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June 5, 2017

George Gervin Youth Center, Inc.
Foremost Development Company
550 W. Merrill Street, Suite 100
Birmingham, Michigan 48009

ATTN: Mr. Terry L. Bailey RE: Echo East Chapter 380 Development
Grant Agreement for George Gervin
Youth Center, Inc.

Dear Mr. Bailey:

In accordance with your request, I have made an inspection and appraisal of the 10.077 acre
vacant tract of land at 301 Spriggsdale Avenue, City of San Antonio, Bexar County, Texas.

The purpose of this appraisal was to conclude an opinion of market value of the fee simple
interest of the subject property, in “as is” condition, as of March 22, 2017. Attached to this letter
is an outline of the data gathered during the course of my investigation and of the reasoning used
in arriving at the opinion of market value.

The value opinion herein contained and this Appraisal Report have been prepared in compliance
with the Uniform Standards of Professional Appraisal Practice (USPAP) (Standards Rule 2-2(a))
as promulgated by the Appraisal Standards Board of The Appraisal Foundation and published by
the Appraisal Institute and adopted by its Board of Directors. George Gervin Youth Center, Inc.
is the client for this assignment.

The undersigned has made a personal inspection of the subject property, as well as, the
comparable land sales used in this appraisal.

Assignment Conditions — No special assumptions or conditions are applicable to this
assignment other than the standard assumptions and limiting conditions included in the Addenda
of this report.



“AS IS” —

Based upon my inspection and appraisal, it is my opinion that the market value of the fee simple
interest of the 10.077 acre vacant tract of land at 301 Spriggsdale Avenue, City of San Antonio,
Bexar County, Texas, in “as is” condition, as of March 22, 2017, was:

FOUR HUNDRED THIRTY THOUSAND DOLLARS

(5430,000.00)

The value opinion reported above is based upon an exposure/marketing time of approximately
one year or less based on our discussions with market participants, analysis of comparable sales
data and market studies by brokerage, real estate research and investment firms.
The opinion of value given above is on an all cash basis or in terms of financial arrangements
comparable thereto.

Respectfully submitted,

NOBLE & ASSOCIATES, INC.

BY:

CHARLES H.NOBLEIIl -~
MAIL CRE,RM
PRESIDENT

STATE CERTIFIED GENERAL REAL

ESTATE APPRAISER
NUMBER: TX-1320784-G

iil
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Property Appraised

Purpose of the Appraisal

Intended Users of the Appraisal

Intended Use of the Appraisal

Scope of the Appraisal

Zoning

Highest and Best Use

Site Data
Interest Appraised

Improvement Data
Date of Inspection

Date of Opinion of Value

OPINION OF VALUE
Sales Comparison Approach

Final Opinion of Market Value-
Fee Simple — “As Is” —

Estimated Marketing/Exposure Time

The 10.077 acre vacant tract of land at 301
Spriggsdale Avenue, City of San Antonio, Bexar
County, Texas.

To conclude an opinion of market value of the fee
simple interest of the subject property in “as is”
condition as of March 22, 2017.

The client and intended user is the George Gervin
Youth Center, Inc. Foremost Development
Company is an intended user. Use of this appraisal
by others is not intended by the appraiser.

This appraisal is intended to assist the client in
potential purchase of the subject property. This
appraisal is not intended for any other use.

Comprehensive study of the subject property,
neighborhood, and current market conditions

AE-3, EP-1

Mixed-use commercial/residential development use,
as warranted by demand.

10.077 acres or 438,955 square feet (Per Survey)
Fee Simple

None

March 22, 2017

March 22, 2017

$430,000
$430,000

Approximately one year or less
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Assignment Conditions

No special assumptions or conditions are applicable to this assignment other than the standard
assumptions and limiting conditions included in the Addenda of this report.

Purpose of the Appraisal

The purpose of the appraisal is to conclude an opinion of market value of the fee simple interest
of the subject property in “as is” condition. The effective date of the appraisal is March 22,
2017. The date of the appraisal report is June 5, 2017.

Intended User of the Appraisal

The client and intended user is the George Gervin Youth Center, Inc. Foremost Development
Company is an intended user. Use of this appraisal by others is not intended by the appraiser.

Intended Use of the Appraisal

This appraisal is intended to assist the client in potential purchase of the subject property. This
appraisal is not intended for any other use.

Scope of the Appraisal

The appraiser, in the preparation of this appraisal assignment, has made a physical inspection of
the subject property and has taken sufficient photographs to adequately depict the property. The
neighborhood was analyzed by the appraiser to assist in understanding the characteristics of the
neighborhood.

The applicable approach to value in the case of the subject property is the Sales Comparison
Approach. Signs evidencing comparable vacant land sales, or listings, were noted for later
investigation and confirmation. The comparable land sales were viewed and analyzed using the
Sales Comparison Approach. The Cost Approach and the Income Approach were not applicable
in the case of the subject property which consists of unimproved land which produces no income.
The income which can be produced from the tract, as vacant, cannot produce and adequate return
on the value of the land.

The value opinion herein contained and this Appraisal Report have been prepared in compliance
with the Uniform Standards of Professional Appraisal Practice (USPAP) (Standards Rule 2-2(a))
as promulgated by the Appraisal Standards Board of The Appraisal Foundation and published by
the Appraisal Institute and adopted by its Board of Directors.

Property Rights Appraised

The property rights appraised in this report are those constituting the fee simple interest of the
subject property. Liens and encumbrances, if any, have been disregarded and the property is
appraised as though free and clear and under responsible ownership and competent management.



History of the Property

The subject property is a vacant tract of land owned by City of San Antonio. The subject tract is
currently under an agreement for sale to the developers of the Echo East mixed-use
commercial/multi-family development in conjunction with the Inner City TIRZ at a current offer
not to exceed $800,000 in tax increments. The site will be combined with an adjoining site on
the north, of similar size, providing E. Commerce Street exposure and access in addition to the
Spriggsdale Avenue frontage of the subject tract. The city-owned land, per Resolution declared
as surplus, is authorized for sale at a market rate. The subject tract is not actively marketed for
sale and no other contracts or offers to purchase are known to the appraiser.

Definition of Terms

Market value means "the most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently
and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:

1) buyer and seller are typically motivated;

2) both parties are well informed or well advised, and acting in what they consider their
own best interests;

3) a reasonable time is allowed for exposure in the open market;

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

5) the price represents the normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted by anyone associated
with the sale".

SOURCE: Uniform Standards of Professional Appraisal Practice (USPAP); Federal Reserve System, 12 CFR, Parts 208 & 225,
Section 225.62; Office of the Controller of the Currency. 12 CFR Part 34, Section 34.42; FDIC 12 CFR, Part 323, Section 323.2;
Department of the Treasury NCUA, 12 CFR Part 722, Section 722.2; FIRREA, Title XI

Fee Simple Estate

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: The Dictionary of Real Estate Appraisal, 5" Ed., (2010), P. 78, Appraisal Institute, Chicago, 11l

Legal Description

The subject property can be legally described as follows:

10.077 acres, more or less, being Lot 1, Block 3, New City Block
10147, Spriggsdale Plaza Subdivision, City of San Antonio, Bexar
County, Texas.

Reference is made to Exhibit “A” on the following page.
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Taxes

Bexar CAD, which estimates the assessed value for the taxing entities applicable to the subject
property identifies the property as Property ID: 1042986 which is exempt. Property tax data is
given on the following pages.



Bexar CAD

Property Search Resuits > 1042986 CITY OF SAN ANTONIO for Year 2016

Property
Account ‘
Property ID: 1042986 Legal Description: NCB 10147 BLK 3 LOT 1 SPRIGGSDALE PLAZA
SUBD
Geographic ID: 10147-003-0010 Agent Code:
Type: Real
Property Use Code: 5000
Property Use Description: EXEMPT - TOTAL EXEMPT
Address: 301 SPRIGGSDALE AV Mapsco: 617F6
SAN ANTONIO, TX 78220
Neighborhood: NBHD code11840 Map ID:
Neighborhood CD: 11840
Owner S e
Name: CITY OF SAN ANTONIO Owner ID: 70010
Mailing Address: PO BOX 839966 % Ownership: 100.0000000000%
SAN ANTONIO, TX 78283-3966
Exemptions: EX-XV
Values
(+) Improvement Homesite Value: + SO
(+) Improvement Non-Homesite Value: + SO
(+) Land Homesite Value: + SO
(+) Land Non-Homesite Value: + SO Ag/ Timber Use Value
(+) Agricultural Market Valuation: + SO S0
(+) Timber Market Valuation: + SO SO
(=)} Market Value: = SO
(-) Ag or Timber Use Value Reduction: — SO
(=) Appraised Value: = SO
(—) HS Cap: - S0
(=) Assessed Value: = SO
Taxing Jurisdiction
Owner: CITY OF SAN ANTONIO
% Ownership: 100.0000000000%
Total Value: S0
CEntity Description ~ TaxRate AppraisedValue  TaxableValue EstimatedTax

Bexar CAD - Property Details 4
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| CAD . ,;‘BEXAR AppRA|SA|_ D|5TR|Cr o 'o_oooooo , s U So R W‘SO o0 S |
5/_\011 , ;San Antomo TIF #11 Inner C,ty ‘o 000000 So‘ 50 50 00,
, ,su.‘,,",’TOtalTaX jate: "2 822495 OO A -

Taxes w/Current Exemptions: ‘,;;_‘.50 00; S

_Taxes w/o Exemptions: $0.00

Improvement / Building

No improvements exist for this property.

Land

# Type Descrlpt|on ~ Acres Sqft EffFront EffDepth MarketValue Prod. Valuef
1 RHS  R/1 Fams!yHomes:teStngle 98890 43076484 OOO 000 SO B 50

Roll Value History

Year lmprovements : Land Market Ag Valuatlon ; Appralsed HS Cap Assessed '
2017 N/A N/A N/A N/A N/A N/A
ore o SO S T w %
e e D5 . o o $0
P a—— e o o e o <5
2013 %0 $73230 0 732300 S0 $732300
012 %0 $732300 0 732300  $0 $732300

Deed History - {Last 3 Deed Transactions)

' beed
‘ ~ Number

1 3/22/2013 Deed Deed MAUC POINT CITY OF SAN 16017 821 20130059810

EAST HOUSING ANTONIO
: 2 4/9/2007 SWD  Special Warranty Deed S A EASTSIDE MAUC POINT 12805 0047 20070084434
: HOUSING LP EAST HOUSING
: LP
'3 9/9/2005 PLAT Recorded Plat S A EASTSIDE 9567 12 20050207518
HOUSING LP

g:sg ~Type Description - Grantor Grantee Volume Page

2017 data current as of Mar 20 2017 12:34AM.
2016 and prior year data current as of Mar 17 2017 2:48AM
For property information, contact (210) 242-2432 or {210) 224-8511 or email.
For website information, contact (210) 242-2500.

Website version: 1.2.2.11 Database last updated on: 3/20/2017 12:34 AM © N. Harris Computer Corporation

Bexar CAD - Property Details >






City Analysis

Location and General Data:

The City of San Antonio is the nation's seventh largest city and the third largest city in Texas,
following Houston and Dallas. San Antonio is located in Bexar County, which is geographically
in the center of South Texas. San Antonio is the most visited city in Texas with over 20 million
visitors annually. Bexar County is at the edge of the Gulf Coastal Plains and is approximately
140 miles northwest of the Gulf of Mexico; 200 miles west of Houston; 270 miles southwest of
the Dallas-Fort Worth metro area; and 80 miles south of Austin, the State Capital. Laredo,
Texas, the major import-export city in Texas between Mexico and the United States, is located
153 miles to the southwest of San Antonio.

The incorporated area of the City of San Antonio is approximately 430 square miles and Bexar
County occupies approximately 1,248 square miles. The Metropolitan Statistical Area, which is
made up of Atascosa, Bandera, Bexar, Comal, Guadalupe, Kendall, Medina, and Wilson
Counties, is 7,385 square miles (2003 definition).

San Antonio is located centrally in a large farm and ranch region extending from the Rio Grande
River border with Mexico east to the Sabine River border with Louisiana. The trade territory of
San Antonio covers 90 counties primarily extending west and south to the Rio Grande River
border with Mexico.

Human Resources:

The City of San Antonio and Bexar County have shown a trend of steady growth since the mid
1800's with a marked increase in the growth of the city from the Decennial Census Population of
1940, shown as follows:

Year City of San Antonio % Growth
1940 253,854 --
1950 408,442 60.9%
1960 587,718 43.9%
1970 654,153 11.3%
1980 788,049 20.5%
1990 935,933 19.1%
2000 1,192,300 27.4%
2005 1,256,509 5.4%
2008 1,274,412 1.4%
2009 1,311,949 2.9%
2010 1,327,407 1.1%

The estimated 2016 San Antonio MSA population is 2,394,156. San Antonio experienced an
annual growth rate of 2.8% during the 1990’s compared to a rate of 1.9% during the 1980’s. San
Antonio Economic Development Foundation estimated the 2016 population of the City of San
Antonio to be 1,440,900 and Bexar County population to be 1,904,785. The Texas State Data
Center (2006 projection) for the San Antonio MSA is as follows:



2010 1,952,482

2015 2,068,511
2020 2,178,130
2025 2,278,399
2030 2,368,499
2035 2,446,493
2040 2,512,021

The 2016 median age in San Antonio is 34.1 years. The most recent population characteristics
from the 2016 San Antonio Economic Development Foundation show the area has an ethnic
composition of:

Bexar County MSA
Not Hispanic or Latino 40.6% 45.18%
Hispanic (of any race) 59.4% 54.82%

Housing:

The San Antonio housing market has been experiencing a seller’s market for nearly four years.
Inventory was just 3.9 months in July 2016. The months of inventory in San Antonio and
surrounding area has been below four months for over two years. Inventory of 6-8 months is
typically considered to be equilibrium.

July 2014 July 2015 July 2016
Total Month Sales 2,482 (3% increase) 2,908 (17% increase) 2,850 (2% decrease)
Average Price $228,957 (5% increase) $239,222 (5% increase) $246,032 (3% increase)
Median Price $187,000 (6% increase) $199,800 (7% increase) $211,900 (6% increase)

Source: SABOR Multiple Listing Service Report

Homes priced under $200,000 made up 45.3% of the market. Houses priced over $500,000
made up 4.53% of the market with 15 homes priced over $1 million in July 2016. Second
Quarter 2016 annual home starts increased 5.6% year over year while new home closings were
up 0.2%. The annual rate of starts was 9,978 units, an increase of 276 units. Over the last 12
months approximately 11,000 new lots were delivered. The new lot supply stands at 21.9
months. During the Second Quarter 2016 lots absorbed were 2,619 lots while 2,650 lots were
delivered. During Second Quarter 2016 there were 2,619 housing starts which was an 11.8%
increase from Second Quarter 2015.

Economy:

Unemployment in the San Antonio/New Braunfels area as of December 2016 was 3.7%
compared to the State of Texas rate of 4.6% and the national unemployment rate of 4.5%. The
local economy is generally based on services, retail trade, and government employment. The
non-farm employment as of May 2015 for the San Antonio Metropolitan Area in thousands was
as follows: services (536.5), with tourism and the medical industries as major contributors, retail
trade (150.4), government (state, local, and Federal) (165.3), and goods producing manufacturing
(104.5), professional/finance/insurance/real estate (421.9), transportation, communication,




telecommunications and utilities (53.1), wholesale trade (34.1). Job growth for June 2015-2016
was 2.4%. The Texas job growth for the same period was 1.5%.

San Antonio is one of seven cities in the United States in which the Mexican government has
purchased a building to house consulate offices. This is due to San Antonio being a favorite
manufacturing, wholesale, and retail market among citizens of Mexico. This is an added feature
to the San Antonio economy in light of the free trade agreement between the U.S. and Mexico.

Military:

The Department of Defense has had a great influence in maintaining the stability of the San
Antonio economy. The four major local military bases, consisting of Fort Sam Houston, Camp
Bullis, Lackland Air Force Base, and Randolph Air Force Base, which make up Joint Base San
Antonio (JBSA), support over 45,960 active duty personnel and 27,030 civilian personnel. The
direct economic impact of the military presence exceeds $5.1 billion annually. Kelly Air Force
Base was turned over to the City of San Antonio in 2001. Now known as Port San Antonio,
Boeing and Lockheed Martin anchor the former base as an aerospace maintenance and
distribution facility. Development of new offices and redevelopment of the base, leasing of
existing and developing distribution warehouse space, as well as, on-going infrastructure
development is overseen by the Greater Kelly Development Authority. Port San Antonio
employs over 7,000 military and 5,500 civilians as the U.S. Air Force continues to lease areas of
Kelly USA to supplement Lackland AFB. Port San Antonio consists of 2,000 acres with over 10
million square feet of buildings. San Antonio has now been positioned as an inland port. Brooks
Air Force base was turned over to the City of San Antonio and is now Brooks City Base with
mixed-use redevelopment of the base ongoing. A portion of the base is leased by the U.S. Air
Force in the interim for continued use of the Brooks Aerospace Medicine facilities. Ft. Sam
Houston has recently completed a $3 Billion development/construction program for medical
training for all branches of the services worldwide, combined and located in San Antonio. The
mission includes training of over 150,000 medical military personnel on an annual basis. Camp
Bullis will remain a major field training facility in support of Ft. Sam Houston.

Manufacturing:

The majority of the large and diverse manufacturing sector is made up of cement, food and
kindred products, footwear and leather products, machinery, military-related transportation
equipment, stone, clay and glass products, and textiles. Other manufacturing areas that make up
a smaller percentage of the manufacturing employment are electric and electronic transportation
equipment, fabricated metal products, lumber and wood products, metal industries, furniture and
fixtures, chemicals, and paper and allied products. The Toyota Tundra truck assembly plant is
the most recent major addition to manufacturing in San Antonio. The plant has increased
production due to the significant demand in the market worldwide for new vehicles. According
to the 2014 Texas Manufacturers Register, San Antonio ranked the fourth-largest manufacturing
market in Texas with 57,055 jobs.



Hospitality:

In 2015, the economic market impact of the Hospitality Industry on San Antonio was $13 billion.
The industry employed 122,500 in 2013 or 1 out of every 8 workers in San Antonio. June 2015-
2016 the hotel industry in San Antonio generated $1.16 billion in revenue, a 2.4% increase over
the previous 12-month period. Room nights sold has remained relatively stable over the last
several years. San Antonio sold 9.02 million room nights in 2015 compared to 9.11 million in
2014. The $325 million makeover of the Henry B. Gonzalez Convention Center in 2016 is
anticipated to generate more hotel revenue long-term. San Antonio has 47,211 hotel beds and is
the third largest market, in terms of rooms, in Texas. Hotel occupancy has remained relatively
level at 63.2% in 2013, 65.2% in 2014, 64.4% in 2015 and 65.9% as of June 2016. San Antonio
ranks fourth in market share at 11.8% of the Texas market behind Dallas — 29%, Houston —
22.2% and Austin — 12.9% as of June 2016.

Real Estate:

The San Antonio real estate market has experienced a trend of increase in values and a return to
equilibrium in several commercial market segments over the past three years. The market was
stable for several years following the national recession of 2008-2010. The recovery of the real
estate market has been supported by a strong housing market in the San Antonio MSA.
Employment growth has been above the state average while the unemployment rate has been
below state and national levels. The population has increased at an approximate 2% rate for each
year since 2009. All of the factors have supported a trend of increase in values, rental rates and
occupancies for the real estate market overall.

The industrial market has continued to improve with positive net absorption during a period of
significant increase in delivery of new industrial space. Second Quarter 2016 vacancy tightened
to 7.3% compared with 8.4% in the same quarter 2015. Rental rates have remained relatively
stable. New development over the next year will increase inventory by 3%.

The retail market is strong with Second Quarter 2016 vacancy at 7.8% compared to 10.0% in the
same quarter last year. New construction remains somewhat limited overall while the market is
experiencing positive net absorption. Rental rates have increased 4.9% over the past year.

The office market is stable with limited new development and overall vacancy at 18.6%. Rental
rates are increasing with rates overall up 4.4% from a year ago to Second Quarter 2016. New
development is currently concentrated in the Northwest IH-10 Corridor. Class A vacancy at
13.3% is substantially lower than for the Class B and C markets.

The medical office market continues to improve with increasing rental rates but overall above
stabilized vacancy at 20.1% for all classes city wide. Absorption has remained positive but
restrained. New construction will add over 200,000 square feet of all medical building space in
five buildings by year-end 2016. Rental rates have continued to increase at a moderate pace.
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The multi-family market remains strong but the continuing trend of new construction is
temporarily putting pressure on overall occupancy which was 91.5% in First Quarter 2016, a
1.1% decrease from one year earlier. Over 14,000 new units are currently under construction in
the San Antonio area. Over 16,600 units were added over the past three years. Rental rates were
up 1.1% for the quarter and 4.3% for the year. The overall average rent for San Antonio
currently stands at $1.08 per square foot. Sales activity continues at a brisk pace.

To conclude, the fundamentals of the local San Antonio economy are strong. The economic base
of military/governmental, service, hospitality/tourism, educational and medical/bioscience and
technology provide a wide-ranging economy for continued population and employment growth.
The real estate market should continue to improve along with these trends.

Recent statistics for San Antonio from Moody’s Analytics are included on the following pages.
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Description of the Neighborhood

The subject property is located approximately one-half block south of East Commerce Street on
the west side of Spriggsdale Avenue, approximately 3 miles southeast of the Downtown Central
Business District of San Antonio, 1.5 miles west of IH-10 E. and 0.8 miles south of the AT&T
Center and Freeman Coliseum.

The neighborhood was developed some 80 to 100 years ago. The subject neighborhood is a
combination of light industrial, commercial, and residential use properties. Light industrial
development including light manufacturing, warehousing, and distribution are located within the
immediate area.

Commercial properties are generally located along the major traffic arteries. Commercial
buildings in the area of the subject range from over 75 years old to new. The neighborhood is
generally stable with some in-fill redevelopment mainly in the area of the AT&T Center/Houston
Street area.

The neighborhood is a low to lower middle-income area. The neighborhood is substantially
developed and built-out. There are few acreage unimproved tracts of land available for
development. Some sites with existing improvements have been purchased and improvements
razed to accommodate new in-fill construction.

Access to all areas of the neighborhood and the San Antonio area is well provided by the major
traffic arteries.

Single-family residential neighborhoods in the area range in age from over 80 years to some
limited in-fill new development. Some homes have been built in the immediate area thru Habitat
for Humanity. Subdivisions in the neighborhood include Denver Heights, Dignowity, Jefferson
Heights, and Highland Park, to name a few. The typical price range for single-family residences
is from approximately $15,000 to in excess of $100,000.

In addition, the neighborhood contains the Joe & Harry Freeman Coliseum Complex in which
the AT&T Center, which is the home of the San Antonio Spurs, is located. The Joe & Harry
Freeman Coliseum Complex is the location of the San Antonio Stock Show & Rodeo,
expositions and various shows and sporting events.

The neighborhood is well served with police and fire protection. City services such as garbage
collection and police and fire protection are provided throughout the neighborhood. All public
utilities are available to the properties in the neighborhood.

The subject property is located within the San Antonio Independent School District. Area
schools include Bowden, Douglas, Smith, Washington and Herff Elementary Schools; Emerson,
Poe and Page Middle Schools; and Highlands and Houston High Schools. St. Phillips College is
located several blocks to the west of the subject property. St. Phillips College is a 4-year college
providing bachelor degrees and associate degrees. At the northwest corner of East Commerce
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Street and Walters Street is the new University of the Incarnate Word Bowden Eye Care and
Health Institute with the Rosenberg School of Optometry.

The topography of the neighborhood is level to hilly and drainage is generally adequate. Public
transportation is provided by the VIA Metropolitan Transit Authority with bus service
throughout the neighborhood.

East Meadows Development at S. Walters and Hays Street, a new residential development with
2-3 story residences is being competed to replace Wheatley Courts. The Wheatley Courts public
housing development was built in 1941. The complex which housed 201 families was razed in
2014. East Meadows housing development first phase of 215 apartments opened in October
2016. The development by the San Antonio Housing Authority (SAHA) and developer
McCormack Baron Salazar is backed by a $29.7 million Choice Neighborhood grant from HUD
and a $24.6 million Promise Neighborhood grant from the U.S. Department of Education. East
Meadows will provide a total of 415 multi-family and senior units. Adjacent, SAHA has 40 lots
for single family homes and a 2 acre tract will house a new East Side-University Health System
health clinic.

Other development near the subject includes Barbara Jordan Community Center and Miller
Childcare Development Center, Claude W. Black Center of the City of San Antonio, and Lincoln
Park at 2915 E. Commerce Street. Commercial and industrial development in the immediate
area of the subject includes Ace Spring Service, George Gervin Technology Center, Old
Fashioned Burgers, E-Z Wash, UniFirst, Communicare Health Centers East Campus at 3066 E.
Commerce Street, and Diamond Food Mart at the southwest corner of E. Commerce Street and
Spriggsdale Avenue.

The Place at Commerce apartment complex is at 3144 E. Commerce Street at the southeast
corner of E. Commerce Street and Spriggsdale Avenue. Extending to the east, development
includes Second Baptist Church at 3310 E. Commerce Street, Carver Library and Mission
Control & Automation. Industrial development along E. Commerce Street includes Litco
Automation, Blue Line Corporation, Integrity Manufacturing, E-Co Live-Work Lofts under
development in a former industrial building and Coca-Cola Bottling of San Antonio among
others.

The major commercial development in the area is the Bexar County Community Arenas
including the Freeman Coliseum with San Antonio Stock Show and Rodeo Complex adjoining
the AT&T Center home of the San Antonio Spurs. The AT&T Center is a multi-purpose indoor
arena, home to the NBA San Antonio Spurs, WNBA San Antonio Silver Stars and the AHL San
Antonio Rampage. It seats up to 19,000 for concerts, 18,418 for basketball and 16,151 for ice
hockey. The arena, constructed in 2002 as the SBC Center had an original cost of $175 million.
SBC Communications, Inc. (now AT&T, Inc.) purchased the naming rights under a 20 year, $41
million agreement between Bexar County, the San Antonio Spurs, and the San Antonio Stock
Show and Rodeo.
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The Freeman Coliseum, adjacent to the AT&T Center, constructed in 1949 seats between 9,500
and 11,700 for a range of events. The entire complex is utilized for the San Antonio Stock Show
and Rodeo.

Well-established industrial development extends to the east along E. Houston Street including
Paris/Dailey Wells, American Red Cross Headquarters, San Antonio Water System Service
Facility, Penske Truck Rental, City of San Antonio Southeast Area Police Sub-Station and
Willow Springs Trailhead and Public Golf Course. Adjoining the subject at the north on
Spriggsdale Avenue is a self-service wand carwash. Across Spriggsdale Avenue to the east is
Emmanuel Church of God in Christ at the northeast corner of Spriggsdale Avenue and Como.
Adjoing the subject site on the south is an older multi-tenant retail building occupied by
Coliseum Meat Market and Grocery/Louisiana Meat and Products and Santa’s Place.

The surrounding residential neighborhood consists of single family residences of approximately
50-60 years in age on smaller lots. Adjoining the subject at the south is Coliseum Park Baptist
Church. Residences extend along the south property line front on Baxter. Ambrosia dead-ends
to the south property line of the subject at the west. A park with paved walkways/jogging path,
picnic canopy and playground with playground structures is known as Coliseum Oaks Park at
101 Ambrosia. The park adjoins the south property line of the subject at the west and extends
form the subject along Ambrosia approximately 2-3 blocks to the south along the east side of the
railroad right-of-way.

West of subject across the railroad right-of-way is Springview Manor, Idea Public Schools East
Side Campus at 2519 MLK for grades K-4 & 6-8 and the Dory Miller Center. Detached single
family residence and multi-family redevelopment has occurred over the past approximate 10
years in this surrounding area.

Promise Zone — The Federal Government established a Promise Zone Initiative in 2013 to
partner with local governments of high-poverty areas. The Promise Zone Partnership aims to
create jobs, create economic security, expand educational opportunities, increase access to
quality affordable housing, and improved public safety. In 2014, a 22 square mile section of east
San Antonio which includes the area of the subject, was designated as one of the three First-
Phase Promise Zones. The Promise Zone extends from south of Rigsby Avenue north to the
southeast perimeter of Ft. Sam Houston, as well as, an area extending to the north and northeast.
The zone is generally bounded by IH-37 at the west and Interstate Loop 410 E., on the east.
Within the Promise Zone are two other economic empowerment zones consisting of the Eastside
Promise Neighborhood extending from E. Commerce Street N. to IH-35 and the Choice
Neighborhood, in which the subject is located, extending from E. Commerce Street S. to Martin
Luther King. The three zones overlap each other in some areas.

Since the designation, the San Antonio Promise Zone has received $32 million in Federal
Investments. A partner of the Promise Zone is the San Antonio for Growth on the East Side
Program (SAGE) and the East Side Promise Neighborhood which have both received Federal
Grants. The Promise Zone has educational initiatives which have included the new IDEA Public
Schools East Side Campus at 2519 MLK.
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In summary, the neighborhood is in a redevelopment stage following a stage of mature growth
with new development and in-fill redevelopment throughout the neighborhood extending from
the AT&T Center area on the east to the near east side of Downtown San Antonio on the west
and extending from IH-35 at the north to Rigsby Avenue at the south. Market trends are
expected to remain stable to improving and in-line with general economic and market conditions.

Please find a neighborhood map, area traffic map, and Promise Zone exhibits on the following
pages.
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Description of the Site

The 10.077 acre subject tract is described as follows:

LOCATION

LLAND AREA

SHAPE

STREET FRONTAGE

TOPOGRAPHY

GENERAL DESCRIPTION

STREETS

24

301 Spriggsdale Avenue — Southwest side
Spriggsdale Avenue approximately 500 feet
south of E. Commerce Street

10.077 acres or 438,955 square feet
(Per Survey)

Irregular

Southwest side Spriggsdale Avenue —
437.52 Feet

North Dead-End of Ambrosia —
50.0 Feet

At grade of Spriggsdale Avenue sloping
gently up to the west approximately 20-25
feet to the rear or west property line at the
Union Pacific/MKT Railroad right-of-way.

At the west side of the subject tract are
overhead electric transmission lines on steel
towers, in a north-south direction, adjoining
the railroad right-of-way. Single phase
electric service and utility lines on wood
power poles extend in to the west portion of
the subject tract from the dead-end of
Ambrosia and extend along the south
property line along the rear of the residences
along Baxter. Fencing at the subject at the
west portion of the south property line at the
park includes metal panel fencing with
double vehicle gate for access to the subject
from Ambrosia. The subject tract has tree
cover and brush at various areas extending
throughout the subject tract.

Spriggsdale Avenue is a two-way, two lane
asphalt paved public street with concrete
curbs, concrete sidewalks and street lights.



EASEMENTS

DRAINAGE

UTILITIES

IMPROVEMENTS

Ambrosia is a residential subdivision street
with 50-foot right-of-way with concrete
curbs, concrete sidewalks and street lights.

Easements indicated on the survey provided
to the appraiser include a private drainage
easement within the southeast corner of the
site, 10-foot SBC & CATV easement along
the east portion of the south property line,
14-foot gas, electric, telephone and cable TV
easement along the inside of the frontage of
Spriggsdale Avenue adjoining a 5-foot
landscape easement, 4-foot sewer easement
at the east portion of the north property line
and a 5-foot cable TV easement along the
inside of the rear or west property line
extending for a distance to the east along the
inside of the north property line. No other
easements are indicated on the survey.

Drainage across the site appears to be
adequate.

All public utilities are available at the site
for development.

None

Please find site exhibits and photographs taken at the time of inspection on the following pages.
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Highest and Best Use

Highest and Best Use is defined and described as follows:

"That reasonable and probable use that will support the highest and present value, as defined, as
of the effective date of the appraisal."

Alternatively, it is "that use, from among reasonable, probable, and legal alternative uses, which
is found to be physically possible, appropriately supported, financially feasible, and which
results in highest land value".

The definition immediately above applies specifically to the highest and best use of land, as
though vacant. It is to be recognized that in cases where a site has existing improvements on it,
the highest and best use may very well be determined to be different from the existing use. The
existing use will continue, however, unless and until the land value in its highest and best use
exceeds the total value of the entire property in its existing use.

In order to ascertain the highest and best use of the subject property, a number of factors were
taken into consideration. These include the physical characteristics of the property such as
location, access, size, shape, topography, and utilities. Legal factors considered in this analysis
include the zoning ordinances which restrict the use, height limitations, allowable size density,
and other restrictions. The present use of the surrounding land, as well as, the demand for
properties for different types of development in the neighborhood were also studied.

The highest and best use as though vacant and as improved of the site must meet four criteria:

¢} Physically possible,

(2) Legally permissible,

(3) Financially feasible, and
@ Maximally productive.

Physically Possible Use — The location, size, shape, topography, and utilities influence the type
of development to which a site can be used.

The location of the subject approximately one-half block south of E. Commerce Street
surrounded by commercial and industrial/warehouse developments at the north, multi-family
garden apartment complex and single family residential and church uses to the east and south
support a range of development uses from residential to commercial and light industrial. The
size of the site will support development of a larger size building or mixed-use development with
multiple buildings on a site with gently sloping topography and adequate street frontage for
access on Spriggsdale Avenue. The physical characteristics of the subject tract, therefore, will
support a wide range of light industrial, commercial and residential uses.

Legally Permissible Use — The subject tract is zoned “AE-3 EP-1” — Arts and Entertainment
District 3 and Facility Parking/Traffic Control District 1. Arts and Entertainment Districts are
special zoning districts established to encourage development patterns that support existing arts
and entertainment venues while promoting the creation of additional venues and supporting uses.
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The subject property is the southern most site having Arts and Entertainment District zoning for
the area generally surrounding and adjoining the AT&T Center and Freeman Coliseum Complex
which is the primary focus of the immediate neighborhood. The AE-3 District accommodates
arts and entertainment venues and supporting uses in a town center pattern. This district supports
in-fill development and the redevelopment of larger parcels with frontage along existing
arterials. This district is appropriate where lot and building vacancies are prevalent but where
nearby arts and entertainment venues bring people to the general area. This district is designed
to bring residential, commercial and office development within a town center located
immediately adjacent to an existing large entertainment venue with a regional draw. The AE-3
District zoning is appropriate along existing primary arterials, secondary arterials, or enhanced
secondary arterials as delineated on the Major Thoroughfare Plan. Permitted uses include a wide
range of commercial and service uses including parking lots, multi-family dwelling units up to
40 units per acre maximum, hotel and motel, retail, and service uses.

EP 1 is an overlay district to regulate parking of vehicles in and around large facilities that attract
large amounts of vehicular traffic.

The subject property is located within the City of San Antonio TIRZ No. 11-Inner City — City
Initiated Tax Increment Reinvestment Zone for which qualifying development for the subject
tract is eligible for City of San Antonio property taxes reimbursement. The Tax Increment
Reinvestment Zone is intended to encourage reinvestment and redevelopment. The City initiated
TIRZ are designated as a response to community need identified by the City. The subject tract is
not located in a flood hazard area. Reference is made to the attached FEMA map exhibit and
TIRZ exhibit in the Addenda of this report.

Financially Feasible — Maximally Productive — The location of the subject property is most
conducive to mixed-use commercial and residential development use of the land, particularly as
proposed for use with the adjoining approximate 10 acres for development of a larger and more
economically feasible development use of the land. The proposed Echo East mixed-use
development, a phased development to have up to 600 apartment units and up to 28,000 square
feet of retail should provide the highest return to the land.

Highest and Best Use — “As Vacant” — Based upon the above analysis, it is the opinion of the
appraiser that the highest and best use of the subject 10.077 acre site is for mixed-use
commercial/multi-family residential development use inclusive of the proposed Echo East
development which appears to be an ideal use of the land.

Valuation Process

In the valuation of real estate, there are three approaches to value - the Cost Approach, Sales
Comparison Approach, and the Income Approach.

The applicable approach to value in the case of the subject property is the Sales Comparison
Approach. The Cost Approach and the Income Approach were not applicable in the case of the
subject property which consists of unimproved land which produces no income. The income
which can be produced from the land, “as vacant”, cannot provide an adequate return on the
value of the land.
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The Sales Comparison Approach is based upon a comparison of comparable land sales with the
subject property. Adjustments are made for differences between the comparable sales and the
subject property to result in a value indication by the Sales Comparison Approach.

Sales Comparison Approach

The appraiser researched recent comparable sales of smaller acreage development land sales in
the east area of San Antonio and Bexar County for comparison to the subject tract. The sales
considered to have the highest comparability to the subject tract were analyzed in detail in
comparison to the subject. The most comparable vacant land sales found for analysis are given
of the following pages, preceded by a map of the comparable sales and followed by a discussion
of the analysis of the comparable land sales including an adjustment grid.
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Location:
Sale Date:
Grantor:
Grantee:
Use:

Sale Price:
Financing:

Legal Description:

Confirmation:

Land:

Reference: W-1174

Sale No. 1

Southeast side of Woodlake Center, north of Rittiman Road

1/17/2017 Volume: 18311 Page: 0987

G.A. Gilbert Holdings, Ltd.

BT-PH, LLC

Vacant Land Type of Deed: General Warranty Deed
$632,761.27 or $1.48 sqft

Cash to seller.

9.815 acres out of the Burchard Miller Survey No. 40, Abstract No. 486, County Block 5076, New City
Block 17730, City of San Antonio, Bexar County, Texas.

Confidential

Zoning: I-1 - General Industrial District

Size: 9.815 Acres or 427,541.00 Square Feet

Description: The site is irregular in shape with 1,194.08 feet of frontage on the southeast
side of Woodlake Center. All utilities are available to the property. The site is
not located in a flood hazard area. The site is several feet above street grade,
generally level and cleared.

Improvements: None.
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Location:
Sale Date:
Grantor:
Grantee:
Use:

Sale Price:

Financing:

Legal Description:

Confirmation:

Land:

Reference: M-1333

Sale No. 2

South corner of Miller Road and Miller Ridge

9/22/2016 Volume: 18110 Page: 1238

Robert Salamone

San Antonio 2016, LLC

Vacant Land Type of Deed: General Warranty Deed w/Vendor's Lien

$720,000.00 or $1.03 sqft

A promissory note in the amount of $2,355,000 made payable to The First National Bank of Fort
Smith.

16.121 acres out of the William Winford Survey, Abstract 46, Section No. 326, County Block 5960,
Bexar County, Texas.

Confidential

Zoning: NONE - Not Applicable

Size: 16.121 Acres or 702,231.00 Square Feet

Description: The site is irregular in shape with 736 feet of frontage on the southwest side of
Miller Road, 123.69 feet of frontage on the west side of Miller Road, 60.09
feet of frontage on the north side of Crestway, and 243.50 feet of frontage on
the southeast side of Miller Ridge. All utilities are available to the property.
The site is not located in a flood hazard area. The site has rolling topography
and is cleared and well elevated.

Improvements: None.
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Location:
Sale Date:
Grantor:
Grantee:
Use:

Sale Price:
Financing:

Legal Description:

Confirmation:

Land:

Reference: C-1858

Sale No. 3

1223 Creekview Drive

8/5/2016 Volume: 18020 Page: 2209

James William Watts, Sr. and Elizabeth Stricof

JIBREIT, LLC

Vacant Land Type of Deed: General Warranty Deed
$257,500.00 or $0.37 sqft  $15,954.15 acre

Cash to seller.

16.14 acres out of the Guillermo Nunez Survey No. 151, same being resurvey of the R.E.Lanham
Tract "A", New City Block 12202, City of San Antonio, Bexar County, Texas.

Confidential

Zoning: |-2 - Heavy Industrial District

Size: 16.14 Acres or 703,059.00 Square Feet

Description: The site is generally rectangular in shape with 710.50 feet of frontage on the
west side of Creekview Drive and 815.20 feet of frontage on the east side of
Salado Creek. All utilities are available to the property. Approximately 50% of
the tract is located in the 100 year flood zone (Salado Creek). Bexar CAD
indicates 8.50 acres of usable land area for a sales price of $0.70 per square
foot of usable area. The tract has heavy tree/brush cover. The tract slopes
down to the rear/west to Salado Creek.

Improvements: None.
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Location:
Sale Date:
Grantor:
Grantee:

Use:

Reference: L-1940

Sale No. 4

East side of Loop 410, approximately 600 feet south of Sinclair

6/20/2016
Cover Properties
Jaime Rios

Vacant Land

Volume: 17919 Page: 1941

Type of Deed: Warranty Deed w/Vendor's Lien

$525,000.00 or $0.48 sqft  $20,918.00 acre
A promissory note in the amount of $525,000 made payable to Henry L. Zumwalt.

25.098 acres out of the N. Montoya Survey No. 21, Abstract No. 469, New City Block 10780, City of
San Antonio, Bexar County, Texas.

Sale Price:
Financing:

Legal Description:

Confirmation: Agent

Land: Zoning: C-3NA - Non Alcoholic Commercial District

I-1 General Industrial District
Size: 25.098 Acres or 1,093,269.00 Square Feet
Description: The site is generally rectangular in shape with 625.36 feet of frontage on the
east side of Loop 410. All utilities are available to the property. The eastern
portion of the tract is in the 100 year flood zone (Rosillo Creek). Bexar CAD
indicates 19.60 acres of usable land area or a sale price of $0.61 per square
foot of usable area. The tract has heavy tree/brush cover. The tract slopes
gently down to the rear/east to Rosillo Creek.
Improvements: None.
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Location:
Sale Date:
Grantor:
Grantee:
Use:

Sale Price:
Financing:

Legal Description:

Confirmation:

Land:

Reference: N-696

Sale No. 5

6402 S. New Braunfels Avenue

11/20/2015 Volume: 17570 Page: 1210

David Shulder and Samuel Panchevre

LDG Mutifamily, LLC

Vacant Land Type of Deed: Special Warranty Deed w/Vendor's Lien

$1,175,000.00 or $2.20 sqft
A promissory note in the amount of $1,400,000 made payable to Citizens Union Bank.

12.250 acres out of the A. Gallan Survey No. 25, Abstract 259, New City Block 10934, City of San
Antonio, Bexar County, Texas.

Confidential

Zoning: MF-25 - Multi-Family District

Size: 12.25 Acres or 533,599.00 Square Feet

Description: The site is irregular in shape with 1,186.00 feet of frontage on the northeast
side of S. New Braunfels Avenue. All utilities are available to the property.
The site is not located in a flood hazard area. The site consists of a hill top at
the south and slopes down to the northwest. The tract is at street grade and
cleared.

Improvements: None.
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The comparable land sales detailed previously have been utilized in the valuation of the subject
property. The comparable sales have been adjusted for physical and financial characteristics
indicated appropriate by prevalent market conditions. The following is the basis for the
adjustments, as applicable, to the comparable sales.

No adjustments were considered to be necessary to the sales for property rights conveyed,
financing terms, conditions of sale or market condition/time as each sale was of the fee simple
title, sold for cash to the seller, confirmed to be an arm’s-length market transaction and sold in
the current market with no identifiable trend of increase or decrease in the value of comparable
properties.

A discussion of the adjustments is as follows:

Sale No. 1 — This sale is considered to be more valuable per square foot than the subject tract due
to the superior location on Woodlake Center in an area of superior surrounding commercial
development, less irregular shape, extensive street frontage and lack of private drainage
easement.

Sale No. 2 — This sale is considered to be slightly less valuable per square foot than the subject
tract due to the larger size of the sale tract which typically results in a lower price per square foot
and the significantly more irregular shape of the sale tract than the subject. These factors are
partially offset by the superior street frontage with corner influence of the sale tract and lack of
private drainage easement.

Sale No. 3 — This sale is considered to be less valuable per square foot than the subject tract due
to the inferior location on Creekview Drive at the west side of the Eastwood Industrial Park
having an overall inferior commercial location than the subject tract. This factor is partially
offset by the less irregular shape of the sale tract and lack of private drainage easement. This
sale is analyzed on the basis of the net usable land area consisting of the land area outside of the
100-year floodplain of the Salado Creek.

Sale No. 4 — This sale is considered to be less valuable per square foot than the subject tract due
to the inferior location of the sale tract on the east side of SE Loop 410 located between E.
Southcross Boulevard and Sinclair Road in an area primarily of light industrial development,
larger size of the sale tract which typically results in a lower price per square foot and inferior
single street frontage. These factors are partially offset by the more rectangular shape of the net
usable area of the sale tract and lack of private drainage easement. This sale is adjusted on the
basis of the net usable area consisting of the land area located outside of the 100-year floodplain
of Rosillo Creek.

Sale No. 5 — This sale is considered to be significantly more valuable per square foot than the
subject tract due to the superior location of the sale tract on S. New Braunfels Avenue adjoining
Pytel Park, superior street frontage and lack of private drainage easement. These factors are
partially offset by the slightly larger size of the sale tract.

A grid sheet of the applicable adjustments to the comparable land sales is given on the following
page.
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The unadjusted sale prices of the comparable land sales are in the range of $0.61 to $2.20 per
square foot. The adjusted indicated range of value for the subject tract is $0.95 to $1.14 per
square foot. The greatest weight is given to Sale No. 2 which is the recent sale of a tract of land
currently under development for multi-family use and this sale required the least net adjustment.
Similar weight is placed upon the balance of the sales which are all considered to have a high
degree of comparability to the subject tract. The indicated values for the subject by the analysis
of the comparable land sales fall within a narrow range.

Based upon the analysis of the comparable land sales, the indicated value of the subject
unimproved land tract by the Sales Comparison Approach is $0.98 per square foot for the
438,955 square feet in the subject tract or a value of the land of $430,175, rounded to $430,000.

Final Opinion of Value

“AS IS” —

Based upon my inspection and appraisal, it is my opinion that the market value of the fee simple
interest of the 10.077 acre vacant tract of land at 301 Spriggsdale Avenue, City of San Antonio,
Bexar County, Texas, in “as is” condition, as of March 22, 2017, was:

FOUR HUNDRED THIRTY THOUSAND DOLLARS

(5430,000.00)

The value opinion reported above is based upon an exposure/marketing time of approximately
one year or less based on our discussions with market participants, analysis of comparable sales
data and market studies by brokerage, real estate research and investment firms.

The opinion of value given above is on an all cash basis or in terms of financial arrangements
comparable thereto.
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CERTIFICATION

The undersigned does hereby certify that, except as otherwise noted in this report:

To the best of my knowledge and belief the statements of fact contained in this appraisal, upon
which the analyses, opinions, and conclusions expressed herein are based, are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are my personal, unbiased professional analyses, opinions, and
conclusions.

[ have no present or prospective interest in the property that is the subject matter of this report. I
have no personal interest or bias with respect to the subject matter of this appraisal or the parties
involved. I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment. My engagement in this assignment was not contingent
upon developing or reporting predetermined results.

My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal. The reported analyses,
opinions and conclusions were developed, and this report has been prepared, in conformity with
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute.

I certify that, to the best of my knowledge and belief, the reported analyses, opinions, and
conclusions were developed, and this report has been prepared in conformity with the Uniform
Standards of Professional Appraisal Practice; in accordance with the minimum appraisal
standards as adopted in Title XI of the Federal Financial Institution Reform, Recovery, and
Enforcement Act of 1989; the rules of the Texas Appraiser Licensing and Certification Board;
and the Principles of Appraisal Practice and code of Ethics of the American Society of
Appraisers and in conformity with the requirements of the Code of Professional Ethics and the
Standards of Professional Appraisal Practice of the Appraisal Institute.

The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives. No one provided significant real property appraisal
assistance to the person signing this certification.

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

Neither all nor any part of the contents of this appraisal (especially any conclusions, the identity
of the appraiser or the firm with which he is connected, or any reference to the Appraisal
Institute or to the MAI, RM, SREA, or SRA designations) shall be disseminated to the public
through advertising media, public relations media, sales media or any other public means of
communication without prior written consent and approval of the undersigned.
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The Appraisal Institute conducts a voluntary program of continuing education for its designated
members. Designated members who meet the minimum standards of this program are awarded
periodic educational certification. As of the date of this report, Charles H. Noble III has
completed the continuing education program for Designated Members of the Appraisal Institute.

I have made a personal inspection of the property that is the subject of this report. This appraisal
assignment was not based on a requested minimal valuation, a specific valuation, or an approval

O

CHARTES H. NOBLE III - PRESIDENT

San Antonio, Texas
June 5, 2017
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CONTINGENT AND LIMITING CONDITIONS
(Unless stated otherwise in this report)

The opinion of value for the property appraised in the attached report is subject to the following
limiting conditions:

The legal description furnished the appraiser is assumed to be correct. No responsibility is
assumed for matters legal in character, nor is any opinion rendered as to title. All existing liens
and encumbrances, if any, have been disregarded, and the property is appraised as though free
and clear and under responsible ownership and competent management.

The boundaries of the land and the dimensions and size thereof as indicated to the appraiser are
assumed to be correct, no provision having been made for a special survey of the property.
Valuation is reported without regard to questions of encroachments.

The information contained in this report and identified as having been furnished by others is
believed to be reliable, but no responsibility is assumed for its accuracy.

The use of the term “inspection” within the attached report only refers to the act of visiting
and/or viewing the property or properties being appraised or a property or properties used as
comparables. I am not a licensed real estate inspector in the State of Texas and am not qualified
to render opinions required of those who are licensed real estate inspectors.

No responsibility is assumed, nor is any guarantee made as to the structural soundness of the
improvements. The property is assumed to be free of insect infestation and dry rot.

In this appraisal assignment, the existence of potentially hazardous material used in the
construction or maintenance of the building, such as the presence of urea-formaldehyde foam
insulation, and/or the existence of toxic waste, which may or may not be present on the property,
has not been considered. The appraiser is not qualified to detect such substances. The existence
of urea-formaldehyde foam insulation or other potentially hazardous waste material may have an
effect on the value of the property. We urge the client to retain an expert in this field if desired.

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

The appraiser, by reason of this appraisal, is not required to give testimony or attendance in court
or at any other hearing with reference to the property in question unless arrangements, therefore,
have been previously made.

The distribution of the total valuation in this report between the land and the improvements
applies only under the existing program of utilization. The separate valuations for land and
improvements should not be used in conjunction with any other appraisal and are invalid if so
used.
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The appraiser has no present or contemplated future interest in the properties that is not
specifically disclosed in this report. Neither my employment for making this appraisal nor the
fee to be received, therefore, are contingent upon the valuation placed on the properties.

This appraisal was obtained from Noble & Associates, Inc. and consists of "trade secrets and
commercial or financial information" which is privileged and confidential and exempted from
disclosure under 5 U.S.C. 552(B)(4). Please notify Noble & Associates, Inc. of any request of
production of this appraisal.

This appraisal report has been prepared exclusively for the client — George Gervin Youth Center,
Inc. and may not be copied or otherwise revealed or disclosed to any other person or entity
without the explicit prior written consent of Noble & Associates, Inc. Any person or entity that
violates the foregoing prohibition shall be fully responsible and liable for any and all
consequences and results of such action, including for any and all damages that may be alleged
to have resulted there from. This appraisal constitutes a professional opinion of value prepared
solely for the George Gervin Youth Center, Inc. and shall not constitute a representation of any
kind to, and may not be relied upon for any purpose by, any other person or entity whatsoever.
Foremost Development Company is an intended user of this appraisal.

54






QUALIFICATIONS OF CHARLES H. NOBLE III

Charles H. Noble III graduated from Washington and Lee University with a Bachelor of Science
degree with Special Attainments in Commerce in June 1978. From September 1974 until May
1976, he attended the School of Architecture, Texas Tech University, Lubbock, Texas.

A partial list of appraisal courses and seminars he has taken over the past 38 years includes:
APPRAISAL INSTITUTE

Feasibility Analysis and Highest and Best Use - Non-Residential Properties
Standards of Professional Practice, Part A (Course SPP)
Standards of Professional Practice, Part B (Course SPP)
Subdivision Analysis Seminar

Maximizing the Value of an Appraisal Practice

Market Extractions - Income Properties

The Appraiser’s Complete Review

Standards of Professional Practice, Part A (USPAP) (Course 1410)
Standards of Professional Practice, Part B (Course 11420)
National USPAP Update Courses

Business Practices and Ethics Courses

AMERICAN INSTITUTE OF REAL ESTATE APPRAISERS (AIREA)

AIREA Course 1A at Tulane University, New Orleans, Louisiana

AIREA Course VIII on "Residential Real Estate Appraisal" at Southern Methodist University,
Dallas, Texas

AIREA Course 2-1, 2-2, and 2-3, advanced appraisal courses, at the University of Colorado,
Boulder, Colorado

AIREA course in Litigation Valuation at the University of Houston

Capitalization Theory and Techniques, Part 3

Office/Warehouse Development in San Antonio

Condo Development and Construction, Energy Efficiency in Building and Inspection Criteria

All You Wanted to Know About FHLBB Memo R-41b

Subdivision Analysis Seminar

Real Estate Risk Analysis Seminar

Farm and Ranch Appraisal Seminar

Ad Valorem Tax Seminar

Standards of Professional Practice Update

Discounted Cash Flow Analysis

Rate Extraction Seminar
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SOCIETY OF REAL ESTATE APPRAISERS (SREA)

SREA 201, Advanced Income Producing Appraisal Course
New Guidelines of FNMA

The Challenge of Measuring Economic Obsolescence
SREA 202 - Advanced Income Producing Property Analysis

COUNSELORS OF REAL ESTATE

Midyear Meeting/Creating Strategic Alliances & Expanding Services
Midyear Meeting/Real Estate, Technology & The Information Highway

INTERNATIONAL RIGHT-OF-WAY

Course 214 - Skills of Expert Testimony
Real Estate Issues Seminar

VALUATION NETWORK, INC.

Micro Computer Application for the Real Estate Appraiser

Appraisal is not a Mechanical Calculation

Using and Tailoring Computer Software for more Professional and Property-Sensitive Market
Valuation, Lease Evaluation, Renovation Analysis, and Alternative-Property Comparison
Appraisal Excellence

Semiannual Convention Education Sessions

The Economy and the Property Market - Worldwide; and Environmental Considerations -
Wetlands

Various Seminars

INTERNATIONAL REAL ESTATE MANAGEMENT (IREM)
The Do's and Don'ts of Shopping Centers
TEXAS SOCIETY OF PROFESSIONAL LAND MANAGERS & APPRAISERS
Review of Appraisals, Tax Law, Land Use and Water Rights, and Environmental Law
TEXAS ASSOCIATION OF ASSESSING OFFICERS

Property Tax Law

57



TEXAS A & M UNIVERSITY - REAL ESTATE CENTER
Annual Legal Seminars on Ad Valorem Taxation
INSTITUTE FOR REAL ESTATE PROFESSIONALS, INC.
Texas Property Tax Law — Taxpayer Remedies
COMMERICAL INVESTMENT REAL ESTATE INSTITUTE
Investment Real Estate Symposiums
LORMAN EDUCATION SERVICES

Texas Property Tax Seminar - Lecturer

In August 1982, he received the RM designation of the American Institute of Real Estate
Appraisers. Charles H. Noble III was awarded the MAI designation of the American Institute of
Real Estate Appraisers in November 1983.

For the past 38 years he has served as an appraiser, analyst, and counselor for a wide range of
clients and has qualified for testimony in Federal Bankruptcy Court, State Courts and Special
Commissioners Courts. His appraisal experience includes the appraisal of various types of
properties including single family residences, multi-family residences, hi-rise condominium
buildings, retirement communities, hotels and motels, a wide range of commercial and industrial
property types, manufacturing properties, farms, ranches, and special purpose properties.

PROFESSIONAL ORGANIZATIONS:
Member, The Appraisal Institute - MAI, RM
Member, American Society of Real Estate Counselors - CRE
Member, San Antonio Board of Realtors

CERTIFICATIONS

Texas State Certified General Real Estate Appraiser - Certificate No.: TX-1320784-G
Licensed Real Estate Broker — State of Texas
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Wexas Appraiser Licensing and Certification Woard
P.O. Box 12188 Austin, Texas 78711-2188
Certified General Real Estate Appraiser

Number: TX 1320784 G
issued: 05/07/2015 Expires: 05/31/12017

Appraiser: CHARLES HENRY NOBLE 1l

Having provided satisfactory evidence of the qualifications required by ths
Texas Appraiser Licensing and Certification Act, Texas Ococupations Code,
Chapter 1183, is authorized to use this title, Centifisd General Real Estate
Appraiser.

,ﬁ]ﬂ’ —
Jouglas E. Oldmixon
" Commissioner
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THE CRE DESIGNATION

- CRE ‘(Counselor of Real Estate) — the real estate lndustry's most
respected source for professional advice on property and land-related
matters ‘

The Counselor of Real Estate Is the ultimate source of knowledge available to meet
the need of both public and private property owners, Investors and developers. The
CRE Is compensated by a pre-agreed fee or salary for services, rather than by
commission or contingent fees.

CREs service both domestic and foreign clients and have access to the most
advanced methodologles, techniques,and computer-assisted evaluationprocedures.
They have the benefit of years of proven knowledge and experience which quallfies
them for practical application and proper Interpretation of real estate trends.

- The CRE deslgnation is awarded to the Counselor by his peers, members of the
American Soclety of Real Estate Counselors. Membership in the Society is by
Invitation based on the indlvidual’s reputation for integrity, experience and judgment
In rendering advice on real estate matters. An Individual may be recommended for
membership by a CRE or may Inititate his own request for membership. Use of the
CRE designation provides the highest recognition in the real estate Industry to
clients and real estate professionals. Acceptance of the designation commits the
reciplent to adhere to a strict Code of Ethics and Standards of Professional Practice.

The American Soclety of Real Estate Counselors, founded in 1953, Is the
professional consuiting affillate of the NATIONAL ASSOCIATION OF REALTORS.
Its nearly 900 members benefit from ongoing networking opportunities which Include
natlonal and local chapter meetings, high level conferences, educational seminars,
task force and committee assignments and llaison capacities with other member
organizations within the real estate Industry.

Anyone with a significant real estate problem should consider consulting with a
CRE. An Individual Counselor can offer many specialized services In the rapidly
changing marketplace, or thanks to CRE networking capabillities, he can put you in
touch with a Counselor that speclalizes in your particular area of need. For more
information on membership, specialized counseling services, educatlonal programs
for professional enrichment, or a listing of publications, please contact the American
- Soclety of Real Estate Counselors, 430 North Michigan Avenue, Chicago, llinois
60611-4089 — telephone 312.329.8427, fax 312.320.8881.
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