonable for
Walterboro medical office properties.

The Capitalization Rate

A capitalization rate, or ‘cap rate’, is essentially an expression of an individual investor's
risk/reward goals and is used to convert income into value. It is sometimes called an
"all4in" rate because all the expectations of an investor are included in that rate. Ttisa
single-point comparison of income to a value in which the two have an inverse
relationship (between rate and value).

As such, it is highly subjective. To overcome that subjectivity, we have estimated a cap
rate utilizing at least two of the following techniques: band of investment,
realtyrates.com, market extraction, CoStar or interviews with local market participants.

Band of Investment

According to The Appraisal of Real Estate, 15t% Edition, published by the Appraisal
Institute, ‘because most properties are purchased with debt and equity capital, the
overall capitalization rate must satisfy the market return requirements of both
investment positions. Lenders must anticipate receiving a competitive interest rate
commensurate with the perceived risk of the investment or they will not make funds
available. Lenders generally require that the loan principal be repaid through periodic
amortization payments. Similarly, equity investors must anticipate receiving a
competitive equity return commensurate with the perceived risk, or they will invest
their funds elsewhere.

The mortgage capitalization rate (RM) is the ratio of the annual debt service to the
principal amount of the mortgage loan. It is a function of the interest rate, the
frequency of amortization (e.g., annual, monthly), and the amortization term of the
loan. It is the sum of the interest rate and the sinking fund factor. When the loan terms
are known, the mortgage capitalization rate can be calculated by simply dividing the
annual debt service by the outstanding mortgage balance.” It should be noted that the
actual amount of the loan is irrelevant when attempting to derive an appropriate
mortgage capitalization rate because of the mathematical relationship between the
numbers involved.

The interest rate and amortization terms were obtained by polling banks making
commercial loans in the immediate area of the property as well as various surveys, most
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notably RealtyRates.com — nvestor Survey. The Investor Survey presents the results of the
polling of 312 appraisal and brokerage firms, developers, investors, and lenders
nationwide. The bulk of the data is comprised of individual tables for each property
tvpe that include surveyed minimum, maximum and average mortgage and equity
requirements and resulting built-up overall capitalization rates (OARs) via debt
coverage ratio and band of investment techniques, together with surveyed OAR’s based
on actual net operating incomes (NOI) exclusive of reserves and actual sale prices.

In terms of interest rates, we compiled over a decade of data from the Investor Survey in
order to determine if there was a correlation between the interest rates of
commercial/industrial properties and the 10-Year U.S. Treasury Yield (US10Y). The
reasoning behind this analysis was that the data presented in this survey is typically a
quarter behind. For example, the 3 Quarter Edition is based on 2"d quarter data. If the
overall market is in a state of rapid change, this can create a significant difference with
data that is one quarter behind.

The USIQY is typically described as the interest rate at which the U.S. government
borrows money by issuing 10-year Treasury bonds, aka the return an investor can
expect to earn by holding these bonds for 10 years. This yield is an important
benchmark for interest rates in the financial markets and can be influenced by various
economic factors, including inflation expectations, monetary policy and overall market
sentiment. It's often used as a reference point for setting interest rates on various
financial products, including mortgages and corporate bonds. Following is the result of
our analysis for the subject’s property type:
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Interest Rates vs. 10-Year U.S. Treasury Yields Over Time

a.0n%,

B00%,

7.00%
5.00%
5.00%
1.00%
A00% X
2.00%, Ay Election
MU%zm 2016 2018 2020 2022 2024
—— (ffice Interest Rates 10-Year Treasary [aza from BealtyRates.com
Spread Over US10Y Office Interest Rates
Average Range Average Range
3.40% 1.07% - 672% 7.70% 537% - 11.02%
(‘@5 ’:&& 3.40% 1.07% - 672% 7.84% 551% - 11.16%
Qeg;"“ I 3.39% 1.06% - 671% 7.65% 5.32% - 10.97%
3.39% 1.05% - 673% 7.41% 5.07% - 10.75%

Utilizing this information, we determined it is feasible to estimate interest rates for the
subject’s property type based on the current US10Y as the two rates appear to move in
tandem. We determined the current rate from a number of sources, including (but not
limited to) the following sites:

https:/ /home. treasury.oov/
https:/ /{fred.stlouisfed.org/
www.cnbe.com/ quotes/US10Y

Based on this data, we determined the following potential range of rates:

Interest Rate Range
Low Middle  High
6.00% 775%  1075%
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The final number to be determined is the equity dividend rate. According to The
Appraisal of Real Estate, 15 Edition, published by the Appraisal Institute, ‘the equity
investor also seeks a systematic cash return. The rate used to capitalize equity income is
called the equity capitalization rate (RE). It is the ratio of the annual return to the equity
position to the amount of equity investment. For appraisal purposes, a property’s
equity capitalization rate is the anticipated cash flow to the equity investor (sometimes
referred to as the equity dividend) for the first year of the projection period divided by
the initial equity investment.”

The most accurate way to determine this number is to extract the rate from comparable
sales. If the financing terms for the sales are known, the formula to determine the rate is
as follows:

Net operating income - Annual debt service
Cash down payment

= Equity dividend rate

However, this information is typically confidential and therefore extraordinarily
difficult to obtain. Therefore, in order to supplement this information, we have both
interviewed local investors and consulted the aforementioned Investor Survey. Through
these techniques we were able to ascertain an appropriate equity dividend rate for the
subject. Following is the average and range of equity dividend rates for the past four
quarters for the subject’s property type, as supplied by RealtyRates.com - Investor Survey:

Equity Dividend Rate
Average Range
11.73% 7.22% 1542%
1.77% 7.24% 1547 %

11.75% 723% 15.45%
11.79%  723.00%  15.52%

The following chart summarizes this discussion on the determination of a cap rate:
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Band-of-Investment

Average bank terms Am.Years  Rate LTV
30.00 6.75% 65.00%

Amortization for a $100K loan

Monthly payment $648.60

Annual payment $7,783.18

Mortgage constant 0.0778
Calculated Capitalization Rate Weight

Mortgage constant 00778 65.00% 5.06%

Equity return 0.0800 35.00% 2.80%
Weighted Average Cap. Rate 7.86%

Realty Rates

We have also utilized RealtyRates.com’s Investor Survey, which has identified the

following data:
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Market Extraction
Lastly, we have identified multiple sales in which the net operating income was known
or estimated to determine their market-extracted capitalization rates:

Marke{-Extracted Capitalizabon Rates of Medical Office Buildings {CoStar)

Address City State  County  Asking Price Date Price  Square Feet DOM Year Built Ask vs. Sales Price Per SF Cap Rate
104 Monkgomerv Dr Anderson =t Andcrsan 51,538,353 371972026 51,450,000 5,275 4654 1994 (3.774H) 523108 7.00
1340 Pineview Dr Culumbia 5C  Richland SL.798,000 Af6/2026  SLT09.631 4,104 EDJ [ 4.91%) 528008 720
501 Ropyer Creeh D Greenville 5C Greenville - 21372026 S1LEGOON0 a0 - pIAE: - S308.33 750
1217 Mavie Ave Stateaville N{ Tradall - 24132026 51115384 3348 - 2004 - Q28124 750
201 BLAINESS CENTER Dr Pawleys Island S0 Genrgelown 51,735,000 1/9/2026 51,675,000 57159 277 1998 (2.90°4) 532240 773
10 Halton Green Way Creenville =t Greenville 52,331,385 1272272005 52,338,000 7595 129 - (0.275) 5294 49 aR2
1225 Whecler Augusta GA Richmond FA20000  10/30/2025 783,000 4,229 154 2009 4.51%) 518515 7.2t
1131 Rutherford Rd Greenville 5C Greenville 51,164,683 101072025 51,148,344 h200 13 2003 (1.36%) S220.93 7.25
4627 Hard Serabble R Caolumbia KO Richland - TS 2025 51,527 00 4319 - 1339 - 533791 S60
FH50 Malions Ford Rd Charlolle NC  Mecklenburg 53,915,000 9/20/2025 53,750,000 10,018 - 1984 .21y 533284 752
3300 W Montague Ave  Neorth Charleston 5C Charleston 53,855,000 82272025 53,410,000 15,000 477 1985 {1154%) 521312 7.00
3650 Coalition Dr Myrtle Beach 5C 1lorry - /1672023 S1.275,000 7301 - Lasy - S161.37 792
1473 Tale Farnbhardt Rlvd Kannapolis NC  Cabarrus $E50 K 81172025 $530.000 3,241 163 1334 {0775 S173.96 70
AT Geargin S0 Woadrufl K Sparanborg - RA1/2025 51,304,209 £,372 - 1398 - 5187106 78R
4530 Floyd Rd Sparlanburg Sparlanburg - 302025 5000 17,058 - 2005 - 524443 7.5

201 Securitv St Kannapolis Rowan - 3f7/2025 51,345,000 5,145 - 1943 - 5281.42 7.34
108 Park Terrace Dr Columbia 5C  Lexington HOOE 00 1/30/2025  $92E 000 9,153 1,380 1931 (7.04%) 510106 7.32
Mean 7,028 384 1944 (3.33%) 5244 96 7.22

Based on this data, we placed the most weight on the market-extracted capitalization
rates and applied a rate of 7.25% to the subject.
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Summary of Capitalized Value

The preceding analysis identified and discussed the three components - income,
expenses and a capitalization rate - that form the basis of the value under this income
approach. The following table summarizes that data and shows the determination of
value:

Income Analysis

Income
Square feet of subject property 6,700
Assumed rental rate, per foot $30.00
Potental gross income $201,000
Assumed vacancy & collection loss rate (3%)
Total effective gross income $194,970
Expenses
Property taxes ($27,892.00)
Insurance ($12,000.00)
Maintenance & reserves ($9,748 50)
Management cost ($9,748.50)
Net operating income $135,581
Capitalization rate {above) 7.25%
Calculated value $1,870,083
Estimated value, as rounded $1,870,000
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Reconciliation

In determining the final opinion of value, we reviewed all the analyses and previous
work performed; the data, logic and techniques were checked and verified. The data
was carefully considered and reviewed to ensure the quantity, quality and authenticity.
Second, we applied logic and judgment through the reconciliation process to arrive at
the final estimate of value, which was our perception of the most likely, most probable
price available in an arm’s length transaction of the subject property.

The preceding approaches to valuation provided the following values:

Summary

Approach Indicated Value
Sales $1,795,000
Cost 51,870,000
Income $1,870,000

Sales Approach

The sales approach reflects the value of the property from the perspective of an
informed buyer. This approach is usually the most insightful valuation method when
numerous timely sales of similar properties are available for analysis. In the subject
property case, several such sales were available. Therefore, in our opinion, the result
from this approach was a reasonable indication of market value for the subject property.

Cost Appronch

The cost approach reflects the value of the property from a replacement cost
perspective. This approach was developed and was considered to be a reliable
indication of market value of the subject property due to its relatively low effective age.

Income Approach

The income approach is based on the value of the property as an income generating
investment. We have placed a significant amount of weight on the result of this
approach because the subject property was a multi-unit office building. Therefore, in
our opinion, the income approach result was an accurate indication of market value for
the subject property.
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Determination

The final estimation of value was concluded from the interpretation of the quality and
quantity used in each approach and the reliability of the value indication for each.
After placing most weight on the income approach, in our opinion the value of the
subject was $1,865,000 as of Wednesday, May 13, 2026.
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Assumptions and Limiting Conditions

General Assumptions
This appraisal report is based on the following assumptions:

That title to the property is good and marketable unless otherwise stated.
The property is under responsible ownership and management.

The property is free of all liens and encumbrances, including material easements and
rights of way, unless otherwise stated.

That the facts, estimates and opinions furnished to us by others were given in good faith
and were honestly expressed.

Any data or information provided by the owners or their agents are substantially correct.

There are no hidden or other unapparent conditions in or on the property that would
change the appraised value.

That structural and mechanical conditions which visually appear to be sufficient for their
intended purpose are indeed so.

That the owner has maintained the property in compliance with all applicable federal,
state and local regulations and laws, including the payment of any related taxes, unless
otherwise stated.

That all applicable zoning, use regulations and restrictions have been complied with.
That all required licenses, certificates, legislated or administrative consents from any local,
state or national governmental or private entity or organization have been or can be

obtained or renewed for any use on which the value estimated in this report is based.

That the utilization of the land and any improvements is within the boundaries or
property lines of the property, unless noted within the report.
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That revenue stamps placed on deeds, used to indicate comparable sales, were in the
correct amount to reflect the true and actual money consideration involved; and that the
information secured from brokers or interested parties to verify the transactions, is in
conformity with the facts.

Limiting Conditions
This report is made expressly subject to the following stipulations and conditions:

No responsibility is assumed for any legal descriptions or for any matter requiring legal
competence.

Any sketches, plans or drawings are provided only to assist the reader in visualizing the

property.

We specifically accept no responsibility for damage from termites, woodborers or any
other wood-infesting insects.

No responsibility is assumed for any adverse condition that would only be discoverable
by an inspection performed by a qualified engineer or similar specialist.

We are not qualified to detect the existence of hazardous material but have no knowledge
of the existence of such materials on or in the property. This appraisal is predicated on the
assumption that there are no such materials on or in the property that could cause a loss in
value, unless so noted.

No responsibility is assumed by us for matters that are legal in nature, or for auditing or
engineering opinions, nor is any opinion of the title rendered herewith.

Possession of this report or any copy does not carry with it the right of publication, nor
may the report, or any portion thereof, be used for any purpose by any but the Client
without the previous written consent of the appraiser.

This property has not been surveyed to establish the facts of legal description and
dimensions; these are presumed to be substantially as stated in information provided to
us.
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The provision of this report does not obligate us to voluntarily give sworn testimony with
reference to the property evaluated. If given, such testimony would be contingent upon
both appropriate compensation and the opportunity to review the appraisal report in light
of market change.

This report is an opinion of value and does not constitute any form of guarantee of that
value.

To the best of our knowledge, the presence of Radon has not been detected on this
property or, if detected, has been determined that the level is considered safe according to
the standards established by the Environmental Protection Agency. We do not, however,
make any guarantees or warranties that the property has been tested for the presence of
Radon, or, if tested, that the tests were conducted pursuant to EPA approved procedures.

The property was not reviewed to determine whether or not it is in conformity with the
various requirements of the Americans with Disabilities Act of 1990, as amended. It is
possible that a compliance survey could determine that the subject property does not
conform to one or more of the requirements of the ADA. If so, this fact could have a
negative effect on the market value of the subject property.

The names and qualifications of the appraiser or appraisers who materially assisted in
the preparation of this report are found below. For the sake of simplicity and
consistency, the use of the terms 'we' or 'us', rather than the first person singular, has
been used throughout this report to reflect the possibility that more than one appraiser
participated in the work performed for this report.
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Extraordinary Assumptions and Hypothetical Conditions

An extraordinary assumption is 'an assumption, directly related to a specific
assignment as of the effective date regarding uncertain information used in an analysis
which, if found to be false, could alter the appraiser’s opinions or conclusions.” (USPAP
2026-2027)

A hypothetical condition is 'a condition, directly related to a specific assignment, which
is contrary to what is known by the appraiser to exist on the effective date of the

assignment results, but is used for the purpose of analysis.' (USPAP 2026-2027)

There were no extraordinary assumptions or hypothetical conditions in this report.
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Certification and Qualifications of the Appraiser

Certification Statement
I certify to the best of my knowledge and belief:

The statements of facts contained in this report are true and correct to the best of my
knowledge.

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

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

I have not previously appraised and have not provided any service in any other
capacity, regarding the real property which is the subject of this appraisal within the
three-year period immediately preceding acceptance of this assignment.

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

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

My compensation for completing this assignment is not contingent upon the
development of 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.

I have made a personal inspection of the subject property.

No one provided professional real estate appraisal assistance to the person(s) signing
this report.
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Although several market participants may be contacted as a part of my routine market
research investigation, absolute client confidentiality and privacy are maintained at all
times with regard to this assignment without conflict of interest.

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

iMf L

Philip Austin Rizer
SC Certified General Real Estate Appraiser 6987
GA Certified General Real Estate Appraiser 371706
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Qualifications of the Appraiser
Philip Austin Rizer

Employment History

2011 AgSouth Farm Credit, ACA Intern

2012 to 2016 Apprentice Appraiser at Compass South Appraisals

2016 to present Certified General Real Estate Appraiser at Compass South Appraisals
2023 to present Colleton County Land Use Board of Appeals

Education

2011 Graduate of Clemson University, Applied Economics and Stalistics

Business and Professional Affiliations

Certified General Appraiser of South Carolina - 6987
Certified General Appraiser of Georgia - 371706
Practicing Affiliate, ASFMRA

Appraisal Education

2026: ASFMRA Best in Business Ethics; Valuation Bias and Fair Housing Laws and Regulations

2025: 7-Hour National USPAP Update; State of Georgia; How to Support and Prove Your Adjustiments;
Appraisal Adjustments II - Solving Complex Problems

2024: Artificial Intelligence, Blockchain, and the Metaverse: Implications for Valuation

2023: Planning and Zoning Continuing Education Webinar; Integrated Approaches to Value; Appraising
Contaminated Properties; Appraising Ag Facilities: Poultry Seminar; ArborOne Farm Credit Appraiser
Meeting

2022: 7-Hour National USPAP Update; Synopsis of Income Techniques: Support for Inputs & Rates;
Valuation of Lifestyle and Trophy Properties; Business Practices and Ethics

2021: Comparative Analysis; The Appraisal of Permanent Plantings in Changing Markets; Getting It
Right from the Start: A Workout Plan for Your Scope of Work; Aerial Inspections for Real Estate

2020: 7-Hour National USPAP Update; How Can SC Commercial & Residential Appraisers Meet the
Demand for Evaluations; Commercial Property Valuation; SCPAC Annual Conference; ArborOne Farm
Credit Appraiser Meeting

2019: The Valuation of Breweries; Fundamentals of Commercial Real Estate Finance for Appraisers
2018: Online Cool Tools: New Technology for Real Tstate Appraisers

2017: 7-Hour National USPAP Update; Understanding Conservation Easement Valuatiorny Appraising Ag
Facilities: Poultry Seminar

2016: 7-Hour National USPAP Update; Introduction to the Valuation of Permanent Plantings;
Introduction to Vineyard and Winery Valuation; Timberland: Fundamentals of [dentifying and
Evaluating Timberland; ArborOne Farm Credit Appraiser Meeting

2015: A Comprehensive Review of Appraisal Concepts; Residential Sales Comparison & Income
Approach

2014: General Appraiser Site Valuation & Cost Approach; General Appraiser Market Analysis and
Highest & Best Use; General Appraiser Income Approach Parts 1 & 2; Business Practices and Ethics
2013: General Appraiser Report Writing and Case Studies; General Appraiser Sales Comparison

Approach; Real Estate Finance Statistics and Valuation Modeling

125



Compass South Appraisals Certification(s) and Qualification(s)

2012: 15-Hour National USPAP Course; Basic Appraisal Procedures; Basic Appraisal Principles

South Carolina Department of Labor, Licensing and Regulation
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Compass South Appraisals Certification(s) and Qualification(s)

Certification and Qualifications of the Appraiser
Certification Statement
I certify to the best of my knowledge and belief:

The statements of facts contained in this report are true and correct to the best of my
knowledge.

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

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

I have not previously appraised, and I have not provided any service in any other
capacity, regarding the real property which is the subject of this appraisal within the
three-year period immediately preceding acceptance of this assignment.

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

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

My compensation for completing this assignment is not contingent upon the
development of reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.

My analysis, opinions, and conclusions were developed, and the report was prepared in
conformity with the Uniform Standards of Professional Appraisal Practices.

I have not made a personal inspection of the subject property.
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Compass South Appraisals Certification(s) and Qualification(s)

No one provided professional real estate appraisal assistance to the person(s) signing
this report.

Although several market participants may be contacted as a part of my routine market
research investigation, absolute client confidentiality and privacy are maintained at all

times with regard to this assignment without conflict of interest.

Professional Associations

I hereby certify that, to the best of my knowledge and belief, the statements of fact
contained in this report are true and correct, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice of The
Appraisal Foundation.

The report analysis, opinions, and conclusions were developed, and this report has been
prepared in conformity with the Principles of Appraisal Practice and Code of Ethics of
the American Society of Appraisers.

As of this date of this report, I am in good standing, completed the continuing
educational requirements and in compliance with programs of the Accredited Senior
Appraiser {ASA) and Appraisal Review Management (ARM) of the American Society of
Appraisers.

merinaieciT

Travis Lee Avant, ASA
Certified General Real Estate Appraiser CG 4749
GA Certified General Real Estate Appraiser CG 334427
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Compass South Appraisals Certification(s) and Qualification(s)

Statement of Qualifications of the Appraiser
Travis Lee Avant

LESA

American Soaoly of AppieEers ®
Praviding Yalue Worldwide

ASA -Accredited Senior Appraiser Designation and Appraisal Review RP Designation

Employment History

1983 to 1986 United States Army

1986 to 2000 Law Enforcement, Colleton Co. SC, including as elected Sheriff
2000 to 2003 Criminal Investigator, SC Law Enforcement Division -SLED
2003 to 2007 General Appraiser, Hartnett & Co, Charleston, SC

2007 to 2009 Summary Court Magistrate in Colleton County

2007 to Current- Present founder and co-owner of CSI and principal and team
lead appraiser of Compass South Appraisals

Education

Graduate of Trident Tech College, AS Public Service, 1991

Graduate, the F.B.I. National Academy, Quantico, VA, 1994

National Sheriff’s Institute Administrators Academy, Colorado, 1996
Graduate, The University of South Carolina, AS and Bachelor of Science, 1999

Current Business and Professional Affiliations

ASA - Designated Accredited Senior Appraisers and Appraisal Review
ASA - Representative of the Ethics Committee

Board President, Palmetto Rural Telecommunication

Board Director, South Carolina Broad Band Association

Board Director, Executive Committee, SC Palmetto Agribusiness Council
Board Director with a local community bank

Current State Certified General Real Estate Appraiser License
Active: Alabama, Georgia, North Carolina, South Carolina, Tennessee and a - temporary licenses
in past - Texas, Arkansas, Mississippi and Florida.

Appraisal Experience

I have twenty-two years as an appraiser with extensive experience appraising various types of
rural and commercial and residential properties. To include commercial, industrial, office and
retail uses, c-stores hotels, residential subdivisions and a variety of special purposes type
properties. Experience includes timberland, recreational property, historical plantations, venues,
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Compass South Appraisals Certification(s) and Qualification(s)

and agricultural products. I have completed over one hundred appraisal assignments involving,
conservation and preservation easements.

I have completed hundreds of eminent domain assignments with litigation experience.
Eminent Domain clients include condemnor and condemnee for property owners,
several counties and municipal governments, utility companies and law firms across
South Carolina. I have experience in appraisal review; completed over 100 hours of
training with emphasis on appraisal review training and have experience providing
technical, UASFLA and USPAT compliance appraisal reviews.

I have testified and as an expert witness in Federal, State, Family, Master of Equity,
Common/Civil and Criminal, Summary Courts and Federal Tax Court.

Articles and Presentations

I've served a few times as a guest instructor for ASA regarding Appraisal Review
course training and on Eminent Domain topics at the annual ASAIC. Contributor for an
appraisal review manual published by the American Society of Appraisers.

Appraisal Education

National Valuation Bias and Fair Housing Laws and Regulations, 2026

Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book), 2025
The Basics of Expert Witness for Commercial Appraisers, 2025

Uniform Standards, USPAP, 2024-2025

Eminent Domain, SCDQOT, 2024

SC Land Use, Seminar Group, 2024

Conservation Easements: Legal, Appraisal, Accounting, and Ethical Issues, Appraisal
institute 2023

Business Practice and Ethics, Appraisal institute, 2023

Appraising Environmentally Contaminated Properties, 2023

Conservation Transactions: Legal and Appraisal Matters, SCCB 2022
Comprehensive Appraisal Overview, Appraisal Institute, 2022

Appraisal Review Theory, Appraisal Institute, 2021

Easement Valuation, IRWA, 2021

Supervisory - Trainee Course, 2021

Code of Ethics, IRWA, 2021

Eminent Domain, IRWA, 2020

Comprehensive Appraisal Overview, Appraisal Institute, 2020

Appraisal Review Theory, Appraisal Institute, 2019

130



Compass South Appraisals Certification(s) and Qualification(s)

Realtors ® Appraisal Code of Ethics, 2018

Cost Approach Certificate, Core Logic, 2018

The Law and Litigation with Eminent Domain, SC Bar, 2018

Eminent Domain and Condemnation, Appraisal Institute, 2018

Expert Witness / Scope of Work / Going Concern, Appraisal Society Appraisers 2017
Forest Valuation II, Appraisal Institute, 2017

Principals of Real Estate Appraisals, IRWA 2017

Uniform Appraisal Standards for Federal Land Acquisitions, 2016, 2017
Ethics and the Right of Way Profession, IRWA, 2016

Appraisal Review Management, Appraisal Society Appraisers, 2015, 2016
Accredited Buyers Representation - ABR® designee, NAR, 2015
Standards of Practice for the Right of Way Professional, IRWA 2015

The Valuation of Partial Acquisitions, IRWA 2015

Real Estate Finance, Statistics Valuation Modeling, Appraisal Institute, 2013
General Appraisal Report Writing and Case Studies, Appraisal Institute, 2013
Hypothetical and Extraordinary Conditions, Appraisal Institute, 2012
Conservation Easements, 2006, 2012, 2013, 2015

Business Practice & Ethics, Appraisal Institute, 2012

Fundamentals of Separating Real Property, 2012

Appraising the Appraiser, Appraisal Institute, 2012

Applied Forest Finance, FORISK, 2010

Advanced Sales and Cost Approach, Appraisal Institute, 2009

Advanced Income Capitalization, Appraisal Institute, 2009

Commercial Real Estate Analysis, CCIM, 2006

The Professional Guide to URAR- Secondary Mortgages, 2005

Appraisal Principles, Appraisal Institute, 2005

Discounted Cash Flow, 2004

Applied Income Property Valuation, 2003

Advanced Income Capitalization Procedures, 2003

Introduction to Income Property Appraisal, 2003

TFinancial Cash Flow, 2003, 2013

Appraising Single family Residences, 2003

Applied Property Valuation Case study 2003

Principals of Real Estate Appraisals, 2003
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Sonth Carolina Department of Labor, Licensing and Regulation
Real Estate Appraisers Board

CERTIFIES THAT:
R TRAVIS LEE AVANT
&I.ZJ\? 1S AUTHORIZED TC PRACTICE
Certified Genaral Appraiser

LICENSE EXPIRATION DATE: 06/30/2028

NO.
AB
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Compass South Appraisals Addenda

Addenda
Addendum A Engagement Letter
Addendum B Property Card
Addendum C Deed
Addendum D Flood Map
Addendum E Lease
Addendum F Quality /Condition Descriptions
Addendum G Photos
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SC offices in Charleston, Greenville, Greenwood,
Moncks Corner and Walterboro

GA offices in Blackshear, Soperton, and Statesboro
(843) 538-6814 (Main Office)
www.CompassSouthAppraisals.com

May 5, 2026

Joe Williams

jwilliams@walterboro-sc.com
843-893-6881

Subject property: 531 Robertson Blvd., Walterboro SC Colleton Co TMS#147-00-00-106.000
Dear Mr. Williams:

In accordance with your request, we are pleased to submit this proposal for an appraisal
report on the subject property identified above. The proposed report will be prepared and
submitted in accordance with your instructions, subject to the following terms and conditions.

Purpose of the Report

The purpose of this Summary Appraisal Report is to estimate the market value of the fee
simple interest in the subject property in 'as is condition' as of the date of inspection - . The
report is to be used for Market Value.

Fees

Our estimated fee for performing all services necessary to complete this assignment will be
$2,175. Fee is due and payable upon submission of our report. The fee is considered earned
upon receipt of payment(s). This fee does not include additional services beyond the delivery
of the final report.

Testimony at Court of Other Proceedings

Unless otherwise stated in this Agreement, Client agrees that Appraiser’s assignment pursuant
to this Agreement shall not include the Appraiser’s participation in or preparation for,
whether voluntarily or pursuant to subpoena, any oral or written discovery, sworn testimony
in a judicial, arbitration or administrative proceeding, or attendance at any judicial, arbitration,
or administrative proceeding relating to this assignment. Should our participation be involved,
the hourly rate would be $425.00.



Compass South Appraisals Contract for Services

Responsibility for Payment
The client alone shall be responsible for payment of all fees and expenses owed under this
letter of engagement.

Due Date

Subject to unforeseen and unavoidable circumstances, our report will be completed and
submitted to you no later than fifteen business days following our receipt of your signed
acknowledgement and acceptance of the terms of the terms of this proposal; as well as
additional documents, to include, but not limited to, contracts for sale, options to purchase,
listing reports, maps, aerials, property details, leases, expense reports, rent rolls, and the alike.

Expiration of Agreement
This Agreement is valid only if signed by both Appraiser and Client within seven days of the
Date of Agreement specified.

Appraisal Standards and Confidentiality

This report will be prepared and presented in accordance with the requirements of the
Uniform Standards of Professional Appraisal Practice (USPAP), as adopted by the Appraisal
Standards Board.

Compass South Appraisals shall not provide a copy of the written Appraisal Report to or
disclose the results of the appraisal prepared in accordance with this Agreement with, any
party other than Client unless Client provides authorization, except as stipulated in the
Confidentiality Section of the ETHICS RULE of the Uniform Standards of Professional
Appraisal Practice (USPAP).

Market Value

The subject property will be appraised at 'market value', which is defined as '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: Buyer and seller are typically motivated; Both
parties are well informed or well advised and acting in what they consider their own best
interests; A reasonable time is allowed for exposure in the open market; Payment is made in
terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and 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.'




Compass South Appraisals Contract for Services

Conditions of Limitation
The report will be made subject to certain general assumptions and limiting conditions that
will be identified in the appraisal report.

In the event our appraisal work reveals the need for an extraordinary assumption or
hypothetical condition it will be identified in the appraisal report.

Extraordinary Assumption and Hypothetical Conditions

An extraordinary assumption is 'an assumption, directly related to a specific an assignment-
specific assumption as of the effective date regarding uncertain information used in an
analysis which, if found to be false, could alter the appraiser’s opinions or conclusions.’
(USPAP 2026-2027) A hypothetical condition is 'a condition, directly related to a specific
assignment, which is contrary to what is known by the appraiser to exist on the effective date
of the assignment results but is used for the purpose of analysis.' (ISPAP 2026-2027) There
may be extraordinary assumptions or hypothetical conditions in this report.

Changes to Agreement

Any changes to the assignment as outlined in this letter of engagement shall necessitate a new
letter of engagement or an amendment or addendum to it. The identity of the client, intended
users, or intended use; the date of value; type of value; or property appraised cannot be
changed without a new letter of engagement.

Cancellation
Client may cancel this letter of engagement at any time prior to the Compass South

Appraisals’ delivery of the Appraisal Report upon written notification to the Compass South
Appraisals. Client shall pay Compass South Appraisals for work completed on assignment
prior to Compass South Appraisals’ receipt of written cancellation notice, unless otherwise
agreed upon by Compass South Appraisals and Client in writing.

No Third-Party Beneficiaries

Nothing in this letter of engagement shall create a contractual relationship between Compass
South Appraisals or the Client and any third party, or any cause of action in favor of any third
party. This letter of engagement shall not be construed to render any person or entity a third-
party beneficiary of this letter of engagement, including, but not limited to, any third parties
identified herein.

Limitation of Liability
Customer understands and agrees that if Compass South Appraisals, it’s agents or employees
are found liable for any loss or damage resulting from a failure to perform any of the




Compass South Appraisals Contract for Services

obligations under this agreement including, but not limited to negligence, breach of contract,
or otherwise, then the liability of Compass South Appraisals, it's agents or employees shall be
limited to the amount of the fee paid by Customer.

Arbitration
Any controversy, dispute or claim arising out of or related to this letter of engagement that

cannot be amicably resolved by the Parties shall be resolved by binding arbitration in
Charleston County, South Carolina, utilizing the American Arbitration Association
Commercial Arbitration Rules. The arbitration will be conducted by a three-member panel of
neutral arbitrators, all of whom must be practicing attorneys licensed in the state of South
Carolina for not less than ten (10) years or retired judges. Judgment upon any resulting
arbitration award may be entered in any court having jurisdiction to enforce the same. Either
party may enforce a final arbitration award in any court of competent jurisdiction in
Charleston County, South Carolina including an award of costs, fees and expenses incurred in
enforcing the award.

Use of Employees or Independent Contractors

Appraiser may use employees or independent contractors at Appraiser’s discretion to
complete the assignment, unless otherwise agreed by the parties. Notwithstanding, Appraiser
shall sign the written Appraisal Report and take full responsibility for the services provided as
a result of this Agreement.

Compass South Appraisals” Independence

Compass South Appraisals cannot agree to provide a value opinion that is contingent on a
predetermined amount. Compass South Appraisals cannot guarantee the outcome of the
assignment in advance. Compass South Appraisals cannot ensure that the opinion of value
developed as a result of this letter of engagement will serve to facilitate any specific objective
by Client or others or advance any particular cause. Compass South Appraisals’ opinion of
value will be developed competently and with independence, impartiality, and objectivity.

Governing Law & Jurisdiction
The interpretation and enforcement of this letter of engagement shall be governed by the laws
of South Carolina.




Compass South Appraisals Contract for Services

Thank-you for the opportunity to provide the requested appraisal services. If the preceding
terms and conditions are acceptable, please sign the acknowledgement, below, and return a
signed copy to us.

Yours sincerely,

Travis Lee Avant, ASA
SC Certified General Real Estate Appraiser

LU

Philip Austin Rizer
SC Certified General Real Estate Appraiser 6987
GA Certified General Real Estate Appraiser 371706

Acknowledgement
I have read the terms and conditions of this contract proposal, as set forth above, and both
understand and agree to such terms and conditions.

.« &
E- F-A4
ature Date

Rp I3 W/7LL/Am <

Printed Name




Compass South Appraisals Contract for Services

Statement of Qualifications of the Appraiser
Travis Lee Avant

LESA

Amuicon BOCIGTy Of AppraleTs F)
Providing Volue Worldwide

ASA -Accredited Senior Appraiser Designation and Appraisal Review RP Designation

Employment History

1983 to 1986 United States Army

1986 to 2000 Law Enforcement, Colleton Co. SC, including as elected Sheriff

2000 to 2003 Criminal Investigator, SC Law Enforcement Division -SLED

2003 to 2007 General Appraiser, Hartnett & Co, Charleston, SC

2007 to 2009 Summary Court Magistrate in Colleton County

2007 to Current- Present founder and co-owner of CSI and principal and team
lead appraiser of Compass South Appraisals

Education

Graduate of Trident Tech College, AS Public Service, 1991

Graduate, the F.B.I. National Academy, Quantico, VA, 1994

National Sheriff's Institute Administrators Academy, Colorado, 1996
Graduate, The University of South Carolina, AS and Bachelor of Science, 1999

Current Business and Professional Affiliations

ASA - Designated Accredited Senior Appraisers and Appraisal Review
ASA - Representative of the Ethics Committee

Board President, Palmetto Rural Telecommunication

Board Director, South Carolina Broad Band Association

Board Director, Executive Committee, SC Palmetto Agribusiness Council
Board Director with a local Community Bank

Current State Certified General Real Estate Appraiser License
Active: Alabama, Georgia, North Carolina, South Carolina, Tennessee and Virginia - temporary
licenses in past - Texas, Arkansas, Mississippi and Florida.

Appraisal Experience

I have twenty-one years as an appraiser with extensive experience appraising various types of rural
and commercial and residential properties. To include commercial, industrial, office and retail uses, c-
stores hotels, residential subdivisions and a variety of special purposes type properties. Experience
includes timberland, recreational property, historical plantations, venues, and agricultural products,
such as poultry, and orchards. I have completed over one hundred appraisal assignments involving
conservation and preservation easements.




Compass South Appraisals Contract for Services

I have completed hundreds of eminent domain assignments with litigation experience. Eminent
Domain clients include condemnor and condemnee for property owners, several counties and
municipal governments, utility companies and law firms across South Carolina. [ have experience in
appraisal review; completed over 100 hours of training with emphasis on appraisal review training and
have experience providing technical, UASFLA and USPAP compliance appraisal reviews. | have
testified as a witness in Federal, State, Family, Master of Equity, Common/Civil and Criminal Court.

Articles and Presentations

I've served a few times as a guest instructor for ASA regarding Appraisal Review course training and
on Eminent Domain topics at the annual ASAIC. Contributor for an appraisal review manual published
by the American Society of Appraisers.

Appraisal Education

Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book), 2025
The Basics of Expert Witness for Commercial Appraisers, 2025

Uniform Standards, USPAP, 2024-2025

Eminent Domain, SCDOT, 2024

SC Land Use, Seminar Group, 2024

Conservation Easements: Legal, Appraisal, Accounting, and Ethical Issues, Al, 2023
Business Practice and Ethics, Appraisal institute, 2023

Appraising Environmentally Contaminated Properties, 2023

Conservation Transactions: Legal and Appraisal Matters, SC Conservation Bank 2022
Comprehensive Appraisal Overview, Appraisal Institute, 2022

Appraisal Review Theory, Appraisal Institute, 2021

Easement Valuation, IRWA, 2021

Supervisory - Trainee Course, 2021

Code of Ethics, IRWA, 2021

Eminent Domain, IRWA, 2020

Comprehensive Appraisal Overview, Appraisal Institute, 2020

Appraisal Review Theory, Appraisal Institute, 2019

Realtors ® Appraisal Code of Ethics, 2018

Cost Approach Certificate, Core Logic, 2018

The Law and Litigation with Eminent Domain, SC Bar, 2018

Eminent Domain and Condemnation, Appraisal Institute, 2018

Expert Witness / Scope of Work / Going Concern, Appraisal Society Appraisers 2017
Forest Valuation II, Appraisal Institute, 2017

Principals of Real Estate Appraisals, IRWA 2017

Uniform Appraisal Standards for Federal Land Acquisitions, 2016, 2017

Ethics and the Right of Way Profession, IRWA, 2016

Appraisal Review Management, Appraisal Society Appraisers, 2015, 2016
Accredited Buyers Representation - ABR® designee, NAR, 2015
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Compass South Appraisals Contract for Services

Standards of Practice for the Right of Way Professional, IRWA 2015
The Valuation of Partial Acquisitions, IRWA 2015

Real Estate Finance, Statistics Valuation Modeling, Appraisal Institute, 2013
General Appraisal Report Writing and Case Studies, Appraisal Institute, 2013
Hypothetical and Extraordinary Conditions, Appraisal Institute, 2012
Conservation Easements, 2006, 2012, 2013, 2015

Business Practice & Ethics, Appraisal Institute, 2012

Fundamentals of Separating Real Property, 2012

Appraising the Appraiser, Appraisal Institute, 2012

Applied Forest Finance, FORISK, 2010

Advanced Sales and Cost Approach, Appraisal Institute, 2009
Advanced Income Capitalization, Appraisal Institute, 2009
Commercial Real Estate Analysis, CCIM, 2006

The Professional Guide to URAR- Secondary Mortgages, 2005
Appraisal Principles, Appraisal Institute, 2005

Discounted Cash Flow, 2004

Applied Income Property Valuation, 2003

Advanced Income Capitalization Procedures, 2003

Introduction to Income Property Appraisal, 2003

Financial Cash Flow, 2003, 2013

Appraising Single family Residences, 2003

Applied Property Valuation Case study 2003

Principals of Real Estate Appraisals, 2003

South Carolina Department of Labor, Licensing and Regulation
Real Estate Appraisers Board

CERTIFIES THAT:
TRAVIS LEE AVANT
% 1S AUTHORIZED TO PRACTICE
& Certified General Appraiser
LICENSE NO. EXPIRATION DATE: 06/30/2026

AB 4749 (G

To verify current beense status go © hup,/rvenfeltronlinecom/Lid aokup,| polupMain.ispy




Qualifications of the Appraiser

Philip Austin Rizer

Employment History

2011 AgSouth Farm Credit, ACA Intern

2012 to 2016 Apprentice Appraiser at Compass South Appraisals

2016 to present Certified General Real Estate Appraiser at Compass South Appraisals
Education

2011 Graduate of Clemson University, Applied Economics and Statistics

Business and Professional Affiliations
Certified General Appraiser of South Carolina
Certified General Appraiser of Georgia
Practicing Affiliate, Appraisal Institute

Appraisal Education

Synopsis of Income Techniques: Support for Inputs & Rates, 2022
Valuation of Lifestyle and Trophy Properties, 2022

Comparative Analysis, 2021

The Appraisal of Permanent Plantings in Changing Markets, 2021

Getting It Right from the Start: A Workout Plan for Your Scope of Work, 2021
Aerial Inspections for Real Estate, 2021

How Can 5C Commercial & Residential Appraisers Meet the Demand for Evaluations, 2020
Commercial Property Valuation, 2020

SCPAC Annual Conference, 2020

The Valuation of Breweries, 2019

Fundamentals of Commercial Real Estate Finance for Appraisers, 2019
Online Cool Tools: New Technology for Real Estate Appraisers, 2018
7-Hour National USPAP Update, 2016, 2017, 2020

Appraising Ag Facilities: Poultry Seminar, 2017

Understanding Conservation Easement Valuation, 2017

Introduction to the Valuation of Permanent Plantings, 2016

Introduction to Vineyard and Winery Valuation, 2016

The ArbourOne Fee Appraisers Meeting, 2016, 2020

Timberland: Fundamentals of Identifying and Evaluating Timberland, 2016
A Comprehensive Review of Appraisal Concepts, 2015

Residential Sales Comparison & Income Approach, 2015

General Appraiser Site Valuation & Cost Approach, 2014

General Appraiser Market Analysis and Highest & Best Use, 2014

General Appraiser Income Approach/Part 2, 2014

General Appraiser Income Approach/Part 1, 2014

Business Practices and Ethics, 2014

General Appraiser Report Writing and Case Studies, 2013

General Appraiser Sales Comparison Approach, 2013



Real Estate Finance Statistics and Valuation Modeling, 2013
15-Hour National USPAP Course, 2012

Basic Appraisal Procedures, 2012

Basic Appraisal Principles, 2012

South Carolina Department of Labor. Licensing and Regulation
Real Estate Appraisers Board

CERTIFIES THAT:
LLR, PHILIP AUSTIN RIZER
1S AUTHORIZED TO PRACTICE
Certitied General Appraiser
LICENSE NO. EXPIRATION DATE: 06/30/2024
AB 6987 CG

STATE OF GEORGIA
REAL ESTATE APPRAISERS BOARD

PHILIP AUSTIN RIZER
371706

IS AUTHORIZED TO TRANSACT BUSINESS IN GEORGIA AS A
CERTIFIED GENERAL REAL PROPERTY APPRAISER

THE PRIVILEGE AND RESPONSIBILITIES OF THIS APPRAISER CLASSIFICATION SHALL CONTINUE IN EFFECT AS LONG AS
THE APPRAISER PAYS REQUIRED APPRAISER FEES AND COMPLJES WITH ALL OTHER REQUIREMENTS OF THE OFFICIAL
COBDE OF GEORGIA ANNOTATED, CHAPTER 43-39-A. THE APPRAISER IS SOLELY RESPONSIBLE FOR THE PAYMENT OF

ALL FEES OM A TIMELY BASIS.
D. SCOTT MURPHY JEANMARIE HOLMES
Chairperson KEITH STONE
WILLIAM A MURRAY

JEFF A LAWSON
Vice Chairperson

PHILFP AUSTIN RIZER

# 371706
Status ACTIVE END OF RENEWAL

04/30/2023

LERTIFIED GENERAL REAL PROPERTY
APPRAISER

THIS LICENSE EXPIRES IF YOU FAIL TD PAY
RENEWAL FEES OR IF YOU FAIL TO COMPLETE 4 a
REQUIRED EDUCATION N A TIMELY MANKER.

Siate of Geergia

‘Rea! Estate Commuasron

Suite 1000 - Internabonal Towet

1% Peachtree Sireet, NE geie)

Aflanta GA 303031605 LYNN DEMPSEY
Reat Estate Commissioner

CoDn 1571717262033307



qPublic - Colleton County, SC - Report: 147-00-00-106.000 https:/ /qpublic.schneidercorp.com/ Application.aspx? ApplD=...

Colleton County, SC

Parcel Information

Parcel ID 147-00-00-106.000

Property Address 531 Robertson Blvd
Wialterboro, SC 29488

Legal Description  Tract FARMERS HOME ADMIN MapPlatB 28 MapPlatP 149
{Note: Not to be used on legal docunents)

Acreage 1.2

Class MEDICAL OFFICE

Tax District/Area 10

View Map

Owner Information

Primary Owner

South Market Business Ctr Incattn:
262 Hampton St

Walterboro, SC 29488

Land Information

Prod
Land Type Actual Frant Acreage Effeet. Front Effect. Depth Factar Depth Factar
Commercial Acreage 1.200 1.00
Improvements
Card 01
Const Year Eff Base Adj Size/
ID Use Type Grade Const Year Cond Rate Features Rate Area
C GENOFF Avg 1990 1990 A .00 4] 7968
01 PAVING Concrete Avg 1 1 A Q.00 0 2800
Valuation Record
Assessment Year 12/31/2024 12/31/2023 12/31/2022 12/31/2021 12/31/2020
Reason for Change ARB ARBE ARB ARE ARB
VALUATION Land $230,000 $230,000 $230,000 $230,000 $230,000
{Taxable Market Value)]  Improvements $353,000 $353,000 $353,000 $353,000 $353,000
Total $583,000 $583,000 $583,000 $583,000 $583,000
Sales Information
Sale Date Sale Price Deed Book / Page Grantor Grantee
41771989 $60,000 455/91 HOSPITAL DEV PROPERTIES SOUTH MARKET BUSINESS CTRINCATTN:
471774 $0 HOSPITAL DEY PROPERTIES
Recent Sales In Area
Sale date range:
From: Ta:

05/05/

{ Search Sales by Neighhorhood ]

Distance: Units:
{ 1500 J { Feet { Search Sales by Distance
Sketches

1of2

5/5/2026, 7:50 AM



qPublic - Colleton County, SC - Report: 147-00-00-106.000 https:/ /qpublic.schneidercorp.com/ Application.aspx? ApplD=...

166
1 5 Mas

.

UNMEASURED C:0 MG WA LAY

Paving

.

140
No data available for the following modules: Residential Dwellings.
Calleton County makes every effort to produce the most accurate information possible. No Contact Us Developed by
warranties, expressed or implied, are provided for the data herein, its use or interpretation. The ‘:3 SCHNEIDER
assessment information is from the last certified taxroll. All data is subject to change before the - Trree s

next certified taxroll.
| User Privacy Policy | GDPR Privacy Notice
Last Data Upload: 5/4/2024, 6:16:50 PM
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Form No. 116—Tiile 10 Rea) Estate by a Corporation

The State of South Carolina, Vs

COUNTY OF COLLETON

KNOW ALL MEN BY THESE PRESENTS, That

HOSPITAL DEVELCPMENT PROPERTIES, INC,, a Delaware Corporation,

in the State aforesaid, in consideration of the sum of

SIXTY THOUSAND AND NO/100 ($60,000.00) Dollars

1o it in hand paid at and before the sealing of these presents, by SOUTH MARKET BUSINESS CENTER, INC.

P.O, Box 21098, Columbia, S.C. 221-1
i:/tgc .S'hgr aforesaid, ' A 29221-1098 {the receipt whereof is hereby acknowdedged }

has granied, bargained, sold and relcased, and by these Presenls doecs grant, bargain, self and relcase, unto the said

SOUTH MARKET BUSINESS CENTER, INC., its successors and assigns, the following
described real property, to—wit:

ALL that certain piece, parcel or tract of land situate, lying and

being at the northern edge of the Town of Walterboro, County of Colleton,
State of South Carcolina, containing 1.23 acres, and being shown and
designated as Parcel "B"™ on that certain plat prepared by W, Gene
-Whetsell, R.L.S., dated January 21, 1989, recorded in the Office of the
Clerk of (ourt for Colleton C(ounty in Plat Book P8 at Page 169 .
Said 1.23 acres is bounded and measures as follows: on the Nor or a
distance of 172.8' feet by lands of South Carclina Electric and Gas
Company: on the East by Parcel "A" for a distance of 282.2' feet; on the
South By Road $-15-483 also knowm as Robertson Boulevard for a distance
of 220.8' feet; and on the West by a distance of 268.0' feet by lands

of Hospital Develomment Properties, Inc. For a more particular description,
reference is made to the aforesaid plat of record.

The property intended to be conveyed herein is a portion of that 3,8 acre
tract conveyed to the within Grantor by deed of Hospital Corporation of
America, a Tennessee Corporation, dated September 16, 1987, and recorded
in the Office of the Clerk of Court for Colleton County in Deed Book 409
at Page 228.

Grantor herein shall have the right to approve the site plan and exterior
design of the purchaser's office huilding, such approval not to be unreascnably
withheld.

The use of the within property shall be limited to the construction and
maintenance of an office building (the "Building") for the care and treatment
and service to human beings and parking facilities incidental thereto.
Excluded fram the foregoing permiited uses is a camnercial ancillary facility:
provided, however that the foregoing shall rot restrict any physician-occupant
of the buildihg from maintaining and performing ancillary services for his or
her own patients. Oammercial ancillary facility shall be defined herein as
including, but not limited to, any commercial laboratory, x-ray, radiological
"imaging“, physical therapy, pulmonary or cardiology testing, outpatient
CONTINUED ON ATTACHED PAGE

[ T
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surgical facilities, or birthing center, any of which are offersd on a
commercial bagis to third-party users. The provisions of this paragraph
shall be a covenant running with the land and enforceable for so long as
Colleton Regional Hospital owned by Walterboro Commnity Hospital, Inc,, a
subsidiary of, or any other subsidiary of HealthTrust, Inc. contimes

to operate an acute-care hospital adjacent to the property, The building
shall be used solely for offices and with prior written permission of the
Hospital administrator or HTI, other medically-related uses or enterprises
not excluded by the foregoing provisions.

Grantor shall have the right to be notified immediately of any intent by
the Grantee to sell the subject property and given the first opportunity
to re-purchase the subject property. This right of first notification
of intent to sell shall also be extended to the Grantor in the event that
the within property becames subiect to foreclosure,

Reference herein to the potential construction of "a building” shall not
restrict or prohibit the grantee fram erecting more than one building or
buildings on the within property as long as such buildings camply with
all other terms and conditions contained herein. )

——
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TOCETHER with oli and singular the Rights, Mcembers, Hereditamenis ond Appurtenances to the said

Prewises belonging, or in anywise incident or apperiaining,
TO HAVE AND TO HOLD, ol and singular the said prowsises befors mantioned unto the said
SOUTH MARKET BUSINESS CHENTER, INC,, its sucoessors TN and Assigns forever.

i o
And tke soid HOSPITAL DEVELOPMENT PROPERTIES,  does hereby bind itself

and ils successors, to warrant and forever defend oll and singular the soid premises
: SUCCeSSors L .
whlo the said SOUTH MARKET BUSINESS CFNTER, INC., itHowtand Assigns, agoinst itself and its successors

and against every person whomsoever lowfully claiming or to claim the same, or any part thereof.

IN WITNESS WHEREOF HOSPITAL DEVELOPMENT FROPERTIES, INC. has caused
{ Imbtrt mumis of Corpovalion)
thess presents lo be executed in its name by HILARY E. ADAMS it Vice-
CInsert name of Prevident o Vies-Presidant)
President, and by MOOOREXRY CRARLOTYE S. WHITE its  Secretary
{Insert nams of Secroiary or Treasurer}
and its corporate seal to be hereto affised this —Tth day of June
Two

i the year of our Lord, one thousand nine hundred and Eighty-Nine L and in thexpot
kundred and Twalth vear of the Sovereignty and Independence of the Uniled

Stutes of America,

Signed, Sealed and Delivered
in Presence of HOSPITAL DEVELOPMENT PROPERTIES, INC.,
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TENNESSER
The State of Sewdro@sestion,

COUNTY OF _ payrnany ¥

PERSONALLY appeared before me VICKIE R. BREARD
{Insrt name of Witness)

teho, in oath, says that he saw the within-nomed HOSPITAL DEVELOPMENT PROPERTIES, INC., A Delaware
{1neert voms o] Carpovation}

Corporation by Hilary E, Adams its Vioe=

{Insert name of Prevident or Piec-President)

President and XXkpXeRxy CHARLOTTE S. WHITE® its Secretary

(Insest mame of Secreiory or Trearurer)
sign the within Deed, and the said Corporation, by said officers. scal said Deed, and, as its act and deed, deliver the
same, and that he with BETH A. CAMPBELL witwesssed the

fmpgve name of sther Witness}

cxecution thercof. _ M ﬂ W

(Witness)
SH'ORN to before ma, this day of June ,A.D. 1989
,ﬁaﬁj {Seal )
Notary Public, $x8x
“ My Commission Expires: 11/21/92

- ‘.U " ! )
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UKITED STATES DEPARTMENT OF AGRICULTURE | LEASE AMENDNVENT No. 6 //,/ﬁ

Y

Wa |
o
LEASE AMENDMENT TO LEASE NO. Colleton County ///L P

ADDRESSE OF PREMISES GREX DELEGATION NOD.: DSC04340-003
531 Robertson Boulevard '
Wallerboro, SC 29488

THIS AMENDMENT is made and enterad into between South Market Business Center, Inc

whose address is: 531 Rebertson Blvd. | Walterboro, SC 29488-2953

herelnafter caifed the Lessor, and the UNITED STATES OF AMERICA, hereinafter called the Government;
WHEREAS, the parties hereto desirs to amend the aboue Lease to extend the term of the Lease.
NOW THEREFORE, these parties for good and valuable consideration, the receipt and sufficiency of which Is hereby
acknowiedged, covenant and agree that the said Lease is amended, effective January 1, 2025 as follows:

g

A. PEEEEE’BQ.: “Lease Term" of the Lease is hereby deleted in its entirety and the following is inserted in liau thereof:
A ———— e L]

“To Have and Tc Hold the said Promises with its appurtenances for the term beginning upon May 1, 2006 through ’
December 31, 2029, subject to terminalion and renewal rights as may be hereinafter set fo S

B. Rentable Square Footage (RSF) remains 6,700 and ANS/Be.... . _ _ DAy ETNAINS b, 4L ..
C. The first sentence of Base Lazse Paragraph 4.c. - “The FSA shall pay I...] in armears.” - is hereby delated In Its
entirety and the following Is inserted in fieu thereof:

*The Government shall pay the Lessor annual rent, payable in monthly insfallments l': arrears, at the following rates;
This Lease Amendment comains 11 pages. o

All ather tenms and conditions of the lease shall rermain in force and effect.
IN WITNESS WHEREDF, the parties subseribed their names 2s of the balow date,

FOR THE LESSOR: FOR THE GOVERNMENT:

: HEATHER Ogunly signed by HEATHER
Slgnaturg//%r‘/-Z Zﬂ@”‘/ Slgnature; SCHMITT Dats 2026 2 23 t1 49,12 D500°
Name: Zﬂ/""’/"l 22 17 /0 Lrmeg A Name:  Heather Schmitt
Title: M e /L?? i Title: Lease Contracting Qfficer
Enlty; S ‘3117-‘% ey ‘éﬂ-g b4 hlss C"’"IT"I" United States Department of Agricufturs, USDA
pae: P [9F 2076 Cote:  2/23/2026

WITNESSED FOR THE LESSOR BY:

agnamra:w E? é wr

Nama: QCJIJQLD g GIEF'}\—'!

Tilla:

Date: Z ’ég /q ‘"2026

Leasa Amendirtent Form
REV (10/20)



Leasa Amendment No. 6 - Collelon County PAGE 2 of 11

D.

EFFECTIVE 1/1/2025 ~ 9/30/2025 EFFECTIVEAQ/1[2025 ~ 12312029
ANNUAL RENT ALREADY PAID, NO '
RETRO-RENT APPLIED *  moNUAL RENY
SHELL RENT $ 134,000.00
O_I:ERATING CosTs" $67.000,00
ANNUAL RENT | $115,575.00 § 201,000.00
MONTHLY Rent | g 9,631.25, o s 16.750.00 J

Effoctive 112025, Annuai Rentsl Rate (roundad] of $30.00 par RSF reflects rental rate breakdown a3 folfows:
Shell Rent 520.00 per RSF (rounder)

Cperating Cosis $10.00 par RSE {rounded)

Reiroactive rent prior o January 1, 2025 shaff no! be appiied, All g

unis paid under ase award and pror feasa amendments shall
remain as awa, ] 2 fo I men#n%nlrmurm %" b

Renl paid dunng the leasa holdover period 1/1/2025 /3072025 shall not be awarded a relroactive rent increase, The rent increase for lhis
lesse extension shallBe effectiva on TO/T7I00E. T T “

-~

The clauses contained in the attachment “Additional FAR and GSAR Clauses for Lease Extensions and Renewals®
are hereby attached ‘o and incorporated into the Lease,

Colleton County is the corrected Leage Nurnber for all previous Lease Amendments

The Lessor must have Aan aclive regisiration in the Sy‘siem for Award Managernent (SAM), via the Internet at
hittps:/www.sam.gow/ SANI Pricr 16 The Ceas6Award Dats, Offarors mast e registered for purposes of “All Awards,"

including completian of all reguired representations and certifications within SAM. Thig registration service Is free of
charge.

MENT: pé FAR and GSAR Clauses for Lease
LEasoR z : BOVERN ) Extanslons (Dec, 2025)

Page 2



Class, Quality & Condition Addendum
Class -Based upon the Marshall & Swift Classes of Construction

A (which we call category 5)

Frame: Structural steel columns and beams, fireproofed with masonry, concrete, plaster,
or other noncombustible material.

Floor: Concrete or concrete on steel deck, fireproofed.

Roof: Formed concrete, precast slabs, concrete or gypsum on steel deck, fireproofed.
Walls: Nonbearing curtain walls, masonry, concrete, metal and glass panels, stone, steel
studs and masonry, tile or stucco, etc.

B (category 4)

Frame: Reinforced concrete columns and beams.

Fire-resistant construction.

Floor: Concrete or concrete on steel deck, fireprooted.

Roof: Formed concrete, precast slabs, concrete or gypsum on steel deck, fireproofed.
Walls: Nonbearing curtain walls, masonry, concrete, metal and glass panels, stone, steel
studs and masonry, tile or stucco, etc.

C (category 3)

Frame: Masonry or concrete load-bearing walls with or without pilasters. Masonry,
concrete or curtain walls with full or partial open steel, wood, or concrete frame.
Floor: Wood or concrete plank on wood or steel floor joists, or concrete slab on grade.
Roof: Wood or steel joists with wood or steel deck. Concrete plank.

Walls: Brick, concrete block, or tile masonry, tilt-up, formed concrete, nonbearing
curtain walls.

D {(category 2)

Frame: Wood or steel studs in bearing wall, full or partial open wood or steel frame,
primarily combustible construction.

Floor: Wood or steel floor joists or concrete slab on grade.

Roof: Wood or steel joists with wood or steel deck.

Walls: Almost any material except bearing or curtain walls of solid masonry or concrete.
Generally combustible construction.



5 (category 1)

Frame: Metal bents, columns, girders, purlins, and girts without fireproofing,
incombustible construction.

Floor: Wood or steel deck on steel floor joists, or concrete slab on grade.
Roof: Steel or wood deck on stee] joists.

Walls: Metal skin or sandwich panels. Generally incombustible.

Quality

Category 4 - an 'excellent’ building. These buildings are relatively rare but may be
characterized as having been built with an eye on prestige, such as can be seen in some
corporate headquarters, or a near-total lack of concern for cost. The interiors of such
buildings will be finished to exceptionally high standards, and the exteriors may feature
such relatively extravagant materials as stone, bronze, or stainless steel.

Category 3 - a 'good quality' building. Such buildings are generally built for investment
purposes, where the anticipated lease rates can justify the cost, or by owners who place
quality above cost to a reasonable extent. Commercial buildings of this type may have
special exterior and interior features, while any such building exhibits high levels of
workmanship, materials, and design.

Category 2 -~ an 'average' building. This is the type of building built for an optimum
return on investment. They are reasonably well-built but lack any significant
architectural embellishments or interior extras. They are, essentially, utilitarian without
descending into the cost-cutting areas of poor-quality materials and finish.

Category 1 - a 'low cost' building. As the name implies, these are built with significant
attention to cost minimization. Construction will use the cheapest materials consistent
with the intended use, feature no trim or embellishments of any sort, and generally
convey an image of total indifference to any aesthetics.

Here's the text from the image you provided:



Condition

Category 5
The improvements are less than one year old, substantially equivalent to 'new' and
feature no physical depreciation.

Category 4

The improvements are either less than ten years old or have recently been extensively
renovated or repaired to bring them to a level of condition equivalent to a similar
property that is less than ten years old.

Category 3
The improvements are reasonably well maintained and feature limited physical
depreciation due to normal wear and tear.

Category 2
The improvements show visible signs of deferred maintenance that are in obvious need
of repair but, despite this, the structure remains usable and functional.

Category 1
The improvements have substantial damage or deferred maintenance which affects the
safely, soundness or structural integrity of the improvements.
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