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President
ja101@att.net

June 7, 2022

Prosperity Bank
5501 Bissonnet Street
Houston, TX 77081

File #-22-002380-01-01
Inglesi De Dios Un Nuevo Pacto

Attn: Robert S. Ely
SVP-Chief Appraiser

Re: A Special Purpose Building
218 East Main Street
League City, Galveston County, Texas 77573

Dear Mr. Ely,
At your request, we have prepared this Appraisal Report of the “As Is” Market Value” of the Fee Simple

Interest in the Subject Special Purpose Building, as of a current date of May 28, 2022. The "Subject" is located on
the west side of Houston Avenue, north of East Main Street, in League City, Galveston County, Texas, or more
specifically at 518 East Main Street.

It should be noted that although the physical address of the Subject Property is 518 East Main Street, the
Subject Building has no frontage on East Main Street. It is physically located on the west side of Houston
Avenue, north of East Main Street.

The date of the Site Visit was May 28, 2022 (effective date of appraisal). The appraiser has not performed
any services regarding the Subject Property within the three year period preceding acceptance of this assignment,
as an appraiser or in any other capacity.

The Subject Improvements consist of a Special Purpose Building containing approximately 10,795 SF
located on approximately 0.51 Acres (22,216 SF). The Subject Special Purpose Building was most recently a used
as a Charter School.

The Subject land area was based on the Survey prepared by Precision Surveyors dated 8/27/2015. The
Subject Building square footage was based on the Survey prepared by Precision Surveyors dated 8/27/2015 and on
the appraiser’s field measurements. The appraiser was not provided with a Title Policy and we reserve the right to
amend our value conclusions upon receipt of a Title Policy.

We hereby certify that we have conducted a Site Visit of the Subject, and that all the data gathered in our
investigation is from sources believed to be reliable. In addition, the Subject in our opinion has no significant
natural, cultural, recreational or scientific value.

The appraiser was not provided with a copy of an Environmental Site Assessment for the Subject. This
appraisal specifically assumes that the Subject is absent of any environmental hazards. Should information become
more definitive, we reserve the right to amend our value conclusions accordingly at an additional cost.
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The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a
specific compliance survey and analysis of the Subject to determine whether or not it is (or will be) in conformity
with the various detailed requirements of the ADA. It is possible that a compliance survey of the Subject together
with a detailed analysis of the requirements of the ADA could reveal that the Subject is not in compliance with one
or more of the requirements of the act. If so, this could have a negative effect upon the value of the property. Since
we have no direct evidence relating to this issue, we did not consider possible noncompliance with the requirements
of ADA in estimating the value of the Subject. This appraisal specifically assumes that the Subject has no actual or
suspect code violations and/or health and safety issues.

This appraisal has been made in accordance with accepted techniques, standards, methods, and procedures
of the Appraisal Institute and has been prepared in conformance with the requirements of the Financial Institution
Reform Recovery and Enforcement Act of 1989 (FIRREA); the Interagency Appraisal and Evaluation Guidelines,
the BancorpSouth Appraisal Standards, the Uniform Standards of Professional Appraisal Practice (USPAP) as
approved by the Appraisal Standards Board of the Appraisal Foundation; the requirements of and Code of
Professional Ethics of the Appraisal Institute as well as our understanding of most appraisal guidelines. Julie St.
Paul Allbright, MAI conducted a Site Visit on May 28, 2022

According to the Real Estate Broker, the Subject Building has been vacant for approximately 3 years and
has been maintained by the School District. As per the Broker, roof repairs are estimated at $15,000 or $102,000 for
a roof replacement. One of the HCVAC Units is out and the estimated cost to replace the Unit is $12,500. The
parking lot is in need of resurfacing and striping. We have estimated the “As Is” Market Value of the Subject
Special Purpose Building and we have not included any deductions for Deferred Maintenance. The Appraiser
recommends that the Owners obtain a Property Condition Report by a licensed Professional.

As defined in The Dictionary of Real Estate, 7th Edition (Appraisal Institute, 2020

Marketing Time is “An opinion of the amount of time to sell a property interest at the concluded market
value or at a benchmark price during the period immediately after the effective date of an appraisal. Marketing time
differs from exposure time, which precedes the effective date of an appraisal”. (Advisory Opinion 7 and Advisory
Opinion 35 of the Appraisal Standards Board of The Appraisal Foundation address the determination of reasonable
exposure and marketing time)

Exposure Time is defined as “An opinion, based on supporting market data, of the length of time that the
property interest being appraised would have been offered on the market prior to the hypothetical consummation of
a sale at market value on the effective date of the appraisal (USPSP, 2020-2021 ed.)”.

It is my opinion based on the statistical information about days on the market and/or information gathered
through sales verification and/or interviews of market participants that the marketing time for the subject property at
the value concluded herein is 9-12 months.

This appraisal report is a conclusion of analyses “during" the impact of the Corona Virus. To date, due to
the constant change, COVID -19 is not a factor that can be measured. For that reason, the conclusions drawn will
have a margin of error. Due to that uncertainty, this means on any given subsequent week this economic
environment may change and have consequences to the value.
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Attached is our Appraisal Report which describes our investigation, analysis and conclusions upon which
we based our opinion that the “As Is Market Value” of the Fee Simple Estate of the Subject Special Purpose
Building, as of an effective date of May 28, 2022, subject to:

the property being operated by competent management,
and subject to our Certification and Assumptions and Limiting Conditions,

is as follows:

“As Is Market Value”
SEVEN HUNDRED SIXTY-FIVE THOUSAND DOLLARS

$765,000
Value PSF: (Based on 10,795 SF) $70.87

No personal property, fixtures, or intangible items have been included in the opinion of “Market Value”.

Respectfully submitted,
CIM COMMERCIAL APPRAISERS, INC.

JULIE ST.PAUL ALLBRIGHT, MAI
President
Texas State Certification Number TX #1320457-G

This Letter of Transmittal must remain attached to the associated Appraisal Report in order for the value
opinion set forth to be considered valid.
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SUMMARY OF FACTS AND CONCLUSIONS

Physical Data
Physical Data The Subject Improvements consist of a Special Purpose Building containing

approximately 10,795 SF located on approximately 0.51 Acres (22,216 SF)

Address: 218 East Main Street, League City, Galveston County, Texas, 77573

Date of the Site Visit: May 28, 2022

Effective Date of Appraisal: May 28, 2022

Date of Report: June 7, 2022

Building Size (NRA SF): 10,795 SF, the Subject building square footage was based on the Survey
prepared by Precision Surveyors dated 8/27/2015 and on the appraiser’s
field measurements.

Occupancy: Vacant for approximately 3 years

Year Built: 1972

Land Area: 0.51 Acres (22,216 SF)

Land-to-Building Ratio: 2.06:1

Parking: 29 asphalt paved parking spaces on the north and west sides of the Building,
currently not striped (includes 2 handicap parking spaces)

Property Rights Appraised: Fee Simple Estate

Zoning: The Subject Property is located in League City, Galveston County, is Zoned
CRC Commercial Revitalization Overlay District and is a permissible use.
This District is intended to preserve the character of an established
commercial corridor while providing opportunities for infill development
that is consistent with and enhances the prevailing built character. The -
CRC Overlay District applies to commercial development on the FM 518
corridor between Pecan Drive and FM 270, excluding properties within the
Olde Towne Districts and encourages small-scale commercial uses to locate
nearer the street with parking located to the rear or side of buildings. The
use regulations and development standards included in the -CRC Overlay
District will facilitate neighborhood maintenance, upgrading, and the
development of vacant or underutilized lots while reducing the potential for
incompatible land uses. Circulation and access in the district will be
consistent with the FM 518 Corridor Access Management Plan.
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Deferred Maintenance: According to the Real Estate Broker, the Subject Building has been vacant
for approximately 3 years and has been maintained by the School District.
As per the Broker, roof repairs are estimated at $15,000 or $102,000 for a
roof replacement. One of the HCVAC Units is out and the estimated cost to
replace the Unit is $12,500. The parking lot is in need of resurfacing and
striping. We have estimated the “As Is” Market Value of the Subject
Special Purpose Building and we have not included any deductions for
Deferred Maintenance. The Appraiser recommends that the Owners obtain
a Property Condition Report by a licensed Professional.

Highest and Best Use: As Vacant: The Highest and Best Use as vacant would be for development
of a Special Use Property supporting the needs of the community.

As Improved: Based on the Building Residual Technique used in this
Appraisal Report, the “As Is’ Market Value of the Improvements is higher
than the value of the land as if vacant, therefore, the existing improvements
currently represent the Highest and Best Use of the Subject Site “As
Improved”.

Value Indications
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GENERAL PROPERTY INFORMATION

Identification of Property
The Subject Improvements consist of a Special Purpose Building located on approximately 0.51 Acres

(22,216 SF).

Legal Description
Based on the Survey prepared by Precision Surveyors dated 8/27/2015, the Subject Property is described

legally as follows:

Lots 1, 2 and part of Lots 3, 11, and 12; part of an intervening 15.0 foot alley, all being out of Block 4,
Interurban Addition; part of Lot 1, Block 3 and a part of Lot 1, Block 4, Galveston County Farms Subdivision
according to the Map Records of Galveston County, Texas.

Purpose and Date of Appraisal
The purpose of the appraisal is to estimate Market Value of the existing interest appraised for the Subject

Special Purpose Building in its “As Is" condition, as well as other additional value premise(s) described herein.
Federal regulations and guidelines require an "as is" value consisting of "the current market value of the property in
its actual physical condition, use, and subject to the Zoning in effect as of the date of the appraisal.

Intended Use of the Appraisal
The Intended Use of this appraisal report is for determining loan and credit underwriting decisions that will

be made by Prosperity Bank and any additional noted participants for a federally related loan transaction.

Intended User of the Appraisal
Prosperity Bank and any noted permitted participants, affiliates or additional users are the only Intended

Users of this appraisal report. The Appraisal has not and cannot be re-addressed.

Scope of the Appraisal/Appraisal Development and Reporting Process

Extent to which the property is identified
The appraiser was provided with 2 Surveys. We relied upon the Survey prepared by Precision Surveyors

dated 8/27/2015 and county facet maps for the identification of the subject site, in addition to Aerial Maps. The
Building Square Footage was based on the Survey prepared by Precision Surveyors dated 8/27/2015 and on the
appraiser’s field measurements. We did not perform a Title search or Survey of the Subject Property.

Extent to which tangible property is inspected
In preparing this appraisal we walked and photographed the entire site and viewed and photographed the

interior and exterior of the Subject Improvements.
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We visited the subject property in order to develop impressions of physical characteristics based on visual
observations of apparent, not unapparent conditions. We are not engineers and are not qualified to assess structural
integrity or the adequacy and condition of its mechanical, electrical, or plumbing components. This appraisal is not
a property condition report, and should not be relied upon to disclose any conditions present in the property, and it
does not guarantee the property to be free of defects. We are not licensed inspectors, and we did not make an
"inspection" of the property as defined by TREC Rule 535.227-535.231 for real estate inspectors.

We are not qualified to detect or identify hazardous substances, which may, or may not, be present on, in,
or near the subject property. The presence of hazardous materials may negatively affect market value. We have no
reason to suspect the presence of hazardous substances, and we valued the subject assuming that none are present.
No responsibility is assumed for any such conditions or for any expertise or engineering required to detect or
discover them. We urge the user of this report to obtain the services of specialists for the purpose of conducting
inspections, engineering studies, or environmental audits. While we refer to FEMA flood maps, we are not
surveyors and not qualified to make flood plain determinations, and we recommend that a qualified party be
consulted before any investment decision is made.

The type and extent of data researched
We conducted a search for sales of similar type Buildings ranging in size from 5,000 SF to 20,000 SF. We

additionally conducted a search for comparable Land Sales in the immediate area. Our data sources were LoopNet
recent sales, HAR, Co-Star Data Services and International Church Realty (specializes in the sale of Special Purpose
Buildings and Religious Facilities). Our search for data concentrated on the immediate market area for Land Sales,
and was expanded to the entire Houston Market Area for Improved Sales. We supplemented these sources with
information from knowledge brokers, particularly those with listings in the immediate area in addition to appraisers.

Texas is a non-disclosure state. It is important that the intended users of this appraisal understand that in
Texas, there is no legal requirement for grantors or grantees to disclose any information relative to a transfer of real
property, other than the recordation of the deed itself. In Texas, the deed contains no information about the
transaction, including the purchase price. As a result, no data source provides absolute coverage of all transactions.
It is possible that there are sales of which we are unaware. Our data sources provide all the data typically available
to appraisers in the normal course of business.

The type and extent of analysis applied
We developed our opinion of value using the Sales Comparison Approach (Land Analysis and Improved

Property Analysis) and the Cost Approach. The Income Approach was not considered to be applicable and the
omission of the Income Approach does not affect the reliability of the value estimate contained herein as the Sales
Comparison Approach is typically used for this property type by buyers and sellers in the Market. All of the
applicable approaches are more clearly defined in the Valuation Process Section of this Report

Significant real property appraisal assistance
No one other than the person signing this Appraisal Report, Julie St. Paul Allbright, MAI, TX 1320457-G,

provided any significant real property appraisal assistance in researching Land Sales and comparable Improved
Sales and in making appropriate adjustments in order to develop an opinion of the “As Is” Market Value of the
Subject, Special Purpose Building, as of an effective date of May 28, 2022.
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History of the Subject
According to the Galveston County Tax Records, the Subject Property is currently listed under the

ownership of Odyssey 2020 Academy, Inc. who has been the owner of record since October 20, 2015.

The Subject Property was listed “For Sale” by Lee & Associates, John Gazzola, 713-744-7446 for
$950,000 and was on the market for approximately one year.

It is currently under contract “As Is” from Odyssey 2020 Academy, Inc. to Inglesia De Dios Un Nuevo
Pacto for $750,000 which was reduced to $735,000. The Broker representing the Buyer, Jonathan Byers, with KW
Commercial indicated that the Buyer (a Religious Facility) was very interested in the Subject Building and offered
$750,000 (“As Is” with the understanding that the Building needed several updates and parking) which was accepted
by the seller with no negotiations. The Buyer then requested an additional reduction in Sales Price to $735,000 and
the Sellers accepted. It is the appraiser’s opinion that the current Contract Price (“As Is”) is market supported. We
are not aware of any other title conveyances as of the effective date of this Appraisal Report.

Real Property Taxes
The following table details the taxing jurisdictions and the tax rates applicable to the Subject. The Subject

is assessed under the following tax account number(s):383699 as follows.

According to representatives of the taxing jurisdictions, the Subject is assessed as shown below.

*-as per the County Appraisal District Tax Records. The Market Assessed Value increased 162.41%
from 2020 to 2022.



CIM COMMERCIAL APPRAISERS

General Property Information

- 1.4 -

We have included Assessed Values for similar type properties.

Assessed Values

Based on our Market Research and based on the Current Contract, the current Assessed Value is high.
We have estimated the Assessed Value at $760,000.

All Taxes are paid
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Competency
The appraiser has appraised many similar type properties during the past forty-two years.

Definition of Market Value and Interest Appraised
Per Paragraph 323.2 (g) of the FDIC Rules and Regulations “Market Value” 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, 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 each acting in what they consider their 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."

This appraisal conforms to the previous Market Value definition, as we understand it.

"As Is" Market Value is defined as an estimate of the Market Value of a property in the condition
observed upon inspection and as it physically and legally exists without hypothetical conditions, assumptions, or
qualifications on the effective date of appraisal.

Fee Simple Estate is defined as "Absolute ownership unencumbered by any other interest or estate; subject
only to the limitations of eminent domain, escheat, police power, and taxation."

The analyses, opinions and conclusions communicated within this appraisal report were developed based
upon the requirements and guidelines of the current Uniform Standards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute”.

“Extraordinary Assumption” is an assumption, directly related to a specific assignment, which, if found
to be false could alter the appraiser’s opinions or calculations. Per the 2019-2020 edition of the Uniform Standards
of Professional Appraisal Practice, (USPAP), Page U-17, an Extraordinary Assumption may be used in an
assignment only if it is required to properly develop credible opinions and conclusions, the appraiser has a
reasonable basis for the Extraordinary Assumption, the use of the Extraordinary Assumption results in a credible
analysis, and the appraiser complies with the disclosure requirements set forth in USPSP for Extraordinary
Assumptions.

The appraiser has not used any Extraordinary Assumptions in this Appraisal Report.

USPAP defines a Hypothetical Condition as, "that 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".

The appraiser has not used any Hypothetical Conditions in this Appraisal Report.
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LEAGUE CITY

League City is a waterfront community nestled along the shores of Clear Lake, 30 miles south of
downtown Houston, with close proximity to Galveston Bay and the Gulf of Mexico. The city regularly ranks among
the safest, most affordable, and best places to live and raise a family in the state of Texas and in the US. With a
population of approximately 110,000, League City residents represent a diversity of backgrounds and lifestyles.
Professionals across the country are drawn to League City because of low unemployment rates and a ripe job market
for positions in the medical, energy, aerospace, marine, and petrochemical industries.

The City is bordered by Clear Creek to the north which flows into Clear Lake and out to Galveston Bay.
These scenic bodies of water provide abundant recreation opportunities including sailing, jet skiing, kayaking,
fishing, and more.

League City is located minutes away from Johnson Space Center Houston-the visitor center of NASA
Johnson Space Center and the most popular tourist attraction in the Houston Metro region.

With Southern charm and Texas pride, League City boasts its own brand of historic appeal. Beautiful
19th century homes and buildings are scattered throughout League City Historic District, and its streets are lined
with towering live oaks, planted by the city’s founders over 100 years ago. Locals and visitors enjoy the variety of
boutiques, gardens, museums, and dining available in the Historic District and throughout the city.

Residents of League City have access to state-of-the-art healthcare facilities, and the Bay Area of Houston
is becoming a small medical center in its own right. Houston Methodist, UTMB, HCA, MD Anderson Cancer
Center, and Memorial Hermann all have a presence in the League City area, and some of the top doctors and
specialists in the nation come here to practice medicine.

School-aged children receive an excellent education at the schools within the Clear Creek Independent
School District and Dickinson School District, and have plenty of opportunities to participate in sports and other
extra-curricular activities. Nearby higher education opportunities include College of the Mainland, San Jacinto
Community College, University of Houston (including their Clear Lake campus), the prestigious Rice University,
and others.

The city of League City has a small portion north of Clear Creek within Harris County zoned for residential
and commercial uses.



CIM COMMERCIAL APPRAISERS

League City

- 2.2 -

AREA MAP
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NEIGHBORHOOD ANALYSIS

Subject Location/Neighborhood
A neighborhood is generally understood as a portion of a larger community where there is a homogeneous

group of inhabitants, buildings, and business enterprises that have a more than casual appearance of community and
a similarity of economic level and/or cultural background. The boundaries of the Subject Neighborhood are as
follows:

Boundaries: North: Nasa Road One
South: FM 517
West: IH 45 (Gulf Freeway)
East: SH 146

Access and Thoroughfares
The Subject property/neighborhood is accessible from the Houston Central Business District via IH 45

(Gulf Freeway) traveling south to FM 518 (W Main Street), then traveling east on FM 518 (W Main Street) to
Houston Avenue, then travailing northwest on Houston Avenue to the Subject Property. The Subject Property is
additionally accessible from League Street to Dallas Street across Highway 3 and from West Main Street via Dallas
Street.

The major thoroughfares within the Subject Neighborhood are IH 45 (Eastex Freeway), Highway 3, Nasa
Road One (Nasa Parkway), East Main (FM 518), League City Parkway, FM 646, and FM 517.

Interstate Highway 45 (Gulf Freeway) is a 6-to 8-lane controlled access freeway that principally serves to
connect the neighborhood with the 610 Loop and the Houston Central Business District on the north and with
Hobby Airport, Friendswood, League City, Dickinson, Texas City and Galveston to the south. Interstate Highway
45 intersects with nearly every major east/west thoroughfare in the region, and is generally considered one of
Houston's principal highways.

Overall, due to the quality of the major north/south and east/west thoroughfares within and near the Subject
neighborhood, the accessibility of the Subject neighborhood is considered good.
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Traffic Counts Co-Star-2018-2022

Demographics-Co-Star
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Housing
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Daytime Employment

Land Use Utilization: 70%

Predominant Land Use: Residential, Religious Facilities, Schools, Retail, Office, Fast Food,
Industrial and Commercial. The majority of Commercial/Retail
Development is along FM 518 (E Main Street).

Conclusion
The Subject neighborhood is reasonably well located in proximity to Intestate Highway 45 (Gulf Freeway)

and FM 518 (E Main Street).
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SUBJECT-SURROUNDING DEVELOPMENT
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LOCATION MAP

NEIGHBORHOOD MAP
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SITE DATA

Property Description/Location
The Subject Special Purpose Building is located on the west side of Houston Avenue, north of East Main

Street, in League City, Galveston County, Texas, or more specifically at 518 East Main Street.

Size/Shape/Frontage
Based on the Survey prepared by Precision Surveyors dated 8/27/2015, the Subject Site contains 0.51 Acres

(22,216 SF) and is slightly irregular in shape on the west side It has approximately 197.33 feet of frontage on the
west side of Houston Avenue with an average depth of approximately 137 feet. It has a frontage-to-depth ratio of
1.438:1 from Houston Avenue and a frontage-to-area ratio of 386. The western boundary extends west intersecting
with League Street and Dallas Avenue

Access
The Subject property/neighborhood is accessible from the Houston Central Business District via IH 45

(Gulf Freeway) traveling south to FM 518 (W Main Street), then traveling east on FM 518 (W Main Street) to
Houston Avenue, then travailing northwest on Houston Avenue to the Subject Property. The Subject Property is
additionally accessible from League Street to Dallas Street across Highway 3 and from West Main Street via Dallas
Street.

Topography
The Subject has basically level topography and appears to be at street grade with surrounding properties.
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Easements
The Survey prepared by Precision Surveyors dated 8/27/2015 indicated the following:

West Boundary: 15’ Alley; gravel over property line; Exxon pipeline marker
South Boundary: Concrete over property line; Asphalt over property line

The appraiser was not provided with a Title Policy and we reserve the right to amend our value conclusions
upon receipt of a Title Policy.

Utilities
The Subject is located within the City of League City. Electricity and natural gas are provided by a variety

of companies. Telephone service is provided by ATT. Sewer and water are provided by the City of League City.

Flood Hazard Influence
According to the Federal Emergency Management Agency Flood Insurance Rate Map, Community - Panel

Number 48167C 0038 G dated 08/15/2019, the most recent panel published, (see attached Flood Map); the Subject is
located in an area which is designated as Zone CX. Zone CX are areas that are determined to be outside of the 100
and the 500 year Flood Plain.

Soil and Subsoil Conditions
The soil and subsoil conditions observed on the Subject site are considered to be typical of those located in

the region surrounding the Subject. Although no specific soil tests or analyses were furnished, based upon the
improvements observed on surrounding properties, conditions appear to be such that they allow ample foundation
support for construction of any future improvements.

Land Use Restrictions
The Subject Property is located in League City, Galveston County, is Zoned CRC Commercial

Revitalization Overlay District and is a permissible use. This District is intended to preserve the character of an
established commercial corridor while providing opportunities for infill development that is consistent with and
enhances the prevailing built character. The -CRC Overlay District applies to commercial development on the FM
518 corridor between Pecan Drive and FM 270, excluding properties within the Olde Towne Districts and
encourages small-scale commercial uses to locate nearer the street with parking located to the rear or side of
buildings. The use regulations and development standards included in the -CRC Overlay District will facilitate
neighborhood maintenance, upgrading, and the development of vacant or underutilized lots while reducing the
potential for incompatible land uses. Circulation and access in the district will be consistent with the FM 518
Corridor Access Management Plan.

Environmental Assessment
The appraiser was not provided with a copy of an Environmental Site Assessment for the Subject. This

appraisal specifically assumes that the Subject is absent of any environmental hazards. Should information become
more definitive, we reserve the right to amend our value conclusions accordingly at an additional cost.
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Surrounding Land Use
Development within proximity to the Subject Property includes: Residential, Religious Facilities, Schools,

Retail, Office, Fast Food, Industrial and Commercial. The majority of Commercial/Retail Development is along FM
518 (E Main Street). North of the Subject is residential; west/southwest of the Subject is a Starbucks and a Mexican
Restaurant located at the intersection of Highway 3 and East Main Street; south of the Subject fronting on East Main
Street is Clear Lake Auto World; east of the Subject is Space City Plumbing and a small Retail/Office Building .

Conclusion
For additional information, please refer to the Surveys, Aerial Map, Zoning Map, Appraisal District Map,

Flood Map, and Subject Photographs, which follow.
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CITY OF LEAGUE CITY ZONING MAP
CRC-COMMERCIAL REVITALIZATION DISTRICT
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The CRC Commercial Revitalization Overlay District is intended to preserve the character of an
established commercial corridor while providing opportunities for infill development that is consistent with and
enhances the prevailing built character. The -CRC Overlay District applies to commercial development on the FM
518 corridor between Pecan Drive and FM 270, excluding properties within the Olde Towne Districts and
encourages small-scale commercial uses to locate nearer the street with parking located to the rear or side of
buildings. The use regulations and development standards included in the -CRC Overlay District will facilitate
neighborhood maintenance, upgrading, and the development of vacant or underutilized lots while reducing the
potential for incompatible land uses. Circulation and access in the district will be consistent with the FM 518
Corridor Access Management Plan.

The -CRC Overlay District will be combined with the base zoning district(s) applied to the area and will be
shown on the zoning map by a -CRC designator applied to the base district(s) designation.

Except as otherwise noted in this section, the regulations of the underlying base zoning district(s), and any
other applicable overlay district, shall apply to property in the -CRC Overlay District. In the case of a conflict
between the provisions of an underlying base zoning district or other applicable overlay district and the -CRC
Overlay District, the provisions of the -CRC Overlay District shall govern.
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SURVEY
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GCAD MAP
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FLOOD PLAIN MAP

COMMUNITY PANEL ZONE DATE

[48167C] [0038 G] [CX] 08/15/2019
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ZONE CLASSIFICATIONS

Zone CX, Zone X – An area that is determined to be outside of the 100 and the 500 year Flood Plain

Zone B, Zone X500 - Areas of 500-year flood; areas of 100-year flood with average depths of less than 1
foot or with drainage areas less than 1 square mile; and areas protected by levees from 100-year flood. An area
inundated by 0.2% annual chance flooding.

Zone A - An area inundated by 1% annual chance flooding, for which no BFEs have been determined.

Zone AE - An area inundated by 1% annual chance flooding, for which BFEs have been determined.

Zone AH - An area inundated by 1% annual chance flooding (usually an area of ponding), for which BFEs
have been determined; flood depths range from 1 to 3 feet.

Zone AO - An area inundated by 1% annual chance flooding (usually sheet flow on sloping terrain), for
which average depths have been determined; flood depths range from 1 to 3 feet.

Zone AR - .An area inundated by flooding, for which BFEs or average depths have been determined. This
is an area that was previously, and will again, be protected from the 1% annual chance flood by a Federal flood
protection system whose restoration is federally funded and underway

Zone A1-A30 - An area inundated by 1% annual chance flooding, for which BFEs have been determined. .

Area Not Included - (ANI), (N) - An area that is located within a community or county that is not mapped
on any published FIRM.

Zone D - An area of undetermined but possible flood hazards.

Undescribed - (UNDES) - Area of Undesignated Flood Hazard. A body of open water, such as a pond,
lake, ocean, etc., located within a community's jurisdictional limits that have no defined flood hazard.

Zone VE - An area inundated by 1% annual chance flooding with velocity hazard (wave action); BFEs
have been determined.

Zone V (1-30) - Costal flood with velocity hazard (wave action); BFEs have not been determined.

FWIC - An area where the floodway is contained within the channel banks and the channel is too narrow
to show to scale. An arbitrary channel width of 3 meters is shown. BFEs are not shown in this area, although they
may be reflected on the corresponding profile. (Floodway Contained in Channel)

100IC - An area where the 1% annual chance flooding is contained within the channel banks and the
channel is too narrow to show to scale. An arbitrary channel width of 3 meters is shown. BFEs are not shown in this
area, although they may be reflected on the corresponding profile. (1% Annual Chance Flood Discharge Contained
in Channel)

500IC - An area where the 0.2% annual chance flooding is contained within the channel banks and the
channel is too narrow to show to scale. An arbitrary channel width of 3 meters is shown. (2% Annual Chance Flood
Discharge Contained in Channel)
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IMPROVEMENT DATA

Improvement Data
The Subject Special Purpose Building is located on the west side of Houston Avenue, north of East Main

Street, in League City, Galveston County, Texas, or more specifically at 518 East Main Street.

This description is based on our Site Visit on May 28, 2022 on information provided by the Broker

General Data
Property Type: Special Purpose Building

Year Built: 1972.

Building Size (NRA SF): 10,795 SF, the Subject building square footage was based on the Survey
prepared by Precision Surveyors dated 8/27/2015 and on the appraiser’s
field measurements.

Occupancy: Vacant for approximately 3 years

Special Purpose Building: Entrance, Reception, Principal’s Office, Office, Teacher’s Room, 10
Classrooms, Computer Lab, Electrical/Mechanical Room, Men’s and
Women’s Restrooms. (Refer to the Building Floor Plan)

Site Improvements
Land Area: 0.51 Acres (22,216 SF)

Land-To-Building Ratio: 2.06:1

Paving: Asphalt, concrete drives

Parking: 29 asphalt paved parking spaces on the north and west sides of the Building,
currently not striped (includes 2 handicap parking spaces)

Construction
Exterior: Masonry, metal overhang at the entrance, glass storefront

Roof: Flat; gutters and downspouts

Interior Finish: Carpet, vinyl tile and ceramic tile floors, acoustical tile ceilings with
fluorescent lighting, painted sheetrock walls, painted brick and block walls
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Condition: According to the Real Estate Broker, the Subject Building has been vacant
for approximately 3 years and has been maintained by the School District.
As per the Broker, roof repairs are estimated at $15,000 or $102,000 for a
roof replacement. One of the HCVAC Units is out and the estimated cost to
replace the Unit is $12,500. The parking lot is in need of resurfacing and
striping. We have estimated the “As Is” Market Value of the Subject
Special Purpose Building and we have not included any deductions for
Deferred Maintenance. The Appraiser recommends that the Owners obtain
a Property Condition Report by a licensed Professional.

Mechanical Detail
Heating/Cooling: Central HVAC

Electricity: In accordance with code

Plumbing: In accordance with code
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BUILDING SKETCH

10,795 SF
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SURVEY
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SUBJECT PHOTOGRAPHS-TAKEN 05/28/2022

Exterior View Exterior View

Exterior View Exterior View

Exterior View –North side Interior View
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Interior View Interior View

Interior View Interior View

Interior View Interior View
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Interior View Interior View

Hall Interior View

Interior View Interior View
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Interior View Interior View

Interior View Interior View

Interior View Hall
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Exterior View-South side Exterior Rear View-West side

Exterior Rear View-West side West entrance/exit to League Street/Dallas Avenue

View of Dallas Avenue facing south to East Main Street Exterior View-South side
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Exterior View-Rear-West side Exterior View-Rear-West side

View of League Street facing east Exterior View-South side

View of Houston Avenue facing south View of Houston Avenue facing north
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View of Houston Avenue facing north View of Houston Avenue facing south

View of the Subject facing south Exterior View
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FLOOR PLAN
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HIGHEST AND BEST USE

Definition
The Highest and Best Use is "the reasonably probable and legal use of vacant land or an improved

property, which is physically possible, appropriately supported, financially feasible and that results in the highest
value". To be considered the Highest and Best Use, the use must essentially meet 4 criteria. The use must be:

Physically possible
Legally permissible
Financially feasible
Maximally productive

These criteria usually should be considered sequentially since it makes no difference if a use is financially
feasible if it is physically impossible to construct or not legally permitted.

In determining the Highest and Best Use of a site, there are 2 circumstances: 1) as vacant, and 2) as
improved. The Highest and Best use of a site as vacant is "the use of a property based on the assumption that a
parcel of land is vacant or can be made vacant through demolition of any improvements". The Highest and Best Use
of a site as improved is the "use that should be made of a property as it exists".

Physically possible
Constraints imposed on the possible use of the property are dictated by the physical aspects of the site

itself. This includes such factors as size, shape, terrain, etc. In general, the larger the site, the greater it’s potential
to achieve economics of scale and flexibility in development.

Based on the Survey prepared by Precision Surveyors dated 8/27/2015, the Subject Site contains 0.51 Acres
(22,216 SF) and is slightly irregular in shape on the west side It has approximately 197.33 feet of frontage on the
west side of Houston Avenue with an average depth of approximately 137 feet. It has a frontage-to-depth ratio of
1.438:1 from Houston Avenue and a frontage-to-area ratio of 386. The western boundary extends west intersecting
with League Street and Dallas Avenue The Subject Site can accommodate a variety of uses based on its size.

A tract's topography and subsoil conditions are also important considerations in determining its possible
uses. If a site's topography or subsoil conditions make utilization restrictive and costly, the site's potential future use
is adversely affected. The Subject has basically level topography and appears to be at street grade with surrounding
properties.

As mentioned previously in the Site Data section of this report, on the date of site visit, the subject
appeared to be level and well drained. In addition, there are no apparent soil or subsoil conditions which would
adversely affect construction, as evidenced by the nearby improvements. The property is located within Zone CX
which is an area determined to be outside 100-year and the 500-year floodplain.

The physically possible uses of a tract are also dependent upon the site's utility availability and capacity. If
a site has no access to utility service and cannot acquire access, it is virtually impossible to develop. Of equal
importance is a site's utility capacity. The Subject Property has sufficient utilities for the existing improvements or
for future development.

Based on the site's physical characteristics, shape, and topography, a wide range of uses are physically
possible. These physically possible uses include virtually any type of low to mid density use.
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Legally permissible
The Subject Property is located in League City, Galveston County, is Zoned CRC Commercial

Revitalization Overlay District and is a permissible use. This District is intended to preserve the character of an
established commercial corridor while providing opportunities for infill development that is consistent with and
enhances the prevailing built character. The -CRC Overlay District applies to commercial development on the FM
518 corridor between Pecan Drive and FM 270, excluding properties within the Olde Towne Districts and
encourages small-scale commercial uses to locate nearer the street with parking located to the rear or side of
buildings. The use regulations and development standards included in the -CRC Overlay District will facilitate
neighborhood maintenance, upgrading, and the development of vacant or underutilized lots while reducing the
potential for incompatible land uses. Circulation and access in the district will be consistent with the FM 518
Corridor Access Management Plan.

Financially feasible

Feasibility
From a financial standpoint, any property use which is expected to produce a positive rate of return is

regarded as being feasible. Factors dictating which property uses are feasible include those which determine the
possible and legal uses as well as other important factors such as: the shape, frontage, and location of the tract;
access to the tract; adjacent property uses (in the interest of conformity); and the general neighborhood
characteristics. These factors, along with pertinent market information, help determine what returns could be
expected from alternative property uses.

In analyzing the financially feasible uses of the Subject site, as vacant, all physically possible and legally
permissible uses that are considered to produce a positive return are considered to be financially feasible uses. In
estimating the possible financially feasible uses of the Subject site, surrounding land use patterns were considered.

Development within proximity to the Subject Property includes: Residential, Religious Facilities, Schools,
Retail, Office, Fast Food, Industrial and Commercial. The majority of Commercial/Retail Development is along FM
518 (E Main Street). North of the Subject is residential; west/southwest of the Subject is a Starbucks and a Mexican
Restaurant located at the intersection of Highway 3 and East Main Street; south of the Subject fronting on East Main
Street is Clear Lake Auto World; east of the Subject is Space City Plumbing and a small Retail/Office Building
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Based on the location of the Subject, with good access and visibility, it is most conducive to a type
development of a Special Use Property supporting the needs of the community. The most probable purchaser would
be an owner/user.

Maximally Productive - As Vacant
Considering the Subject's location, visibility, size, shape, accessibility, and the surrounding land uses, it is

our opinion that the Subject is best suited for a type of development of a Special Use Property supporting the needs
of the community.

Conclusion - As Vacant
After analyzing the information available, i.e., the physical and legal characteristics of the Subject tract(s),

it is our opinion that the current Highest and Best Use of the Subject as vacant would be for a type of development
of a Special Use Property supporting the needs of the community. The most probable purchaser would be an
owner/user.

Highest and Best Use - As Improved
Legally Permissible Use. The Subject Property is located in League City, Galveston County, is Zoned

CRC Commercial Revitalization Overlay District and is a permissible use. This District is intended to preserve the
character of an established commercial corridor while providing opportunities for infill development that is
consistent with and enhances the prevailing built character. The -CRC Overlay District applies to commercial
development on the FM 518 corridor between Pecan Drive and FM 270, excluding properties within the Olde
Towne Districts and encourages small-scale commercial uses to locate nearer the street with parking located to the
rear or side of buildings. The use regulations and development standards included in the -CRC Overlay District will
facilitate neighborhood maintenance, upgrading, and the development of vacant or underutilized lots while reducing
the potential for incompatible land uses. Circulation and access in the district will be consistent with the FM 518
Corridor Access Management Plan.

Physically Possible Use. The Subject consists of a Special Purpose Building located on approximately 0.51
Acres (22,216 SF).

Financially Feasible Use. Based on the Building Residual Technique used in this Appraisal Report, the
value of the Improvements is higher than the value of the land as if vacant, and therefore, the existing improvements
currently represent the Highest and Best Use of the Subject Site as improved.

Maximally Productive Use. Of the financially feasible uses, the use that produces the highest price or
value consistent with rates of return warranted by the market for that use is the highest and best use. As of the date
of this appraisal, the maximally productive use of the subject property would be development of a Special Use
Property supporting the needs of the community.

Highest and Best Use - As Improved. Considering other factors influencing this particular area, the value
of the existing improvements is higher than the value of the land as if vacant, and therefore, the existing
improvements currently represent the Highest and Best Use of the Subject Site as improved.
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SWOT Analysis

Strengths
Development within proximity to the Subject Property includes: Residential, Religious Facilities, Schools,

Retail, Office, Fast Food, Industrial and Commercial. The majority of Commercial/Retail Development is along FM
518 (E Main Street). North of the Subject is residential; west/southwest of the Subject is a Starbucks and a Mexican
Restaurant located at the intersection of Highway 3 and Eat Main; south of the Subject fronting on Ease Main is
Clear Lake Auto World; east of the Subject is Space City Plumbing and a small Retail/Office Building.

Traffic Counts along East Main in proximity to the Subject range from 18,900 to 25, 344 cpd.

The Subject has good access to East Main traveling south along Houston Avenue and to Highway 3 from
Dallas Street and League Street.
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Surrounding Development

Zoning
The Subject Property is located in League City, Galveston County, is Zoned CRC Commercial

Revitalization Overlay District and is a permitted use. The CRC Overlay District applies to commercial
development on the FM 518 corridor between Pecan Drive and FM 270, excluding properties within the Olde
Towne Districts and encourages small-scale commercial uses to locate nearer the street with parking located to the
rear or side of buildings. The use regulations and development standards included in the -CRC Overlay District will
facilitate neighborhood maintenance, upgrading, and the development of vacant or underutilized lots while reducing
the potential for incompatible land uses. Circulation and access in the district will be consistent with the FM 518
Corridor Access Management Plan.

Weaknesses
There are no threats to the Subject Property and the only weakness is limited parking, however, there is

additional land on the west side of the Building that could be used for parking.
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THE VALUATION PROCESS

The Appraisal Process is a systematic analysis of the factors that bear upon the value of real estate. It is an
orderly program by which the specific appraisal problem is defined; the data required for solution is acquired,
classified, analyzed, and then finally, interpreted into an estimate of value.

In most appraisal assignments, three traditional approaches are utilized by which data may be processed
into independent indications of value. These three approaches are: the Sales Comparison Approach, the Cost
Approach, and the Income Approach. Overall, the quantity and quality of available data and applicability of each
approach relative to the specific appraisal problem significantly impact the comparing and reconciling of the various
value indications into a final estimate of value.

The Sales Comparison Approach is utilized to estimate the value of the land as if vacant and when
applicable, the property as improved. The Sales Comparison Approach is predicated on the principle of substitution,
which holds that the value of a property tends to be set by the cost of acquiring an equally desirable substitute
property, assuming no costly delay is encountered in the substitution. Consequently, the value of a property in the
market varies directly with the desire for, and scarcity of, like properties, the property's utility, and the quantity and
quality of purchasing power in the market. The approach involves gathering data regarding sales of comparable
type properties and analyzing the nature and condition of each sale, then making logical adjustments in comparison
to the Subject for dissimilar characteristics. Typically, a common denominator is derived. In estimating land value,
this usually involves either a price per square foot or price per acre. In improved properties it involves such units of
comparison as a price per square foot, price per unit, or a gross income multiplier. The Sales Comparison Approach
is considered a good indicator of the value of property when sales of highly similar properties are available and
adequate and accurate data can be confirmed.

The Cost Approach is based on the proposition that an informed purchaser would pay no more for a
property than the cost of producing a substitute property with the same utility. It is particularly applicable when a
property consists of new improvements, which represent the highest and best use of the land, or if the property
consists of relatively unique or specialized improvements of which there are limited comparable properties in the
market. In addition, the Cost Approach can provide a measure of investment cost in a cost/benefit analysis of the
feasibility of a given property in its existing or proposed use pattern.

The Cost Approach involves estimating the reproduction or replacement cost of the Subject's improvements
as if new, deducting any forms of accrued depreciation, and then adding the estimated value of the land (generally,
the land value is obtained by the Sales Comparison Approach previously discussed). Reproduction or replacement
cost new is estimated on the basis of current prices for the component parts of the Subject's improvements. The
deduction of accrued depreciation reflects the disadvantages, deficiencies and condition of the existing
improvements as compared to new improvements and may include depreciation due to external forces such as
economic conditions (economic obsolescence.) The estimated value of the land is then added to the depreciated
value of the improvements resulting in the Cost Approach value indication.

In the Income Approach the estimated future income benefit to be derived from the ownership of property
is converted into a value estimate and consequently the Income Approach is widely applied in appraising income-
producing properties.

A number of appraisal principles form the basis of this approach with the principle of anticipation of future
benefits being particularly applicable. This principle affirms that value is created by the expectation of benefits to
be derived in the future. Furthermore, the Income Approach is predicated on the assumption that there is a direct
relationship between the amount of income a property can produce and its value.
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Direct Capitalization is one method used to convert an estimate of a single-year's income expectancy, or an
annual average of several years' income expectancies, into an indication of value in one direct step -- either by
dividing the income estimate by an appropriate income rate or by multiplying the income estimate by an appropriate
factor. The rate or factor selected represents the relationships between income and value observed in the market and
is derived through comparable sales analysis (Sales Comparison Approach) and/or a survey of criteria of investors in
the market. A property's income, usually annual net operating income or pre-tax cash flow, is divided by its sale or
equity price to obtain the income rate. A factor or multiplier can be derived by dividing a property's sale price by its
annual potential or effective gross income. The capitalization rate derived from the market (either from comparable
sales or survey data) can then be applied to the estimated net operating income of an income property resulting in an
estimate of value for that property.

An additional method of analyzing an income-producing property by the Income Approach is the
Discounted Cash Flow Analysis. This method differs in theory from the more traditional Direct Capitalization
method by converting numerous implicit assumptions (which make up an overall rate) into explicit assumptions
(concerning income and expense growth rates). The Discounted Cash Flow Analysis attempts to reflect and analyze
the estimated current and projected market conditions that impact the economic profile of a property from the
perspective of an investor. Ultimately, the income property's gross income expectancy, the expected reduction in
income from vacancy and collection loss, the expected annual operating expenses, the pattern and duration of the
property's income stream, and the anticipated value from resale are projected and then converted into value by the
process of capitalization.

Upon completion of all applicable approaches the relative significance and defensibility of all indications
of value are analyzed and correlated placing major emphasis on the one, or those, which are considered to produce
the most reliable solution to the specific appraisal problem. The appraiser has used the Sales Comparison Approach
(Vacant Land and Improved Property Analysis) and the Cost Approach in estimating of the “As Is” Market Value”
of the Fee Simple Interest in the Subject Special Purpose Building, as of a current date of May 28, 2022.
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SALES COMPARISON APPROACH

The Sales Comparison Approach has been utilized in arriving at an indication of the value of the Subject as
if vacant and as if improved (if applicable).

SUBJECT AS IF VACANT

Introduction
The Sales Comparison Approach is generally considered the most reliable valuation approach for valuing

land as if vacant, because the value indication derived is predicated upon the observable actions of buyers and sellers
in the market.

Sales of properties in and around the Subject area were obtained from a service surveying local county
Deed Records. The sales were then confirmed by the buyer, seller, and/or agent involved in the transaction because
in Texas, there is no "full disclosure" law. Additionally, brokers active in the area were also consulted and a search
of properties currently for sale was conducted. In some instances, it is not possible to confirm land sales but they
may have been included in the appraisal for purposes of reporting activity in the area.

The data was first utilized through analysis and abstraction to determine what features inherent in any given
property caused that property's sale price to vary relative to other properties and to establish representative and
realistic measures for adjustment factors. Naturally, no one sale is exactly similar to the Subject in every respect,
but after reasonable adjustments for variance factors, meaningful value indications for the Subject can be derived.
Following are some of the characteristics and trends, which were found to be prevalent in the Subject's area as of the
date of valuation.

Trends and Observations in the Subject Area
All of the sales occurred within the region of the Subject and most sales had similar Highest & Best Uses.

.
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COMPARABLE LAND SALE 1
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COMPARABLE LAND SALE 2
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COMPARABLE LAND SALE 3
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COMPARABLE LAND SALE 4
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COMPARABLES LAND SALES MAP

COMPARABLE LAND SALES SUMMARY
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Land Sales Analysis
The adjustments, if any, are placed in an Adjustment Grid that details the relationship of the comparable

sale to the Subject in terms of its superiority or inferiority to the Subject and the degree to which the relationship
exists.

LAND SALES ANALYSIS

Cash Equivalency: Vastly dissimilar financing or highly favorable financing can influence the overall
consideration that one party will give to another party in a transaction. In every
case, the Sales were either cash sales, third party financed that resulted in cash to
the seller or were adjusted to cash equivalency prior to being placed in the
Adjustment Grid.

Time: The Comparables sold from 6/2021 to 3/2022. Land values are increasing. Land
Sale One (6/2021) and Land Sale Two (10/2021) were adjusted upward. Land
Sale Three (01/2022) and Land Sale Four (03/2022) are recent sales and were not
adjusted.

Condition of Sale: This adjustment attempts to compensate for unusual motivations of the buyer and
seller such as an assemblage, distressed sale, not arm's length transaction, or
purchase by adjacent landowners. An adjustment was not indicated.

Size: Typically, smaller properties tend to sell for a higher per unit price than larger
properties. There was insufficient data from the comparables to independently
derive an adjustment factor for size. However, historical trends generally reflect a
10% adjustment for each doubling in size and therefore an adjustment to the
affected comparables was considered applicable

Location Land Sales 1, 2, and 3 have similar locations and were not adjusted. Land Sale 4
has an inferior location and was adjusted upward.

Frontage/FTA: The Subject has a frontage-to-area ratio of 386. Land Sale One (125) was
adjusted upward; Land Sale 2 (322) was adjusted upward; Land Sale 3 (290) was
adjusted upward; Land Sale 4 (345) was adjusted upward.

Shape: An adjustment for unusual shape is sometimes warranted to compensate for
exaggerated shapes that limit the development of a specific tract. The Subject is
basically rectangular in shape. All Land Sales are basically rectangular in shape
and an adjustment was not indicated

Corner/Multi-Street Frontage: The Subject is not a corner tract. None of the Land Sales are corner tracts and an
adjustment was not indicated

Flood Hazard Influence: According to the Federal Emergency Management Agency Flood Insurance Rate
Map, Community - Panel Number 48167C 0038 G dated 08/15/2019, the most
recent panel published, (see attached Flood Map); the Subject is located in an area
which is designated as Zone CX. Zone CX are areas that are determined to be
outside of the 100 and the 500 year Flood Plain.

The Land Sales are located in Zones A and 500 and were adjusted upward
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Zoning/Land Use Regulations: The Subject Property is located in League City, Galveston County, is Zoned CRC
Commercial Revitalization Overlay District and is a permissible use. This
District is intended to preserve the character of an established commercial corridor
while providing opportunities for infill development that is consistent with and
enhances the prevailing built character. The -CRC Overlay District applies to
commercial development on the FM 518 corridor between Pecan Drive and FM
270, excluding properties within the Olde Towne Districts and encourages small-
scale commercial uses to locate nearer the street with parking located to the rear or
side of buildings. The use regulations and development standards included in the
-CRC Overlay District will facilitate neighborhood maintenance, upgrading, and
the development of vacant or underutilized lots while reducing the potential for
incompatible land uses. Circulation and access in the district will be consistent
with the FM 518 Corridor Access Management Plan.

Land Sales One and Four are Zoned Commercial and were not adjusted. Land
Sales 2 and 3 are Zoned Residential and were adjusted upward.

Easements: Properties that have easements that limit their use and constrain development have
additional costs associated with their development and are typically considered to
be inferior to tracts that do not have this influence. An adjustment was not
indicated.

Utilities: The availability of utilities is a major factor in the development of any property.
If a site cannot acquire access to utilities, it is virtually impossible to develop.

The Subject is located within the City of League City. Electricity and natural gas
are provided by a variety of companies. Telephone service is provided by ATT.
Sewer and water are provided by the City of League City.

All Land Sales have utilities and an adjustment was not indicated.

The following Adjustment Grid summarizes our conclusions and judgments concerning the dissimilarity
between the Subject and the comparable sales.
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Summary/Conclusion:
Taking into consideration the average variance from the average of this series of values (the Standard

Deviation), and keeping in mind the intended use of the Subject as well as the recognition of the sales that have the
greatest degree of comparability or similarity to the Subject, the estimated value indication for the Subject land as
vacant as indicated by the Sales Comparison Approach would be calculated as follows:

The “As Is Market Value” of the Fee Simple Estate of the Subject Land, subject to:

our Certification and Assumptions and Limiting Conditions,
is as follows:

“As Is Market Value”
ONE HUNDRED TWENTY THOUSAND DOLLARS

$120,000
Value PSF: (Based on 0.51 Acres (22,216 SF)) $5.40
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SALES COMPARISON APPROACH

Introduction
The Sales Comparison Approach results in an estimate of value by the comparison of recent sales of similar

properties in the surrounding or competing area to the Subject. The sales are individually identified on the following
pages and include pertinent information pertaining to the economic profile of each property at the time of sale, as
well as other data which may have influenced the sale price such as financing.

An analysis of the transactions involving these properties provides or indicates several units of comparison,
including an effective gross income multiplier and price per square foot or per unit. The units of comparison can be
applied to the economic and physical data for the Subject with the result being a value indication for the whole
property as improved. Naturally, comparability in physical, location and economic characteristics are important
criteria in evaluating the sales in relation to the Subject.

Comparable Improved Sales
Detailed information regarding the confirmed improved sales that are considered the most similar to the

Subject follows. Current Contracts may be included as they typically indicate market activity.
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COMPARABLE IMPROVED SALE 1

Date Sold: 5/24/2021 Land Size (Acres): 4.54

Recording: 2021-037914

Name: Life Church Land-to-Bldg. Ratio (x:1): 14.65

Address (if available):

Construc tion/Condition: Metal/Masonry

Location: E side of S Egret Bay Boulevard, N of Webster. St.
League City, TX

Sea ting Capacity: 175-250

Grantor:

Grantee:

Year Built: 2004

Number of SF: 13,500

Comments:

Consideration: $1,550,000

Adjusted Sale Price: NA

Price PSF: $114.81

Adjusted Sale Price PSF: NA

Terms: Cash to seller

Confirmation: Century Properties RE, Jonathan

Byers, 832-678-4800

Lakeside Lutheran Church

Life Tabernacle of Houston (Life Church)

This Religious Facility and Sunday

School was operated as a Church and

is currently opera ting as a Church by

the new Owners.

1101 S Egret Bay Boulevard
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COMPARABLE IMPROVED SALE 2

Date Sold: 6/15/2021 Land Size (Acres): 1.73

Recording: 2021-105273

Name: Texas Conference Association Land-to-Bldg. Ratio (x:1): 4.98

of the 7th Day Adventist

Address (if available): 1110 Bamore Construction/Condition: Masonry/Wood

Location: SWC of Bamore & Spur 529 Parking: Open
Rosenberg, TX

Grantor: Seating Capacity: 275-300

Grantee:

Year Built: 1997

Number of SF: 15,136

Consideration: $1,025,000

Adjusted Sale Price: NA Comments:

Price PSF: $67.72

Adjusted Sale Price: NA

Terms: Cash to seller

Confirmation: Broker

Journey Church Corpus Christi

This property consists of a Sanctuary

and Educational Buildings.

Texas Conference of the 7th Day Adventist
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COMPARABLE IMPROVED SALE 3

Date Sold: 8/19/2021 Land Size (Acres): 4

Recording: 2021-472570

Name: 6603 Uvalde Land-to-Bldg. Ratio (x:1): 11.44

Address (if available): Construction/Condition: Masonry

Houston, TX Parking: Open

Grantor: Truth Baptist Ministries

Seating Capacity: 250-300

Grantee: Mount Zion Baptist World Missions
(Liberty Baptist Church) Features: Kitchen, Fellowship Hall, 10 Classrooms

Year Built: 1981/R

Number of SF: 15,232

Consideration: $1,400,000

Adjusted Sale Price: NA Comments:

Price PSF: $91.91

Adjusted Sale Price: NA

Terms: Cash to seller

Confirmation: Carol Gray, International Church Realty

713-541-4004

W side of Uvalde, N of Wallisville

This recently renovated Building is ideal for a

religious facility, school or commercial use. It

has undeveloped land behind the Building for

expansion or additional use. The Sales Pride

did not include any FF & E.
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COMPARABLE IMPROVED SALE 4

Date Sold: 2/1/2022 Land Size (Acres): 0.98

Parking: 45 spaces

Recording: 2022-57496 Land-to-Bldg. Ratio (x:1): 5.37

Address (if available):

Location: N side of Bramley, E of Jana Condition/Construction: Masonry
Pasadena, TX

Grantor:

Seating Capacity: 100-150

Grantee: Mouth of God Ministries
Move-in ready and fully furnished

Year Built: 1979

Number of SF: 7,954

Consideration: $740,000

Sale Price: $93.03

Price PSF: $700,000 Comments:

Adjusted Sale Price: $88.01

Terms: Cash to seller

Confirmation: KW Commercial, CJ Garcia, 832-359-

3503

6303 Bramley

Meadowcrest Church

There are 2 structures on this property-

6,641 SF Main Building, 1,313 SF

Mobile Building,100 seat Auditorium, 8

Classrooms, Office Space, Kitchen, and 2

Storage Sheds (move-in ready, fully
furnished). We have estimated a value

for the FF & E in the amount of $40,000

which has been deducted from the

original Sales Price.
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COMPARABLE IMPROVED SALES MAP

COMPARABLE IMPROVED SALES SUMMARY

Comp. Date Price Building's) Land To Land Size Year

No. of Sale PSF Size (SF) Bldg. Ratio Acres Built

1 5/24/2021 $114.81 13,500 14.65 4.540 2004

2 6/15/2021 $67.72 15,136 4.98 1.730 1997

3 8/19/2021 $91.91 15,232 11.44 4.000 1981/R

4 2/1/2022 $88.01 7,954 5.37 0.980 1979

Average $90.61 12,956 9.11 2.813 1990

Subject 10,795 2.06 0.5100 1972
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Building Residual Technique
The Building Residual technique is done in a reverse fashion from the Land Residual Technique. The

appraiser values the property as improved (improvement/building + land); and the site area using the Sales
Comparison Approach, then subtracts the value of the land from the value of the property as improved. The
Building Residual technique is often used to value buildings when depreciation is difficult to estimate.

We have used the Building Residual Technique.

Improved Sales Analysis
The transactions listed in the Comparable Improved Sales Summary indicate varying units of comparison.

The units of comparison shown are all adjusted (where applicable) for cash equivalency and estimated rent loss
during any required lease-up period necessary to attain a stabilized occupancy. The sales are indicative of the value
of the Subject at a stabilized occupancy level and their different ratios although affected by various factors as
discussed below are comparable.

Typically, items such as land to building ratio, location, age, condition, and size are factors inherent in any
specific property, and are given consideration and adjusted for as they affect the overall desirability of a property.
This would typically be done utilizing ‘matched pairs’ of sales where either by happenstance or through previous
adjustment of other dissimilar characteristics a single difference and its magnitude can be determined. Often
however, the data available is inadequate to directly derive adjustments for all differences between the comparable
sales and the Subject. Therefore, the following analysis is based upon available current empirical evidence as well
as data in our files, the information available through abstraction and our judgment formed through extensive
experience.

There are several methods of comparison typically used in analyzing improved income property sales.
Typically, the methods considered most reliable are the Effective Gross Income Multiplier and the Price Per Square
Foot methods.

Effective Gross Income Multiplier
In properties that are typically purchased and then leased which generates a cash stream of benefits to the

property, The Effective Gross Income Multiplier (EGIM) indicates the relationship between the effective gross
income attributable to a property and the overall sale price. In this regard, the EGIM can be utilized to illustrate a
point of tendency for income-producing properties, and is not generally adjusted for factors such as size, age, and
location. These factors are already primarily compensated for in the market rent that a property commands.
Therefore, if properties are not truly comparable to the Subject, the indicated value for the Subject via the effective
gross income multiplier (EGIM) might be distorted. The degree of comparability is typically based upon expense
ratios and NOI.

The Effective Gross Income Multiplier Method was not considered to be applicable.

Sales Price Per Square Foot
The Sales Price per Square Foot of gross building area is another commonly used unit of comparison for

estimating value. Factors, which typically influence the price per square foot paid for a property, include the land-
to-building ratio, location, age, condition of the improvements, quality of construction, and size. If applicable, the
percentage of office space and degree of finish as well as other factors such as quantity and type of equipment would
also influence the price per square foot paid for a property.
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Cash Equivalency
Vastly dissimilar financing or highly favorable financing can influence the overall consideration that one

party will give to another party in a transaction. In every case, the Sales were either cash sales, third party financed
that resulted in cash to the seller or were adjusted to cash equivalency prior to being placed in the Adjustment Grid.

Time
An adjustment for time attempts to compensate for the difference in prices commanded for property under

highly dissimilar economic market environments. This could be necessary when sales were transacted at times
where there are entirely different economic expectations. The Comparables sold from 05/21 to 02/22 and were all
adjusted upward.

Conditions of Sale
This adjustment attempts to compensate for unusual motivations of the buyer and seller such as an

assemblage, distressed sale, not arm's length transaction, or purchase by adjacent landowners. In each of these
cases, an unusual motivation of the buyer typically alters prices due to the inequitable negotiating position of one of
the participants in the transaction. The sales affected by this consideration have been adjusted accordingly. An
adjustment was not indicated.

Land-To-Building Ratio
Typically, there is a direct positive relationship between the price per square foot of a property and its land-

to-building ratio. Therefore, properties that have higher land-to-building ratios tend to be considered superior in
terms of adjustment to properties with less land per square foot.

The estimated land value was deducted from each Sale. Since we have applied the Building Residual
Technique we have not included a land-to-building ratio analysis.

Location
The location of a property is important. Many factors come into play such as access, visibility, and

proximity to major thoroughfares as well as employment centers. The location on and near well-traveled
thoroughfares would be considered superior to locations that do not have this condition.

The estimated land value was deducted from each Sale. Since we have applied the Building Residual
Technique we have not included a location adjustment.

The market typically pays more for newer improvements. This not only recognizes that newer and better
construction technique and materials are typically available for more recent development, but also the fact that there
is typically lower maintenance costs expected and there is a longer economic life ahead of the particular property.
An additional factor that has a decided relationship with price per square foot is the overall condition of the building.
It stands to reason that properties that have been well maintained (all other things being equal) would be superior to
properties that have not. Additionally, type of construction is a consideration for a longer economic life and quality.

Age
The Subject was built in 1972. The Improved Sales were built from 1979 to 2004. We have estimated an

effective age for each of the Comparables and adjustments were based on effective age. Sale 1 (2004) was adjusted
downward. Sale 2 (1977) was adjusted downward; Sale 3 (1997) was not adjusted, Sale 4 (1981/R) was adjusted
downward. Sale 4 (1979) was adjusted downward.
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Building Size
Of all the factors known to affect value, size is typically correlated to price. The Sales were adjusted based

on a 10% doubling.

Condition
Improved Sales 3 and 4 are superior to the Subject in condition and were adjusted downward.

Construction
The Subject is masonry construction. Sale One (masonry and wood) was not adjusted. Sale 2 (masonry

and wood) was not adjusted. Sale 3 (masonry) was not adjusted. Sale 4 (masonry) was not adjusted.
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The following Adjustment Grid summarizes our conclusions and judgments concerning the dissimilarity
between the Subject and the comparable sales.

Improved Sale Adjustment Grid
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According to the Real Estate Broker, the Subject Building has been vacant for approximately 3 years and
has been maintained by the School District. As per the Broker, roof repairs are estimated at $15,000 or $102,000 for
a roof replacement. One of the HCVAC Units is out and the estimated cost to replace the Unit is $12,500. The
parking lot is in need of resurfacing and striping. We have estimated the “As Is” Market Value of the Subject
Special Purpose Building and we have not included any deductions for Deferred Maintenance. The Appraiser
recommends that the Owners obtain a Property Condition Report by a licensed Professional. .

Conclusion-Sales Comparison Approach
Attached is our Appraisal Report which describes our investigation, analysis and conclusions upon which

we based our opinion that the “As Is Market Value” of the Fee Simple Estate of the Subject Special Purpose
Building, as of an effective date of May 28, 2022, subject to:

the property being operated by competent management,
and subject to our Certification and Assumptions and Limiting Conditions,

is as follows:

“As Is Market Value”
SEVEN HUNDRED SIXTY-FIVE THOUSAND DOLLARS

$765,000
Value PSF: (Based on 10,795 SF) $70.87

No personal property, fixtures, or intangible items have been included in the opinion of “Market Value”.
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COST APPROACH

In an effort to arrive at a replacement cost for the Subject improvements, the Marshall Valuation Service
was consulted in addition to actual costs of similar properties furnished by developers. The calculation method
utilized is based on a per square foot cost for similarly constructed buildings. The base costs include architect and
engineering fees; contractor's profit and overhead, building permits, surveys, fire and other insurance premiums
(during construction), as well as all direct material and labor costs. The base costs do not include the value of the
land, other financing costs, or unusual height or site costs. By applying appropriate adjustments to the base costs, an
appropriate unit cost per square foot can be estimated.

Cost Computations
The Subject Special Purpose Building resembles Low Cost “Class C”, Section 18, p.10 property category

based on its physical characteristics in the Marshall Valuation Publication dated February 2018.

If appropriate, adjustments to the stated base cost figures supplied by Marshall Valuation would be made to
more accurately reflect the condition of the Subject improvements such as adding additional cost for air-
conditioning, sprinkler systems, etc. which are not part of the base cost figures. These subtotaled costs must then be
adjusted to reflect the most recently available current costs and conditions in the Subject's area. In addition, for
items not included above, the "Segregated Cost" Section of the Marshall Valuation Service was consulted.

Generally, profit is estimated at 10% to 20% of total Direct and Segregated Costs of construction, not
including profit on the site. Our conversations with developers support this estimated range for entrepreneurial
profit. In addition, as a percentage, entrepreneurial profit gradually decreases as total project costs increase due to
an upper limit set by the market's recognition of the value of entrepreneurial risk and management oversight. In our
judgment, the Subject development total replacement cost new in conjunction with the competitive market for the
Subject’s type of improvement would place entrepreneurial profit for the Subject in the middle to lower end of the
typical range of 10% to 20%.

The following estimates and calculations result in an estimate of value by the Cost Approach.
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Depreciation
Depreciation can be defined as the difference between the replacement cost new of the improvements and

their value, both measured as of the date of appraisal. It is a loss in value from three basic sources categorized as
follows: physical deterioration (both curable and incurable), external obsolescence, and functional obsolescence.

* Physical deterioration curable is defined as "that loss in value from cost new which can be recovered or
offset through corrections, repair, or replacement of the defective items causing the loss, providing the resulted value
increase approximates the cost of the work." Also referred to as deferred maintenance, this loss is caused by normal
wear and tear that should be corrected immediately, or is necessary to keep rents at market levels. The cost of
curing the condition, and bringing the property to a satisfactory and functioning condition, is generally the measure
of deferred maintenance.

According to the Real Estate Broker, the Subject Building has been vacant for approximately 3 years and
has been maintained by the School District. As per the Broker, roof repairs are estimated at $15,000 or $102,000 for
a roof replacement. One of the HCVAC Units is out and the estimated cost to replace the Unit is $12,500. The
parking lot is in need of resurfacing and striping. We have estimated the “As Is” Market Value of the Subject
Special Purpose Building and we have not included any deductions for Deferred Maintenance. The Appraiser
recommends that the Owners obtain a Property Condition Report by a licensed Professional.

** Physical incurable depreciation is defined as "that loss from cost new which is impossible to offset or
which would involve an expenditure substantially in excess to the value increase resulting therefrom." Generally,
physical incurable depreciation is calculated by using a straight line method of depreciation based on the actual
gross age and remaining physical life of the improvements, and is applied to the Total Improvement Cost after any
deduction for physical deterioration curable.

The Subject Special Purpose Building as built in 1972.

Improvements, such as the Subject, typically have an economic life of approximately 50 years. The
Subject has an actual age of 50 years and an effective age of 35 years. This translates into an average depreciation
as calculated below for the Subject’s improvements.
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*** Economic (or external) obsolescence is defined as "the impairment of desirability or useful life
arising from factors external to the property, such as economic forces or environmental changes which affect supply-
demand relationships in the market." Loss in the use and value of a property arising from the factors of economic
obsolescence is to be distinguished from loss in value from physical deterioration and functional obsolescence, both
of which are inherent in a property. There is no Economic Obsolescence.
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Insurable Value is defined by The Dictionary of Real Estate Appraisal, 6th Edition, as published by
The Appraisal Institute as follows:

1. The value of an asset or an asset group that is owned by an insurance policy; can be estimated
by deducting costs of non-insurable items (e.g. land value) from Market Value

2. Value used by insurance companies as the basis for insurance. Often considered replacement
or reproduction cost plus allowances for debris removal or demolition less deterioration and
non-insurable items. Sometimes Cash Value or Market Value, but often entirely a cost concept.
(Marshall & Swift LP).

We have been asked to provide an estimate of Insurable Value by the client. We do not represent ourselves
as experts in the construction industry, construction cost estimating or construction materials. Our estimate
is based on cost estimates provided by national cost services such as Marshall & Swift and may not be
reflective of actual costs provided by an expert in the construction industry.

We recommend that the client, borrower, or intended user of this appraisal contact industry experts such as
qualified insurance agents and/or a professional contractor to obtain an insurable cost estimates to replace
the existing structure. Our estimate should be used only as a guide and not relied upon as a definitive
estimate for insurance purposes.
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CORRELATION, FINAL ESTIMATE OF VALUE, AND CERTIFICATION

Value Indications
The values indicated for the Subject by each approach are as follows:

Introduction
Each approach to value has been reanalyzed and weighed combining judgment and experience with factual

information to determine the most accurate methods and techniques for evaluating the Subject. Each approach was
reviewed separately by comparing it to other approaches in terms of adequacy, accuracy, completeness of reasoning
and overall reliability.

The Sales Comparison Approach is considered to be a reliable value indicator in that the data used therein
is considered to more accurately reflect the actions of typical investors. The Sales Comparison Approach is utilized
to indicate the value of a property as vacant land and as improved (if applicable). However, this approach has
certain limitations in that no 2 properties are identical in physical features, location and/or amenities. Additionally,
due to the current market, motivations of buyers and sellers in purchasing and selling properties vary widely. Many
properties are purchased or traded with special terms and financing, many of which are not disclosed, resulting in
insufficient data to accurately reflect the actual sale data indicators. Assuming adequate data is available for
analysis; this approach can provide such value indicators for comparison as the overall rate, the effective gross
income multiplier, and the price per square foot of land or land and improvements.

The value indicated for the Subject (land only) by this approach is considered to be a reliable indication of
the value of the Subject land as if vacant and on the market on the date of appraisal. There were a sufficient number
of comparable sales that were similar to the Subject to allow utilizing this approach for estimating the value for the
Subject as improved. The value indicated for the Subject as improved by this approach is considered to be more
reliable than the value indicted by the Cost Approach, but typically less reliable than the Income Approach, which is
more specific to the Subject.

The Cost Approach is basic to the understanding and solution of most appraisal problems. Its applicability
and importance, however, varies widely depending on the type of property being appraised. The Cost Approach is
based on the principle of substitution. A prudent investor will not pay more for a property than the amount for
which he could purchase a site and construct a building of equal desirability and utility, assuming there are no undue
delays in the process. In regard to income-producing properties, the cost to construct is not necessarily reflective of
market value. The utility of an income property to an investor typically revolves around its ability to produce
sufficient income to amortize the debt service and provide an acceptable net (after debt) cash flow. While costs of
construction tend to be closely related to the rate of inflation and maintain a relatively stable pattern over time, the
market rent that a property can attract may fluctuate dramatically in response to supply and demand.
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The Income Approach can utilize the Direct Capitalization Method and/or the Discounted Cash Flow
Analysis Method to indicate a value for a property, which typically has improvements. The Direct Capitalization
Method abstracts the relationship between net operating income before recapture and overall sales price. The
Discounted Cash Flow Analysis Method attempts to analyze the economic profile of a property from the perspective
of an investor with consideration being given to features of the income stream such as market rent, market
occupancy ratios, and expenses. The value indicated by the Income Approach may be a reconciliation based on both
the Discounted Cash Flow Analysis. The Income Approach is typically considered to be a very reliable method for
estimating the Value of income producing properties.

Conclusion
In estimating the Market Value of the Subject, we used Sales Comparison Approach (Land Value and

Improved Property Analysis) and the Cost Approach.

As defined in The Dictionary of Real Estate, 7th Edition (Appraisal Institute, 2020

Marketing Time is “An opinion of the amount of time to sell a property interest at the concluded market
value or at a benchmark price during the period immediately after the effective date of an appraisal. Marketing time
differs from exposure time, which precedes the effective date of an appraisal”. (Advisory Opinion 7 and Advisory
Opinion 35 of the Appraisal Standards Board of The Appraisal Foundation address the determination of reasonable
exposure and marketing time)

Exposure Time is defined as “An opinion, based on supporting market data, of the length of time that the
property interest being appraised would have been offered on the market prior to the hypothetical consummation of
a sale at market value on the effective date of the appraisal (USPSP, 2020-2021 ed.)”.

It is my opinion based on the statistical information about days on the market and/or information gathered
through sales verification and/or interviews of market participants that the marketing time for the subject property at
the value concluded herein is 9-12 months.

This appraisal report is a conclusion of analyses “during" the impact of the Corona Virus. To date, due to
the constant change, COVID -19 is not a factor that can be measured. For that reason, the conclusions drawn will
have a margin of error. Due to that uncertainty, this means on any given subsequent week this economic
environment may change and have consequences to the value.

Attached is our Appraisal Report which describes our investigation, analysis and conclusions upon which
we based our opinion that the “As Is Market Value” of the Fee Simple Estate of the Subject Special Purpose
Building, as of an effective date of May 28, 2022, subject to:

the property being operated by competent management,
and subject to our Certification and Assumptions and Limiting Conditions,

is as follows:

“As Is Market Value”
SEVEN HUNDRED SIXTY-FIVE THOUSAND DOLLARS

$765,000
Value PSF: (Based on 10,795 SF) $70.87

No personal property, fixtures, or intangible items have been included in the opinion of Market Value.
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CERTIFICATION OF APPRAISAL

I certify that, to the best of our knowledge and belief,

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

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

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

(4) 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.

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

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

(7) 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 attachment of a stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal.

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

(9) Julie St. Paul Allbright, MAI, made a personal Site Visit of the property that is the subject of this report.

(10) No one provided significant real property appraisal assistance to the person signing this certification.

(11) The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Code of Professional Ethics and Standards of Professional Practice of the Appraisal
Institute.

(12) The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives

(13) As of the date of this report, Julie St. Paul Allbright has completed the continuing education program for
Designated Members of the Appraisal Institute.

Respectfully submitted,
CIM COMMERCIAL APPRAISERS, INC.

JULIE ST. PAUL ALLBRIGHT, MAI
President
Texas State Certification Number TX #1320457-G Date:--May 28, 2022
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is subject to the following assumptions and limiting conditions:

1) No survey of the Subject was undertaken and the appraisers assume no responsibility associated with such
matters.

2) The value estimate assumes responsible ownership and competent management. The Subject is assumed to
be free and clear of all liens, except as may be otherwise herein described. No responsibility is assumed by
the appraisers for matters legal in character, nor is any opinion on the title is rendered, which is presumed
to be good and marketable.

3) The information contained herein has been gathered from sources deemed to be reliable but the appraisers
assume no responsibility for its accuracy. Correctness of estimates, opinions, dimensions, sketches and
other exhibits, which have been furnished and have been used in this report are not guaranteed.

4) The value estimate rendered herein is considered reliable and valid only as of the date of the appraisal, due
to rapid changes in the external factors that can significantly affect the property value. The final estimate
of market value is expressed in terms of the current purchasing power of the dollar.

5) Any leases, agreements or other written or verbal representations and/or communications and information
received by the appraisers have been reasonably relied upon in good faith but have not been analyzed for
their legal implications. We urge and caution the user of this report to obtain legal counsel of his own
choice to review the legal and factual matters, and to verify and analyze the underlying facts and merits of
any investment decision in a reasonably prudent manner.

6) We assume no responsibility for any hidden agreements known as "side letters", which may, or may not,
exist relative to this property, which have not been made known to us, unless specifically acknowledged
within this report.

7) This report is to be used in whole and not in part. Any separate valuation for land and improvements shall
not be used in conjunction with any other appraisal and is invalid if so used. Possession of this report or
any copy thereof does not carry with it the right of publication nor may the same be used for any purpose
by anyone but the client without the previous written consent of the appraisers, and in any event, only in its
entirety.

8) The appraisers here, by reason of this report, are not required to give testimony in court with reference to
the property appraised unless notice and proper arrangements have been previously made therefore.

9) Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales, or other media without prior written consent and approval of the author,
particularly but not exclusively as to the firm with which he is connected, or any reference to the following:
The Appraisal Institute (MAI) or Senior Real Property Appraiser (SRPA) designations.

10) No subsoil data or analysis based on engineering core borings or other tests were furnished us. We have
assumed that there are no subsoil defects present that would impair development of the land to its
maximum permitted use, or would render it more or less valuable. No responsibility is assumed for
engineering, which might be required to discover such factors.
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11) The construction and physical condition of the improvements described herein are based on visual Site
Visit. No liability is assumed by the appraisers for the soundness of structural members since no
engineering tests were conducted. No liability is assumed for the condition or adequacy of mechanical
equipment, plumbing, or electrical components. No responsibility is assumed for engineering, which might
be required to discover such factors. We urge the user of this report to retain an expert in this field.

12) Unless otherwise stated in this report, the existence of hazardous substances, including without limitation
asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which may or may not
be present on the property, or other environmental conditions, were not called to the attention of nor did the
appraiser become aware of such during the appraiser's Site Visit. The appraiser has no knowledge of the
existence of such materials on or in the property unless otherwise stated. The appraiser, however, is not
qualified to test such substances or conditions. If the presence of such substances, such as asbestos, urea
formaldehyde, foam insulation, or other hazardous substances or environmental conditions, may affect the
value of the property, the value estimated is predicated on the assumption that there is no such condition on
or in the property or in such proximity thereto that it would cause a loss in value. No responsibility is
assumed for any such conditions, nor for any expertise or engineering knowledge required to detect or
discover them. We urge the user of this report to retain an expert in the field of environmental impacts on
real estate if so desired.

13) The projections of income, expenses, terminal values or futures sale prices are not predictions of the future.
Rather, they are the best estimate of current market thinking of what future trends will be. No warranty or
representation is made that these projections will materialize. The real estate market is constantly
fluctuating and changing. It is not the task of the appraiser to estimate the conditions of a future real estate
market, but rather to reflect what the investment community envisions for the future, and upon what
assumptions of the future investment decisions are based.

14) The client or user of this report agrees to notify the appraiser of any error, omission, or inaccurate data in
this report within 15 days of receipt, and return the report and all copies of the report to the appraiser for
correction prior to any use.

15) The acceptance of this report, and its subsequent use by the client or any other party in any manner
whatsoever or for any purpose, is acknowledgment by the user that the report has been read, and
specifically agrees that the data and analysis, to their knowledge, are correct and acceptable.
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QUALIFICATIONS OF APPRAISER
JULIE ST. PAUL ALLBRIGHT, MAI

713-298-2826
JA101@ATT.NET

Professional Memberships
Member of the Appraisal Institute (MAI), American Institute of Real Estate Appraisers, Certificate #8555,

certified through January 2026
State Certified General Real Estate Appraiser-State of Texas, certified through April 30, 2023. Certificate

Number: TX-1320457-G.
Licensed Real Estate Salesman-State of Texas, License Number 259556

Real Estate Experience
Engaged exclusively in the valuation of real property throughout the United States since 1979.

Has appraised essentially all types of real estate including special purpose properties, office buildings, multi-
family residential, hotels, motels, mobile home parks, truck terminals, commercial buildings, all classes of
shopping centers including regional malls, condominium apartments, nursing homes, industrial buildings,
warehouses, restaurants, retail stores, vacant acreage, and others.

Has conducted appraisals of condemnation proceeding including partial takings with severance damage to the
remainder, feasibility analysis, market studies, and investment analysis, including expert witness testimony
for right-of-way proceedings and value testimony in bankruptcy proceedings.

National appraisal assignments have included properties in Alabama, Colorado, Georgia, Illinois, Indiana,
Louisiana, Maryland, Nebraska, New York, Texas, Virginia, and Washington.

Education
Associate Degree Fashion Merchandising - Tobe' Coburn School in New York City
College Equivalency granted from The American Institute of Real Estate Appraisers

Continuing Education
Completed and passed the following appraisal courses through the American Institute of Real Estate Appraisers:

7 USPAP-March 2021
Getting it right from the start-January 2021
How Tenants create or destroy value-February 2021
Appraising Co-Ops Condos and PUDS-March 2021
Business Practices and Ethics-March 2020
7 hour USPAP-February 2019
Raise your Appraiser IQ-February 2019
Transferred Value-February 2019
The Dirty Dozen-April 2017
USPAP-February 2017
Sales Comparison Approach Workshop-March 2017
Business Practices & Ethics-January 2016
Appraising Small Hotels-February 2016
Attacking & Defending Litigation-October 2014
USPAP 2014-2015-October 2014
Appraisal Review-October 2014
Webinar-July 2014, Going Concern
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Appraising the Appraiser-General, April 2013
National 7 hour USPAP-March 2013
Seller Concessions March 2013
Effective Rent March 2013
Advanced Workshop in Appraisal Concepts using Excel March 2013
National 7 hour USPAP-Dec 2010
Spotlight on Challenges, Confidentiality, Agreement for Services, Hypothetical Conditions & Extraordinary

Assumptions, Reappraising, Readdressing, Reassigning-Dec 2010
A Lenders Perspective-Dec 2010
Business Practices & Ethics-Dec 2010
Confidentiality, Reappraising, Readdressing, Reassigning; Hypothetical Conditions & Extraordinary

Assumptions-April 09
Attacking & Defending Appraisal Litigation-April 09
National Uniform Standards of Professional Appraisal Practice-April 09
Appraising Distressed Real Estate-February 2009
Scope of Work-March 2007, Liability Management for Residential Appraisers-March 2007
Subdivision Valuation-March 2007
National Standards of Professional Practice-March 2007
Scope of Work-December 2005
Special Purpose Properties-March 2005
National Standards of Professional Practice-March 2005
MCE Legal-March 2005
Appraisal Review-March 2005
MCE Ethics-March 2005
2004-4 hrs Appraisal Institute Seminars
Business Practices & Ethics, October 2004
2003-4 hrs Appraisal Institute Seminars
7-hr USPAP National Update Seminar, March 2003
28-hr Recertification Seminar-March 2003
2002-9 hrs Appraisal Institute Seminars
2001-10 hrs Appraisal Institute Seminars
Appraisal Review-General-February 2001
2000-9 hrs Appraisal Institute Seminars
Standards of Professional Practice, Part C, December 2000
Subdivision Analysis, June 2000
1999-2 hrs Appraisal Institute Seminars
Commercial Mortgage Backed Securities Seminar-September 1999
Standards of Professional Appraisal Practice- March 1999
1998-5 hrs Appraisal Institute Seminars
Cost Approach, Feasibility & Highest & Best Use Seminar, August 1998
Income Approach Seminar, August 1998
Sales Comparison Approach Seminar, August 1998
1996-11 hrs Appraisal Institute Seminars
Advanced Applications Course-November 1995
Evaluation Seminar-April 1995
Standards of Professional Practice-April 1995
Understanding Appraisals-General Seminar-May 1996, July 1994
FIRREA Seminar-March 1993
Americans with Disabilities Act Seminar-November 1992
RTC Affordable Housing Disposition Seminar-1990
Real Estate Appraisal Principles (1A-1)
Basic Valuation Procedures (1A-2)
Standards of Professional Practice (2-3)
Capitalization (201)
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PARTIAL CLIENT LIST

Lending Institutions
Bancorp South
Bank of America
Bank One
Bank of River Oaks
Business First Bank
Capital One Bank
Cathay Bank
Chase Bank of Texas
Concord Bank
CY-Fair Credit Union
East/West Bank
Encore Bank
Frost National Bank
First Bank
First Capital Bank
Harris Bank
Heller Financial
Hibernia Bank
Houston National Bank
Merchants Bank
NCB Mortgage Corporation
Norwest Bank
Omni Bank
Ouachita Independent Bank
Prosperity Bank
PMC Investment Corporation
Regions Bank
Seacoast Commerce Bank
Sterling Bank
Stonegate Bank
Southwest Savings Bank
South Texas Savings Bank
Union Planters Bank
Value Bank
Wells Fargo Bank
Woodforest National Bank

Corporations & Companies
Cornerstone Housing Corporation
Wulfe & Company
Montecito Capital
Travelers Realty Investment Company
Shelby Estus Realty Company

Investment Bankers and Brokers
Schemp-Hirth Mortgage Company
Amercon, Phoenix, Arizona

Real Estate Developers
The Hanover Company
Camden Property Trust
Clay Development & Construction

Life Insurance Companies
GPM Life Insurance Company

Government Employees Personnel Mutual Life
Insurance Company

Security Mutual Life Insurance Company of
New York

Attorneys
Kissner & Sandvig, Houston, Texas
Winstead, Sechrest, & Minick, Houston,

Texas
Jackson & Walker, Houston, Texas
Fulbright & Jaworsli, LLP

Regulatory Authorities
FDIC

Municipality
Metropolitan Transit Authority
City of Houston
Houston Airport System
TXDOT


