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STATE OF NORTH CAROLINA
DEPARTMENT OF STATE TREASURER

STATE AND LOCAL GOVERNMENT FINANCE DIVISION
AND THE LOCAL GOVERNMENT COMMISSION

Mailing Address: 3200 Atlantic Avenue
Raleigh, North Carolina 27604

Federal Express & Courier: 3200 Atlantic Avenue
Raleigh, North Carolina 27604

Telephone: (919) 814-4300
Fax: (919) 855-5812

APPLICATION FOR APPROVAL OF
INSTALLMENT PURCHASE OR LEASE CONTRACT



APPLICATION DUE DATE

The Local Government Commission (the “LGC”) meets the first Tuesday of each
month, unless otherwise announced, to conduct its business, including the approval
of applications of units of government to incur debt. Generally, to allow adequate
review of applications, the staff of the LGC (the “staff”) requires that applications be
received no later than twenty-eight days prior to the date of the LGC meeting at
which the unit wants its application to be considered. However, in more complex
transactions the staff may require earlier submission.

Although this application form is available to interested parties by internet
access; the project and the related proposed financing should be discussed with the
staff prior to submission of an application. Before the application is accepted for
submission to the LGC a preliminary conference may be required (G.S. 169-149).

LEGISLATIVE REPORTING REQUIREMENT

State law G.S. 120 - 157.1 - 157.4 adopted and effective on June 24, 2011
requires that certain capital projects to be financed with debt in an amount
exceeding $1,000,000 be reported to the Joint Legislative Committee on Local
Government and to the Fiscal Research Division of the North Carolina General
Assembly at least 45 days before the application for debt is to be considered for
approval by the Local Government Commission. The law applies to all capital
projects to be financed by issuing debt over $1,000,000 with the exception of schools,
jails, courthouses and administrative buildings. Copies of the reporting should also
be sent to our office at the time of the filing.

This reporting duty is the responsibility of each local government unit. Each
unit should consult its own attorney or the unit's bond counsel for legal advice on
complying with the reporting requirements of this new statute.



STATE OF NORTH CAROLINA
DEPARTMENT OF STATE TREASURER

State and Local Government Finance Division
and the Local Government Commission
3200 Atlantic Avenue, Raleigh, North Carolina 27604

APPLICATION FOR APPROVAL OF INSTALLMENT PURCHASE
OR LEASE CONTRACTS

CHECK ONE: O G. S. 160A-19 B G. S. 160A-20
[1G. 8. 153A-165
Unit _ Holden Beach Population Date _12/22/2021_

Project Description _Purchase of Holden Beach Pier Property and adjacent 50 foot lot

Necessity Acquiring the Property will permit the Town to provide regional public beach access,

public parking, recreation and access for beach nourishment and emergency
operations
Principal Amount to be Financed........c.c.cooovevemiminiciinis vt 3,30
Interest to be paid during life of CONLIACt .........ccoveeiveveeinrenirsiereeee s g
Amount due throughout life of contract..........cooeieiviiiiiice e 3
(i.e., amount of periodic payment times number of payments. Should
also be the total of 4 + 5 above.)
Estimated increase in tax rate by reason of proposed financing $ 0 . If other
funding sources are anticipated, explain in one of the following forms:
[0 L.GC-108C Revenue Projection for Water and Sewer
[1 LGC-108D Revenue Project for Other Enterprises
@ LGC-108E Repayment Plan for Non-Enterprise Purposes
Term of contract including options to renew (if any) ........coccocoinririceevnevnennene.
Basis of design and estimated cost of project (engineer)
Date construction bids will be opened __N/A
10. Capital budget based on estimates as of ........c...ccevvecrnieciiecie s
Estimated Cost ding Sour
Construction Cost ......cccevneneee. ] Loan.....ccccooineevciminiverrecnannins g 3,300,000
Engineer or Arch. Fees............. 46,000 Grants (indicate source)
Land and Rt.-of-way oo 3280,000 e, o
Special Counsel Fees ................ 23400 i eerieseseris st aesanan P
Other Legal/Fiscal Cost............ 80,000 e e ee
Administrative Cost.......cc.ournene LBB0E20 AR L e s
Capitalized Interest.......ooeveeee LAET T SlpiesiEeesssterteseessretvessesnst tensnsnsassans
Contingency......ccorrrvmvrresreesinnnine Available Cash.....c.ccocviennnne, 50,650
Other......ccoccvivvrmvmnrnirirererenns
Total ....oocvvvveiinnnnen, $3.350.650 Total......cooeees $3.350,650



11.

12.

13.

14,

15.

16.

The attached are furnished in support of this application:
v a. Certified copy of governing body resolution making necessary findings and authorizing
the contract. Attached

O b. Publisher's Affidavit of the Notice of Hearing. Forthcoming after January 18 meeting
O e¢. Certified copy of minutes of hearing. Forthcoming after January 18 meeting
¥ d. Certified net debt statement. Attached
v e. Certified fiscal information by finance officer. Attached
v £ Revenue projections on repayment plan, Form 108C, 108D, or 108E. Attached
00 g. Engineer’s or architect’s report establishing feasibility, if applicable. N/A
O h. Proposed financing contract. Forthcoming
0 1. Completed IRS form 8038-G (2 copies) (To be provided at loan closing). Forthcoming
0 j.  Unit Attorney’s Opinion. Forthcoming
v k. Fee Arrangement Letters: Attached
(J Special Counsel
0 Banker/Underwriter
Vv 1. Independent appraiser's report if applicable. Attached
0 m. Bid specifications and summary of competitive bids from contractors. N/A
0 n. Bid specifications and summary of competitive bids from banks and other financial
institutions. Forthcoming
0O o. Required licenses and permits. N/A
O p. Evidence that plans and specs have been approved by appropriate State agencies. N/A
00 q. Other: Specify
0 r. Engineer's/Architect’s engagement letter (fee arrangement) and a copy of proposed
contract N/A
v s. Application fee for installment/lease purchase agreement contract. Attach check for

appropriate amount.

V$1,250 for private placement.

[J $12,500 for public offering.
Current audited financial statements have been received by Fiscal Management. Audit
Reports are due October 31 each year. For units with a calendar year or fiscal year
not ending on June 30, audited financial statements should be received within four months of
year-end. Yes v No O

Unit’s Attorney _ Rick Green Telephone 910-842-1857 Fax 910-842.1859
Address _2998 Holden Beach Road SW Zip 28462
Financing contract/agreement with I .

Contact Person

Telephone Fax
Consulting Firm _Applied Technology Management
(Architect or Engineer)

Contact Person _ Francis Way Title Engineer
Telephone  843-414-1040 Fax 843-414-0155
Unit's Authorized Agent  David Hewett
Title Town Manager_  Telephone _ 910-842-6488 _  Fax 910-842-9315
Address 110RothschildSt._ Zip _ 28462
This ap;lication and supporting documents are deemed to be true and accurate to the best of my

knowled nd belief.
L/ X 308D, 200,

L Y Signature of Authorized Agem.‘ Date
(As Designated by Board)



LGC-108A
STATE OF NORTH CAROLINA
DEPARTMENT OF STATE TREASURER

State and Local Government Finance Division
and the Local Government Commission
3200 Atlantic Avenue, Raleigh, North Caroclina 27604
SELECTED FISCAL INFORMATION AS CERTIFIED BY FINANCE OFFICER

Unit ___Town of Holden Beach
1. Ad Valorem Tax (current fiscal year):

Appraised Value $1.354,932,722 Tax Rate — General Fund § 0.20
Total Levy $2.709.865 - Other funds
Uncollected at 6/30/2021 36,250 Total $ 0.20

Percentage Collected 98.66 %

2. For the past 5 fiscal years, has there been a delay in payment or non-payment of matured bonds
and coupons when presented to the unit's fiscal agent? NO__ (Yes; No). If yes, explain
circumstances on separate statement.

3. Information relating to compliance with Local Government Budget and Fiscal Control Act:
(If answer to any question in this item is No, furnish explanation.)

A. Purchasing and Contracts Yes No
(1) Are purchase orders issued for all commitments
over a minimum amount? W —

{2) Do all purchase orders include a preaudit
certificate signed by the finance officer (or properly

appointed deputy)? N ——
(3) Are all purchase orders posted to appropriate .
expenditure accounts as encumbrances? W =
B. Other:

(1) Do checks or drafts on an official depository bear on
their face a preaudit certificate, of sufficient
unencumbered appropriation signed by the finance
officer (or properly appointed deputy)? ¥ -

(2) Are the finance officer, tax collector, and other
employees (as required) properly bonded according
to G.S. 159-29? i g — o

(3) Did the budget provide for all deficits, if any, as
shown in the audit report for the prior year? v ,

C. Please include a description of any material instance of misfeasance or malfeasance (within
the last three years) which might affected the credit of the unit.

/]

ll)cerr.il'y the above is correct to the yomcer's Signature Date
est of my knowledge -
L2 30 Aae D02/
7 v




LGC-108A (BACK)
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D. Additional Loan and Grant procedures for a Capital Project Ordinances

(L

2

Loans

Pursuant to G.S. 159-26(b)(6), a capital project fund is required to account for all debt

instrument proceeds used to finance capital projects. To facilitate budgetary and accounting

control, it is required that a capital project ordinance, pursuant to G.S. 159-13.2, be adopted

by the governing board authorizing ail appropriations necessary for the completion of the

project. Will the unit prepare and adopt a balanced capital project ordinance govering the life
ject? O YES @ NO

Grants

To facilitate budgetary and accounting control, it is required that a grant project ordinance,
pursuant to G.8. 159-13.2, with a corresponding capital project fund, be adopted by the
governing board authorizing all appropriations necessary for the completion of the project.
Will the unit prepare and adopt a balanced capital project ordinance govering the life of the
project? O YES o NO



STATE OF NORTH CAROLINA
DEPARTMENT OF STATE TREASURER

State and Local Government Finance Division

And the Local Government Commission

3200 Atlantic Avenue, Raleigh, North Carolina 27604

PROJECTION OF WATER AND SEWER NET REVENUES

Unit

Fund

LGC- 108"

Complete only if the proposed financing is for water or sewer facilities. Where separate accounting
funds are maintained for each system, one schedule may be completed for proposed water bonds and
one for proposed sewer bonds. Water and sewer operations may be consolidated when either water or
1 basis of i

sewer financing or both are proposed.

al amount

{budgetary basis) from latest audit report.

REVENUES

Operating Revenues:
Customer charges
Other revenue

Total
Non-operating Revenues:
Interest
Restricted sales tax
Other
Total
Total Revenues

EXPENDITURES

Operating Expenditures:

Administration Salaries
Other
Operations Salaries

Total Expenditures

Excess Revenues over Expenditures

Fiscal Year

odified

Fiscal Year

1. Actusl Revenue fur
Luat Complete Fuscai
Yenr

Ettimuted Incrense or {Decrese)

1+2+3 Fuaimated
Revenue for Fiscal
Yenr After
Completion of Project

P BEe= 10 Normal Grmen
wid Have Changes

T Lhee 1o Expanded
Ny e

b Actual
Expenditure for Lost
Complete Fiacul Yonr

Eatimated Increise or (Decreasel

1«23 Extimnted
Expenditure for
Fiacol Year After
Completion of Project

2 Due i+ Normal Growth
amd Hate Changes

A Uue 1o Expanibed
System




Page 2

Projection of water and sewer net revenues (continued)

Actual
Expenditures for
Last Complete
Fiseal Year
Other (Do not include depreciation):
Debt principal
Interest
Capital outlay
Capital reserve
Transfer to (from) other funds
Other
Total other
Net Income (Loss)
Does the Unit own and operate a Water System and a Sewer System? Yes No
Number of Customers urrent
Water Residential
Commercial
Sewer Residential
Commercial
Current

Rate and Fee Structure

Indicate monthly cost for an average residential customer:
Average gallons per month (for residential customer):

WATER
Rate (Include minimum cost/thousand gallons, etc.) -
Residential
Average monthly bill within city limits
Average monthly bill outside city limits

SEWER
Rate ([nclude minimum, etc.) — residential

Average monthly bill within city limits
Average monthly bill outside city himits

TAP FEE POLICY

IMPACT FEE POLICY o SEU0

LGC -108C (Back)

Estimated
Expenditures
First Fiscal Year
After Completion
of Project
If"No", explain
fter
of Project
er Com Percentage
Project of Change



LGC-108D
STATE OF NORTH CAROLINA
DEPARTMENT OF STATE TREASURER

State and Local Government Finance Division
and the Local Government Commission
3200 Atlantic Avenue, Raleigh, North Carolina 27604

PROJECTION OF ENTERPRISE NET REVENUES

Unit Date

Complete only if proposed financing are for electric, gas, parking, hospital or other enterprise
purposes. Use form LGC-108C when financing is proposed for water and sewer purposes. Use
actual amounts on modified accrual basis of accounting (budgetary basis) from latest audit report.

B e [ ‘Estimated Increase or (Decrense) 142+ 3 ]
R‘EVENUE Actual Revenue for —— T - 3 Estimated Revenue |
(Indicate nature) Last Complete Due to Normal Due to Expanded | for First Fiscal Year
Fiscal Year Growth and Rate System After Completion of
. | Changes ! P'lj“"
...................... 1 " { L
...................... L - = — ]
.......... R - o o B =i ] | {
Total revenues . .. ... ) ]. | | | - J
-1 Eslin;ated Increase or (D::;l.l_s? 1+42+3
EXPENDITURES Actuat Revenue for 2. 3. | Estimated Revenue
(Indicate nature) Last Complete Due to Normal Due to Expanded | for First Fiscal Year
Fiscal Year Growth and Rate System After Completion of
_ . Changes N A | Project
...................... L . 1 — i PR S I
...................... | | L i [ ==
...................... B = S| Mt S
................ wateant . e s _——
...................... \o o id s PRSI | - Il'

Total expenditures . .
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Projection of enterprise net revenues (continued)

Other
Debt principal
— Interest
Capital outlay
— Capital reserve
= Transfer to (from) other funds

- Other

Net Income (Loss)

Rate Structure

Average monthly bill per residential customer:

Within city limits

Outside city limits

Actual

Expenditures for

Last Complete
Fiscal Year

Current

After Completion
of Project

LGC -108D (Back)

Estimated
Expenditures
First Fizcal Year
| After Completion
of Project

—

—

Percontage
han,




LGC-108E
STATE OF NORTH CAROLINA

DEPARTMENT OF STATE TREASURER
State and Local Government Finance Division
and the Local Government Commission
3200 Atlantic Avenue, Raleigh, North Carolina 27604

REPAYMENT PLAN FOR NON-ENTERPRISE PROJECTS

Complete if the proposed financing is for non-enterprise purposes. List below the available sources

of repayment and the amounts available to service debt over a three-year period. Explain in detail
and attach supporting schedules.

VAI OUNT
Avaijlable Sour Fiscal Year 2022 Fiscal Year 2023 Fiscal Year 2024
B-PART $ 5,225,397 $ $
Total Amount Available $ $ $

Debt Service Amount 3 $ $




LGC-109
STATE OF NORTH CAROLINA
DEPARTMENT OF STATE TREASURER

State and Local Government Finance Division
and the Local Governmeni Commission
3200 Atlantic Avenue, Raleigh, North Carolina 27604
STATEMENT OF DEBT

For __Holden Beach , North Carolina

To be filed with the application. The debt described below should not include debt incurred or to be
incurred in anticipation of the collection of taxes or other revenues or in anticipation of the sale of
bonds other than funding or refunding bonds. The debt described below should not include revenue
bonds or special obligation bonds,

A. Gross Debt

1. Outstanding debt evidenced by bonds:

Purpose Amount
Water
Sanitary Sewer
Electric
Gas
Other $
2. The proposed financipg, and bonds authorized by orders introduced but not yet adopted:
Date
Introduced Purpose Amount
Pier Property Purchase 3,300,000
$3,300,000__
3. Unissued bonds authorized by adepted orders:
Date
Introduced Purpose Amount
3
4. Outstanding debt not evidenced by bonds {lease-purchase agreements):
Date
Incurred Purpose Amount
8/17/21 Lift station upgrade 2,569,190.00
372121 Vac Truck 246,030.75
$2,815,220.75

Total Gross Debt (Sumof 1, 2, 3 and 4) $6,115,220.75



Page 2

Deductions

1. Funding and refunding bonds authorized by orders intro-
duced but not yet adopted .............ccoiiviiviniieeere e,

2. Funding and refunding bonds authorized but not issued ..,

3. Amount held in sinking funds or otherwise for the pay-
ment of gross debt other than debt incurred for water,
gas, electric light or power purposes or sanitary sewer
purposes (to the extent deductible under Section 159-55[b)
of the Local Government Bond Act), or two or more of
theSe PUFPOSES, t.veriiereerieeierieteicvessiseesiee e eneesees res e snenenseres

4. Bonded debt included in gross debt and incurred or to be
incurred for water, gas or electric light or power purposes,
or any two or more of these purposes. ...........cocoeevveeeveennnn.

5. Bonded debt included in gross debt and incurred or to be
incurred for sanitary sewer system purposes (to the
extent deductible under Section 159-55[b) of The Local
Government Bond Act). .......oeeevcecririiieiireiecs e,

6. Uncollected special assessments levied for local
improvements for which gross debt (that is not otherwise
deducted) was or is to be incurred, to the extent it will be
applied, when collected, to the payment of such gross
AebE. oo e et s a s e s

7. Estimate of special assessments to be levied for local
improvements for which any part of gross debt (that is not
otherwise deducted) was or is to be incurred, to the extent
that the special assessments when collected, will be
applied to the payment of any part of gross debt.................

Total Deductions (Sum of 1 through 7)

Net Debt being the difference between Total Gross Debt (A)
and Total Deductions (B). ............ Jeerer et e r e v e et eaan s g reere e soetann son

Assessed Value of property subject to taxation being the
value from which the assessed value was last fixed for
taxation as revealed by the County tax records and certified
by the County Tax SUpervisor.........cccveeeeerovrscsnnes

Percentage that Net Debt bears to the assessed value of
property subject to taxation (C =+ DYuuvvereeeeeeeeieeesieeseresn s

LGC-109 (Back)

$3,300,000

$

$3,300,000

$2,815,220.75

$1,354,932,722 _

0.208%

Fi N
I certify the above is correct to the tnegice A Mpr's Signac
best of my knowledge.
rFdil ’ ¥ - ‘

D?:a 2::»/



STATE OF NORTH CAROLINA )
. ) 88.
COUNTY OF Brtun 3w icle )

Do \I;ap W S /')’ek)efi i » being duly sworn, says that he is
the _Frnance 0m'cff of the T:aun of Ho /J"\ BEG-.e—L\

. \\\u\um:m,,
in the State of North Carohna\\\ﬁ\é} met  foregoing statemen

is true and was made and

subscribed by him. ::3.‘0. ------------ 4”’”’
§97 otap et
§= X‘:_ \\-”-:9;. :';- EE
==5‘ z kUB e o 5 Finance Officer
Z 3 o §F
L TS N
"'%’ Cx cou\‘ﬁ\\\“‘\
Sworn to and subscribed before me %ummmu'-‘
the day of the date of said statement
{Notary Public)
My commission expires the 20 day of Jol Y L2095
STATE OF NORTH CAROLINA )
) $s.
COUNTY OF Brunsw | Lk
I, the undersigned Town Clevk of the _TOWWIMN
of_ Holdon Beaon in the State of North Carolina, DO HEREBY CERTIFY that the
foregoing statement and accompanying affidavit were filed in my office on the 20_ ____day of

Town
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of said Geunty, this
3¢ day of Deemta 202\

Clerk




PROCEDURES FOR THE APPROVAL OF INSTALLMENT
PURCHASE CONTRACTS
G.S. 160A-20

AUTHORITY

Authority for cities, counties, and water and sewer authorities created under Article 1 of Chapter
162A of the General Statues to make installment purchases is found in G.S. 160A-20 as amended by
Chapter 708 of the 1989 Session Laws.

DE N

In an installment purchase contract, the title must rest with the unit which earns equity in the
property with each payment that is made. At the end of the payment schedule, the property is owned
“free and clear” by the unit. In an installment purchase contract, the only security for repayment of
the debt is the property itself. If the unit defaults on payment of the debt, the vendorfcreditor may
repossess the property, sell it, and apply the proceeds to the debt. Any remaining proceeds are
payable to the unit.

TERMIN F THE CONTRACT - NO DEFICIENCY JUDGEMENT

The contract is terminated whenever the unit chooses not to make a payment. At that time, the
vendor may recover the property but it cannot force the unit to make any further payment or pay
other damages. To insure that this important limitation is understood by the vendor/creditor, the
installment purchase contract should include a statement that there shall be no deficiency
judgement allowed for amounts that may be owed when the sale of the property is insufficient to
produce enough money to pay the entire remaining obligation. The contract should further state,
“The taxing power of the unit is not in any way pledged, directly or indirectly, to secure any moneys
due to any bank, assignee, or purchaser of the contract.”

BSTITUTION USE

The Statute (G.S. 160A.20) prohibits inclusion of “nonsubstitution” clauses in installment purchase
contracts. A nonsubstitution clause prohibits the unit from substituting some other property for that
which has been purchased if the unit does not make its payment and returns the equipment to the
vendor/creditor. Imposing a nonsubstitution clause could prohibit a unit from providing essential
services.

ESCR OUNT

Cities, counties and water and sewer authorities created under Article 1 of Chapter 162A of the
General Statutes may use escrow accounts in connection with the advance funding of transactions
authorized by G.S. 160A-20, whereby the proceeds of such advance funding are invested pending
disbursement. That enables the unit to secure funding at the beginning of the project and set up a
construction fund, thus eliminating the need for using a developer or nonprofit corporation to provide
financing during the construction period.

PRIV PLACE T OR CERTIFICATE ARTICIPAT

The financing agreement created under an installment purchase transaction may be privately placed
with a single bank or financial institution or may be offered in a public sale through certificates of
participation. When the obligation is placed with a single sophisticated investor, the lender may do
his own tax analysis or may require a tax opinion from a qualified bond attorney. In cases where
certificates of participation are issued and marketed publicly, a tax opinion must be provided by
qualified bond counsel.



RESPON UPON INTER BECOMING T.

If by any action or failure to take action by the City, the County, or the Water and Sewer Authority
which causes the interest payable on the contract to become taxable, i.e. includable in the gross
income of the vendor/creditor or any assignee for federal income tax purposes, then the contract may
bear interest from that date at a taxable rate agreed upon by the unit and the vendor/creditor. That
provision should not be applicable when interest becomes taxable for any other reason.

IC HEARIN

Before entering into a contract authorized under G.S. 160A-20 involving real property, a City, a
County, or a Water and Sewer Authority created under Article 1 of Chapter 162A of the General
Statutes shall hold a public hearing on the contract. A notice of the public hearing shall be published
at least 10 days before the date fixed for the hearing. A Publisher’s Affidavit or Notice of Hearing
and a certified copy of the minutes of the hearing shall be filed with the Local Government
Commission with the Application.

URITY DOCUMEN

The contract may be secured by a Deed of Trust and Security Agreement prepared in conformity
with the installment purchase contract. All of the terms, definitions, conditions, and covenants of the
“Security Documents” should be expressly made a part of the contract directly or by reference.

LOCAL RNMENT COMM N APPROVAL

All public offering dates must be approved by the Local Government Commission. Local Government
Commission approval of an installment purchase contract is required:

1. If the contract extends for five or more years, obligates the unit to pay sums of money to
another, and obligates the unit to pay $500,000 or a sum equal to 1/10 of 1% of the
appraised value of the property subject to taxation by the contracting unit; or,

2. Where the installment purchase involves the construction or repair of fixtures or
improvements on real property.

The Local Government Commission does not review contracts between the unit of local government
and the State of North Carolina or the Federal government which are entered into as a condition to
making grants or loans; or, for contracts for the acquisition of motor vehicles or voting machines. It
should be noted that the exceptions do not apply to contracts between two or more units of local
government.

A contract subject to the Financing Agreements statute is void, and it is unlawful for a local
government to make any payments pursuant thereto, unless the contract is approved by the Local
Government Commission as evidenced by the Secretary's certificate which is to appear on the
contract itself. The Procedure for Commission approval of these contracts is similar to the procedure
for approval of non-voted general obligation bonds.

The proposed contract cannot be approved if the “net debt” of the contracting unit, after execution of
the contract, would exceed 8% of the assessed value of property subject to taxation by the contracting
unit.

In arriving at net debt, principal and interest will be shown, and the sum of principal to fall due
under the proposed contract throughout its term will be treated as if that sum were authorized by a
single general obligation bond order. The unit's year end statements of financial condition will, of
course, reflect the substance of these arrangements as required by generally accepted accounting
principles,



PRELIMINARY CONFERENCE

The Secretary of the Local Government Commission has authority to require a local government to
attend a preliminary conference with the staff of the Commission before an application for approval
of a proposed contract is presented to the Commission. Whether formally required or not, much time
can be saved and inconvenience to the local government avoided if the Commission is contacted well
in advance of the filing of a formal application.

APPLI N FOR APPROVAL

Forms for making application to the Commission for approval of a proposed contract subject to the
Financing Agreement statute are attached. The first step in the formal approval procedure, following
the preliminary conference, is filing of a properly completed application form with attachments. A
complete application must be received three weeks prior to a Local Government Commission meeting
to provide time for the staff to review and make recommendations to the Commission. The meetings
of the Local Government Commission are scheduled to be held on the first Tuesday of each month.

SUPPORTING DOC TS

G.S. 159-149 provides that an application for approval must “state such facts and have attached to it
such documents concerning the proposed contract and the financial condition of the contracting unit
as the Secretary [of the Local Government Commission] may require.” The following supporting
documents must be submitted along with the application for approval.

A. RESOLUTION OF GOVERNING BOARD

A certified copy of a resolution duly adopted by the governing board of the contracting unit must
accompany the application. This resolution must contain all of the following:

1. Describe the undertaking and the terms of the proposed contract or agreement in general
terms.

2. State facts supporting a conclusion that the undertaking is necessary and expedient for the
contracting unit.

3. State facts supporting a conclusion that the sums to fall due under the contract are not
excessive for its stated purpose.

4. State that the attorney for the contracting unit has rendered an opinion that the proposed
undertaking is authorized by law and is a purpose for which public funds may be expended
pursuant to the Constitution and laws of North Caralina.

5. State facts supporting a conclusion that the proposed contract or agreement, under the
circumstances, is preferable to a general obligation or revenue bond issue for the same
purpose. Specifically, (i) show that the cost of the proposed undertaking exceeds the amount
that can be prudently raised from currently available appropriations, unappropriated fund
balances, and non-voted bonds that could be issued by the contracting unit in the current
fiscal year pursuant to Article V, Sec. 4, of the North Carolina Constitution (the “two-thirds
limitation”); (ii) cite reasons and justifications for choosing the contract method of financing
rather than a non-voted general obligation bond issue, a voted general obligation bond
issue, or a revenue bond issue.

6. State facts supporting a conclusion that the estimated cost of financing the undertaking
under the contract method of financing compares reasonably with an estimate of similar
costs under bond financing for the same undertaking.



7. State facts supporting a conclusion that the debt management policies of the contracting
unit have been carried out in strict compliance with law, or that reasonable assurances
have been given that debt management will hence forth be so carried out.

8. Estimate what increase in the property tax rate, if any, will be required to raise sums to fall
due under the contract in each fiscal year during the term of the contract. If no tax increase
is anticipated, or other funding sources in addition to tax increase are anticipated, explain
in detail how the sums to fall due under the contract in each fiscal year will be paid.

9. If the undertaking to be financed is a part of & utility or public enterprise system operated
by the contracting unit, give a projection of revenues and expenses of the utility or
enterprise system during the term of the proposed contract, taking into consideration
additional revenues and expenses to be generated by the undertaking and the payments
required by the contract.

10. State facts supporting the conclusion that the contracting unit is not in default in meeting
its debt service obligations.

B. PUBLIC HEARING NOTICE AND MINUTES

Provide a Publisher’s Affidavit of the Notice of Public Hearing and a certified copy of the minutes of
the hearing.

C. COPY OF THE PROPOSED CONTRACT

Supply two executed copies of the proposed contract. The contract must contain two certificates: the
finance officer’s certificate in the form prescribed in G.S. 159-28(b), and the Commission's certificate
of approval. The latter certificate will be added by the Commission if the contract is approved. We
will retain one copy and return the second copy for your files.

D. COSTS OF PROJECT AND PERMITS

If the contract involves the construction of a building or other improvement, provide a certified
tabulation of bids in hand. If the contract involves the purchase of land or an existing building or
other improvement, supply at least one appraisal by a licensed real estate broker or other person
qualified to appraise similar properties. A letter from the design/construction professional
responsible for ensuring compliance with codes and regulations listing all permits required, directly
or indirectly, to execute the project and the status of acquisition of those permits is required.

E., RNEY'S QPINION

Supply an opinion letter from the contracting unit’s attorney stating that the proposed undertaking
is authorized by law and constitutes a public purpose under the Constitution of North Carolina.

F. SWORN STATEMENT OF DEBT: DEBT LIMITATION

The finance officer of the contracting unit {or some other officer designated by the governing board)
must prepare and submit with the application a sworn statement of the authorized and outstanding
debt of the unit. Forms for this statement are attached. The sworn statement of debt required for
financing agreements is essentially the same as that used for general obligation bond issues. The
completed statement must be sworn to by the officer preparing it. The original copy must be filed, as
part of the application, with the Secretary of the Local Government Commission, and a duplicate
original must be filed for public inspection in the office of the clerk to the governing board.



G. DETAILED REPAYMENT PLAN

If debt service of the proposed financing is anticipated te be paid by sources other than property tax
increases, the finance officer of the contracting unit (or some other officer designated by the
governing board) must prepare and submit one of the following applicable forms:

LGC-108C Projection of Water and Sewer Net Revenues, for water and sewer facilities.

LGC-108D Projection of Enterprise Net Revenues, for enterprises other than water and sewer {i.e.
electric, gas, parking, hospital and others)

LGC-108E Repayment plan for Non-Enterprise Projects. The sources and available amounts for
servicing the proposed debt must be listed and supporting schedules attached.

RANGE TLETTER

Supply a copy of the fee arrangement letter received from Special Counsel and/or Bond Counsel
including a description of the services to be provided.

COMMI N ACTT N ION

After the Secretary has notified the unit of local government that the application has been accepted
for submission to the Commission, the application and supporting documents will be considered and
either approved or disapproved by the Local Government Commission. The factors to be considered
by the Commission are set out in G.S. 159-151.

If the Commission tentatively decides to deny an application, the unit of local government will be so
notified and given an opportunity to make further representations concerning the matter. Upon
specific request, the Commission will hold a public hearing on the application.

After considering an application and any further representations with respect to the matter, the
Commission will either approve or disapprove the application. If the application is disapproved, the
contract may not be entered into. If the application is approved, the Secretary of the Commission or
his delegate will append a certificate to the contract stating that it has been approved by the
Commission. No contract subject to the Financing Agreements statute is valid without this
certificate.



IANCE H PURCHASE AND TRACT LAW.

Units of local government are advised that any contract subject to the Financing Agreements law
may also be subject to the laws controlling purchasing by local governments. It is the responsibility
of the unit of local government to have their attorney review those laws and advise on compliance
obligations.

COMPLIANCE WITH FEDERAL TAX LAWS

All tax exempt financing including “Installment Purchase,” “Lease Purchase,” and “Financing
Agreements” are subject to Federal Tax Law requirements. It is the responsibility of the financing
unit of government to submit from 8038-G to the Internal Revenue Service for each financing and to
keep appropriate records of escrow fund earnings for arbitrage rebate purposes. A completed copy of
this form must be received prior to the execution of the contract by the Secretary of the Local
Government Commission.

APP TION FEE

An application fee of $1,250 is required for installment or lease purchase contracts which are
privately placed. The fee for & public offering is $12,500.



SAMPLE
RESOLUTION

RESOLUTION AUTHORIZING THE FILING OF AN APPLICATION FOR
APPFROVAL OF A FINANCING AGREEMENT AUTHORIZED BY NORTH
CAROLINA GENERAL STATUTE 160A-20

WHEREAS, the [City/Town/County/Authority] of Anywhere, North Carolina desires to
[Describe the undertaking and terms of the proposed contract] (the “Project™) to better serve the
citizens of Anywhere; and

WHEREAS, The [City/Town/County/Authority] of Anywhere desires to finance the Project by
the use of an installment contract authorized under North Carolina General Statute 160A, Article 3,
Section 20; and

WHEREAS, findings of fact by this governing body must be presented to enable the North
Carolina Local Government Commission to make its findings of fact set forth in North Carolina
General Statute 159, Article 8, Section 151 prior to approval of the proposed contract;

NOW, THEREFORE, BE IT RESOLVED that the Board of [Commissioners/Aldermen/
Directors] of Anywhere, North Carolina, meeting in fregular/special] session on the day of
, 20 , make the following findings of fact:

1. The proposed contract is necessary or expedient because [State facts supporting a
conclusion that the undertaking is necessary and/or expedient for the contracting unit.)

2. The proposed contract is preferable to a bond issue for the same purpose because [State
facts supporting a conclusion that the proposed contract or agreement, under the
circumstances, is preferable to a general obligation or revenue bond issue for the same
purpose. Specifically, (i) show that the cost of the proposed undertaking exceeds the amount
that can be prudently raised from currently available appropriations, unappropriated fund
balances, and non-voted bonds that could be issued by the contracting unit in the current
fiscal year pursuant to Article V, Section 4, of the North Carolina Constitution (the “two-
thirds limitation”); (ii) cite reasons and justifications for choosing the contract method of

financing rather than a non-voted general obligation bond issue, a voted general obligation

bond issue, or a revenue bond issue.]

3. (For all issues marketed publicly.) The cost of financing under the proposed contract is
greater than the cost of issuing general obligation bonds. [Include justification for using this
method of financing.)

4. The sums to fall due under the contract are adequate and not excessive for the proposed
purpose because (State facts supporting a conclusion that the sums to fall due under the
contract are not excessive for its stated purpose.]

5. The [City/Town/County/Authority] of Anywhere's debt management procedures and policies
are good because [State facts supporting a conclusion that the debt management policies of
the contracting unit have been carried out in strict compliance with law, or provide
assurances that debt management will hence forth be so carried out.]

6. The increase in taxes necessary to meet the sums to fall due under the proposed contract
willbe _ cents per $100 valuation and is not deemed to be excessive.

7. The [City/Town/County/Authority) of Anywhere is not in default in any of its debt service
obligations.



8. The attorney for the [City/Town/County/Authority] of Anywhere has rendered an opinion
that the proposed Project is authorized by law and is a purpose for which public funds may
be expended pursuant to the Constitution and laws of North Carolina.

9. (If project is for utility of public service enterprise you must include this finding.) The
probable net revenues of the project to be financed will be sufficient to meet the sums to fall
due under the proposed contract.

NOW, THEREFORE, BE IT FURTHER RESOLVED that the [Mayor/Manager/Finance Officer]
is hereby authorized to act on behalf of the [City/Town/County/Authority] of Anywhere in filing an
application with the North Carolina Local Government Commission for approval of the Project and
the proposed financing contract and other actions not inconsistent with this resolution.

This resolution is effective upon its adoption this day of » 20

The motion to adopt this resolution was made by [Commission/Alderman/Director]

seconded by [Commissioner/Alderman/Director)

and passed by a vote of to

[Mayor/Chairman]

ATTEST:
[Clerk/Secretary]
This is to certify that this is a true and accurate copy of Resolution No. _. Adopted by the
Anywhere Board of [Commissioners/Aldermen/Directors] on the day of
, 20

[Clerk/Secretary) ' Date



SAMPLE ATTORNEY'S OPINION

Department of State Treasurer
Local Government Commission
3200 Atlantic Avenue

Raleigh, North Carolina 27604

Re: Financingof _
Pursuant to G.S. 160A-20
Gentlemen:
We are counsel for , North Carolina, and as such, are familiar with its

organization and operation. We are familiar with the official action on the part of its Board of
Commissioners in connection with the financing by (City/County pame) under G.S. 160A-20 of

{project description).

In connection with this opinion letter, we have examined:
A. Drafts of the financing documents;
B. Resolutions of the Board of Commissioners;

C. Article V of the North Carolina Constitution and the appropriate provisions of
Chapters ____ of the General Statutes; and

D. Such other documents as we deemed relevant or necessary in rendering this opinion.
Based upon the examination described above, we are of the opinion:

(1) That {City/County name) has the power and authority to enter into the transaction to
finance the project under the provisions of G.S. 160A-20;

(2) That the appropriate documents have been duly authorized by all necessary action on the
part of the Board of Commissioners and when duly executed and delivered, will be valid and binding
obligations of (City/County name) in accordance with the terms of the documents except that the
enforceability may be limited by bankruptcy, insolvency or similar laws affecting creditors’ rights
generally, as such laws would apply in the event of bankruptey, insolvency, reorganization or
liquidation of, or other similar occurrence with respect to the unt unicipality) or in the
event of any moratorium, temporary injunction or similar occurrence affecting the (County or

Municipality);
(3) That the proposed undertaking by (City/County name) is authorized by law and does
constitute a public purpose under the Constitution of the State of North Carolina;

(4) That all necessary and appropriate actions by the Board have been taken including a public
hearing, if required, and that such public hearing as conducted, met fundamental requirements of
the statutes;

(5) That the Notice for a Public Hearing is timely and sufficient to identify the matter
(contract) to be considered; and

(6) That the (City/County name) has followed applicable bid law requirements in full
compliance with applicable public bid statutes; and

We are members of the Bar of the State of North Carolina and we do not purport to express any
opinion except as to the laws of the State of North Carolina.

Attorney’s Signature



Calendar
Day 1-30

Day 30-60

Day 50

Day 60

Private Placement Financing Agreements Timetable

Step No.
1

Event

If applicable, file report required by G.S. 157.1 - 157.9 with Joint
Legislative Committee on Local Government and the Fiscal Research
Division of the North Carolina General Assembly at least 45 days
before the application is scheduled to be considered by the Local
Government Commission. Send a copy of the report to the LGC staff.

Contact LGC staff and schedule preliminary conference to discuss the
following:

(a) Discuss project necessity, estimated costs, and feasibility.

(b) Discuss financing alternatives.

(c) Review unit’s debt/fiscal management procedures and policies.
(d) Discuss authorization process, requirements and time frame.
{e) Decide whether to proceed.

Have Governing Board adopt a resolution giving their approval to
proceed, appointing authorized representative and directing staff to
request proposals from banks.

Request proposals from a minimum of three banks. After proposals
are received, select a bank based on rate, term, and fees. Discuss with
LGC staff.

Steps 1-3 can be done in less than 30 days.

. File formal application with the LGC. Application, supporting

documentation, and essentially final documents to be received at
least twenty-ejght calendar days prior to any regular meeting of the
LGC (first Tuesday of each month). All supporting materials must be
received prior to LGC meeting including: (1) description of project
and need (2) preliminary engineering report and/or cost estimate {3)
any associated service or construction contracts (4) bank contract and
estimated fees for all parties and (5) feasibility report, if applicable.

. Include resolution passed by Governing Body making the necessary

findings required by the Commission relating to the proposed
contract.

Public Notice: Published in local newspaper ten days prior to a
Public Hearing. (Provide adequate notification for citizens to attend
Hearing and voice their opinion).

Public Hearing: Financing agreement can be discussed at one of the
following: Special Meeting, County Commissioners Meeting, City
Council Meeting, or regular Monthly Meeting. Public hearing must be
held before application is considered by the LGC,

Application considered by the Local Government Commission.

Closing and Delivery.



To the Persons on the Attached Distribution List:
Re: Request for Proposal for Installment Financing Agreement

The [City/County] North Carolina (the [City/County]) desires to enter into an installment
financing agreement pursuant to N.C.G.S. §160A-20 in the principal amount not to exceed
$ for the purpose of financing the cost of the project described below. The
[City/County] is soliciting your proposal to provide the necessary financing for this project, subject to
the terms and conditions set forth in this Request for Proposal.

A. Pertinent Information

The Project consistsof Ll Bt

{the “Project”).

The City/County is currently rated by Moody's Investors Service,
by Standard & Poor’s Ratings Services and by Fitch. The
(City's/County’s] North Carolina Municipal Council Rating is .

The financing will be bank eligible under Section 265 of the Internal Revenue Code of 1986, [If
Bank Qualified.]

The [City/County] expects to obtain Local Government Commission approval of the installment
financing agreement on

B. Contract Specifications

1. The desired amount of the financing is not to exceed $

2. The desired term of the financing is _ years. The [City/County] desires the debt service
payment schedule to reflect amortization over a __ year period.

3. Installment payments are to be made (semiannually/annually etc.] [arrears/advance].
4. The interest rate(s) shall be fixed for the term.

5. The interest rate(s) proposed must be guaranteed for at least sixty (60) days. The
[City/County] desires to close the transaction by the end of .

6. Prepayment terms will be negotiated between the (City/County] and the successful bidder.
The [City/County] desires prepayment of principal at any time without penalty.

7. The [City/County’s) obligations under the installment financing agreement will be secured by
a deed of trust or security interest in all or a portion of the project being financed as negotiated
between the [City/County) and the successful bidder. No deficiency judgment may be rendered
against the [City/County] for breach of a contractual obligation under the Installment Financing
Agreement, and the taxing power of the [City/County] will not be pledged to secure repayment
thereunder.

8. The Installment Financing Agreement must not contain a non-substitution clause and there
must be a non-appropriation clause in the installment financing agreement.



C. Submigsi { Pro 1

Two copies of you proposal must be received by a.m./p.m. on ,
at the offices of » Finance Director,
[City/County] {address]. You may also submit your proposal via facsimile transmission at

Proposals must specify at a minimum the following information.

1. The term of the financing.

2. The interest rate.

3. The terms of repayment. Please attach a sample debt service schedule.

4. Proposed terms for optional prepayment. Please also state whether you would allow a
prepayment without penalty from excess construction proceeds.

5. A list of all additional costs to be associated with this transaction, including origination or
placement fees, escrow fees, counsel fees and expenses. State whether or not any of such fees or
expenses will be capped.

6. A statement to the effect that the bank agrees to the contract specifications set forth in Part
B of this Request for Proposal.

7. Proposed collateral to secure financing and the method for creating the lien or security
interest in such collateral.

8. Bids should be based on gross funding of The Project (without consideration of investment
earnings).

The [City/County] reserves the right to request additional information from the bidders and
reserves the right to reject all proposals and to waive any irregularity or informality, Although the
selection will be based substantially on lowest total financing cost (including both interest cost and
upfront fees and expenses), the [City/County] reserves the right to select the bidder that best meet
the needs of the [City/County].

If further information is needed or if you have any questions regarding this Request for
Proposal, please contact __ " = o T et

Thank you in advance for your consideration of this proposal.

Very truly yours,

Finance Director



RESOLUTION 21-18
RESOLUTION OF THE TOWN OF HOLDEN BEACH, NORTH CAROLINA, AUTHORIZING
THE NEGOTIATION OF AN INSTALLMENT FINANCING CONTRACT AND PROVIDING FOR
CERTAIN OTHER RELATED MATTERS THERETO

WHEREAS, the Town of Holden Beach, North Carolina (the “Town™) is a municipal corporation
duly created and validly existing under the Constitution, statutes and laws of the State (the “State™);

WHEREAS, the Town has the power, pursuant to the General Statutes of North Carolina to (1)
enter into installment contracts in order to purchase, or finance or refinance the purchase of, real or personal
property and to finance or refinance the construction or repair of fixtures or improvements on real property
and (2) create a security interest in some or all of the property financed or refinanced to secure repayment
of the purchase price;

WHEREAS, the Board of Commissioners (the “Board™) of the Town hereby determines that it is
in the best interest of the Town to (1) enter into an installment financing contract (the “Contract™) with a
financial institution to be determined in order to pay the costs of purchasing property in the Town located
at 441 Ocean Boulevard W., including the pier (the “Praperty™), and (2) in order to provide security for
the Town’s obligations under the Contract, grant to such financial institution a security interest under a
deed of trust on all or a portion of the real property comprising the Property, and the improvements thereon,
as the financial institution providing the funds to the Town under the Contract may require;

WHEREAS, the Town siaff has retained (1) Parker Poe Adams & Bemstein LLP, as special counsel
(“Special Counsel”) and (2) DEC Associates Inc., as financial advisor, in connection with the proposed
installment (inancing;

WHEREAS, the Board hereby determines that the acquisition of the Propesty is important to the
general health and welfare of the Town's inhabitants; that acquiring the Property will permit the Town to
carry out public functions that it is authorized by law to perform, including, without limitation, providing
regional public beach access, public parking, recreation and access for beach nourishment and emergency
operations; and that entering into the Contract is necessary and expedient for the Town by vistue of the
findings presented herein;

WHEREAS, the Board hereby determines that such cost of acquiring the Property exceeds the
amount that can be prudently raised from currently available appropriations, unappropriated fund balances
and non-voted bonds that could be issued by the Town in the current fiscal year pursuant to Article V,
Section 4 of the Constitution of the State;

WHEREAS, although the cost of financing the acquisition of the Property pursuant to the Contract
is expected to exceed the cost of financing the acquisition of the Property pursuant to a bond financing for
the same undertaking, the Town hereby determines that the cost of financing the acquisition of the Property
pursuant to the Contract and the obligations of the Town thereunder arc preferable to a general obligation
bond financing or revenue bond financing for several reasons, including but not limited to the following:
(1) the cost of a special election necessary to approve a general obligation bond financing, as required by
the laws of the State, would resuit in the expenditure of significant funds; (2) the time required for a general
obligation bond election would cause an unnecessary delay in the ability to acquire the Propenty; and
(3) insufficient revenues are produced by the Property so as to permit a revenue bond financing;

WHEREAS, the Board hereby determines that the estimated cost of financing the acquisition of
the Property pursuant to the Contract allows the Town to finance the acquisition of the Property at a
favorable interest rate currently available in the financial marketplace and on terms advantageous to the



Town and reasonably compares with an estimate of similar costs under a bond financing for the same
undertaking as a result of the findings delineated in the above preambles;

WHEREAS, the Town does not anticipate an increase in taxes to pay the installment payments
under the Contract, but the increase in taxes, if any, necessary to service the installment payments falling
due under the Contract will not be excessive;

WHEREAS, no deficiency judgment may be rendered against the Town in any action for its breach
of the Contract, and the taxing power of the Town is not and may not be pledged in any way direcily or
indirectly or contingently to secure any money due under the Contract;

WHEREAS, the Town is not in default under any of its debt service obligations;

WHEREAS, the Town’s budget process and Annual Budget Ordinance are in compliance with the
Local Government Budget and Fiscal Control Act, and external auditors have determined that the Town
has conformed with generally accepted accounting principles as applicd to governmental units in preparing
its Annual Budget Ordinance;

WHEREAS, past audit reports of the Town indicate that its debt management and contract
obligation payment policies have been carried out in compliance with the law, and the Town has not been
censured by the Local Government Comumission of North Carolina (the “LGC™), external auditors or any
other regulatory agencies in connection with such debt management and contract obligation payment
policies;

WHEREAS, a public hearing on the Contract, afier publication of a notice with respect 1o such
public hearing, must be held and approval of the LGC with respect to entering the Contract must be
received; and

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF THE
TOWN OF HOLDEN BEACH, NORTH CAROLINA, AS FOLLOWS:

Section 1. That the Mayor and the Town Manager, and their designees, with advice from the
Town Attorney and the Town’s financial advisor, are hereby authorized and directed to negotiate on behalf
of the Town (1) the financing of the acquisition of the Property for a principal amount not to exceed
$3,300,000 under the Contract, to be entered into in accordance with the provisions of Section 160A-20 of
the General Statutes of North Carolina, as amended, and (2) the provision of a security interest under a deed
of trust in the Town's fee simple interest in all or a portion of the real property comprising the Property,
together with all improvements thereon, as may be required by the financial institution providing the funds
to the Town under the Contract to secure the Town’s obligations thereunder.

Section 2. That the Board finds and determines:

(1)  That the proposed Contract is necessary and expedient;

(2)  That the Contract, under the circumstances, is preferable to a bond issue for the same
purpose;

(3)  That the sums to fall due under the Contract are adequate and not excessive for its proposed
purpose;

(4)  That the Town’s debt management procedures and policies are good;

(5)  That the increase in taxes, if any, necessary to meet the sums to fall due under the Contract
will not be excessive; and

(6)  That the Town is not in default in any of its debt service obligations.

PPAB 6759408v3



Section 3, That the Town Manager or his designee is hereby directed to file with the LGC an
application for its approval of the Contract and all relevant transactions contemplated thereby on a form
prescribed by the LGC and to state in such application such facts and to attach thereto such exhibits
regarding the Town and its financial condition as may be required by the LGC.

Section 4, That Parker Poe Adams & Bernstein LLP has been retained by the Town to serve
as special counsel for the installment financing and DEC Associates Inc. been retained to serve as financial
advisor for the installment financing. The Town Manager, with advice from the Town Altorney, is hereby
authorized to retain the assistance of other professionals as they deem necessary and desirable to carry out
the intention of this Resolution.

Section §, That a public hearing shall be conducted by the Board on January 18, 2022 (the
“Public Hearing”") conceming the approval of the execution and delivery of the Coniract for the financing
of the acquisition of the Property. The Town Clerk is hereby directed to cause a notice of the Public
Hearing, a form of which is attached hereto as Exhibit A, to be published at least once in a qualified
newspaper of gencral circulation within the Town no fewer than 10 days prior to the Public Hearing.

Section 6. That all actions of the Town and its officials, whether previously or hereafier taken
in effectuating the proposed installment financing as described herein, are hereby ratified, authorized and
approved.

Section 7. That all motions, orders, resolutions and parts thereof in conflict herewith are
hereby repealed.
Section §. That this Resolution is effective on the date of its adoption.
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STATE OF NORTH CAROLINA )]
) S§S:
COUNTY OF BRUNSWICK )
1, Heather Finnell, Town Clerk of the Town of Holden Beach, North Carolina, DO HEREBY
CERTIFY that the foregoing is a true and exact copy of a resolution entitled “RESOLUTION OF THE TOWN
OF HOLDEN BEACH, NORTH CAROLINA, AUTHORIZING THE NEGOTIATION OF AN INSTALLMENT

FINANCING CONTRACT AND PROVIDING FOR CERTAIN OTHER RELATED MATTERS THERETO"
adopted by the Board of Commissioners of the Town of Holden Beach, North Carolina, at a meeting held

on the 21st day of December, 2021,
st WITNESS my hand and the corporate seal of the Town of Holden Beach, North Caroling, this the

day of December, 202].
(ﬂ(,oﬂlu LFW

Heather Finnell
Town Clerk
Town of Holden Beach, North Carolina

2
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HIBIT
NOTICE OF PUBLIC HEARING

The Board of Commissioners (the “Board™) of the Town of Holden Beach, North Carolina (the
“Town"} is considering entering into an installment financing contract (the “Contract™), in a principal
amount not to exceed $3,300,000, under which the Town will make certain installment payments, in order
to (a) pay the costs of purchasing property in the Town located at 441 Ocean Boulevard W., including the
pier (the “Properiy™), and (b) pay the costs associated with entering into the Contract. The Town expects
that acquiring the Property will pemit the Town to carry out public functions that it is authorized by law
to perform, including, without limitation, providing regional public beach access, public parking, recreation
and eccess for beach nourishment and emergency operations. In connection with the Contract, the Town
will grant a security interest in all or a portion of the real property comprising the Property, and
improvements thereon, for the benefit of the financial institution providing the funds to the Town under the
Contract.

NOTICE IS HEREBY GIVEN, pursuant to Sections 160A-20 of the General Statutes of North
Carolina, that on January 18, 2022 at 5:00 p.m., or as soon thereafter as practicable, at the Town Hall Public
Assembly, 110 Rothschild Street, Holden Beach, NC 28462, the Board will conduct a public hearing
concerning the approval of the execution and delivery of the Contract as described above, All interested
panties are invited to present comments at the public hearing on the Contract. Any person wishing to
comment in writing should do so by submitting comments to Town Hall, t 10 Rothschild Street, Holden
Beach, NC 28462, Attention: Town Clerk, or heather@hbtownhall.com. Writlen comments must be
submitted between the date of publication of this notice and 24 hours before the public hearing.

/s Heather Finnell
Town Clerk
Town of Holden Beach, North Carolina
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DEC ASSOCiates lnc. Delining Emerging Concepts
L

FINANCIAL ADVISORY AGREEMENT

The Financial Advisory Agreement (the “Agreement”) is entered on December 8, 2021, between
the Town of Holden Beach, NC ("the Town") and DEC Associates, Inc. (“the Advisor”). The
Agreement is specific to the acquisition of the pier property financing specifically "the Financing”
dated on or about February 2022.

in connection with the Financing, the Advisor will perform the following services:
1. Advise on matters refaling to timing, financing structure, and other related matters,

2. Advise the Town regarding various alternative structures and the design thereof to
maximize the economic benefits,

3. Assist the Town in obtaining private placement of the Financing, and the design thereof
to maximize the economic benelits by taking request for proposals from the Town's
recommeanded financing partners,

4. Assistin the pricing of the Financing based upon structure, duration, and current market
conditions,

5. Assist the Town in obtaining Local Government approval, and
6. Assistin the review ol documentation for the transaction.

For these services DEC Associates, In¢. will charge as the fee a sum of $30,000. This
Agreement is cancellable by the Town or the Advisor with thirty (30) days’ notice. Upon notice by
either party, services provided by DEC will be prorated and billed to the City. This fee does not
include services rendered by others.

Qur firm is registered with the Securities and Exchange Commission (SEC) as a Municipat
Advisor and has MA and MA-| filings w:h the SEC reviewable on www.SEC gov. Pursuant to our
best practices and registration requirements, our firm, after reasonable ddigence, has no

known conflicts of interest pursuant to this Agreement. Additionally, our firm s nat awage of ﬂﬁ}‘ ’
material legal or disciplinary events applying to it. Plhas b {

i bl e eitbot -1

]oavid

B

DE ARRT T N
lne
Detining Emerging Cancepls

DEC Associates, inc.

= oz >

An"dré\'.;f Carter

David Hewett
Town Manager Director
Title Title
51/ . A2 December 8, 2021
Date Date
2133 Southenec Drive Unil 306 Chariolie NC 28203

(704) 334 - 7478 (o) (704} 334-7481



Jantes Powell Appraisals, LLC

An Appraisal Report
of

A combined total of 1.903+ Acres being
1.605 acres known as 441 Ocean Boulevard West
a’/k/a TMS # 246D-B-001 and also
0.298 acres known as 455 Ocean Boulevard West
a/k/a TMS # 246D-B-002,

Holden Beach,

Brunswick County, North Carolina,

PREPARED FOR

The Town of Holden Beach

AS OF

6 September, 2021

PREPARED BY

ANTON F. B. R. POSTER, SR.
State Certified Residential/General Real Estate Appraiser
North Carolina Certificate #A2048
State Certified General Real Estate Appraiser
South Carolina Certificate #CG 676

File 5213617

Anton F.B.R. Poster, Sr.




James Powell Appraisals, LLC

EXECUTIVE SUMMARY
Of An Appraisal Report

Name of Subject ------ The Holden Beach Pier site plus an adjacent
lot, forming a 1.903+ acre parcel
being TMS Parcel #s 246D-B-001 and 246D-B-002

Address -—--—=m-—cecmmmcmmcm e 441 and 455 Ocean Boulevard West,
Holden Beach,
Brunswick County, North Carolina

Description of Property ------—- One combined commercial parcel with
Atlantic Ocean frontage

and a pier, no

known nor observable obsclescences

Appraisal of - ==+ b e o e e Market value
Property Rights Appraised ---——————cccccccceaaa- Fee Simple Estate
Date of vValuation ——————-—icccmc e - 6 September, 2021
Assignment Report Option ----——--—mmmccmmmm e Appraisal Report
AppPralser -———-eeme e Anton F.B.R. Poster, Sr.

State Certified Residential/General
Real Estate Appraiser, N. C. # A2048,
State Certified General Real

Estate Appraiser, S. C. # CG676

Positive or Negative Influences ----————--- Atlantic Ocean Frontage
Highest and Best Use

If Vacant --—m-meemomomcm e Eventual Commercial Development
AS IS ——crmemmm e e Eventual Commercial Development
Cost Approach, As If Completed -----=eococccuue o Not Applicable
Sales Comparison Approach I ----——--cccemr—mam $ 3,550,000
Sales Comparison Approach Il -----—--ccemmccmcccceaeaa- $ 3,300,000
Income Approach -—---—-——-————rrrmmerecm e s se———a Not Applicable
Final Recoﬂciliation e $ 3,500,000
Estimated Exposure Term --—-—-————————m-—ce-m-=- Twelve (12) Months

Anton F.B.R. Poster, Sr.l
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The enclosed appraisal report. and the related evaluation process, was made subject to and
in accordance with the following Assumptions, Limiting Conditions, and Certification:

ASSUMPTIONS AND LIMITING CONDITIONS

The market value of the subject property, as shown and contained in the appraisal report,
is made subject to certain assumptions and limiting conditions. Specificatly, they are:

1. The date of which this value estimate of the subject property applies is: § Septem-
ber, 2021: this is the date of the valuation for the subject being appraised and it is
the eftective date of the appraisal.

2. No responsibility for matters legal in character is assumed, nor is any opinion ren-
dered as to the title. which is assumed to be good. Any liens or encumbrances (ex-
cept for any lease encumbrance that might be referred to in the appraisal report)
which may exist have been disregarded and the property has been appraised as
though no delinquency in the pay ment of general taxes or special assessments ex-
ists. and as though free of indebtedness,

3. Certain information in this report was turnished from sources believed to be reli-
able: however, such information is not guaranteed to be correct although it has
been checked insofar as possible and is believed to be correct.

4, No survey ol the subject property was made, or caused to be made. by this ap-
praiser and no responsibility is assumed for the occurrence of such matters.

5. An exterior visual inspection of the property was made. No engineering test bor-
ings were made to determine soil bearing qualities. The soil of the area under ap-
praisement appears to be firm and solid. unless otherwise stated. Subsidence in
the area is unknown or uncommon, but the appraiser does not warrant against this
condition or occurrence.

6. Subsurface rights (minerals and oil) werc not considered in making this report.
unless othenvise stated.

7. The appraiser, by reason of this report, is not required to give lestimony in court
with reference to the property herein appraised. nor is he obligated to appear be-
tore any government body, board or agent.

8. Any plats or maps in this report are used merely to help the reader visualize the
property and its surroundings. and are not certified to be accurate.

9. Possession of this report, or copy thereof, does not carry with it the right to publi-
cation, nor may it be used for any purpose by any but the applicant without previ-
ous written consent of the appraiser.
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ASSUMPTIONS AND LIMITING CONDITIONS - continued

10. 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 the
written consent and approval of the appraiser.

11. This value estimate must not be used in conjunction with any other appraisal, or in-
tended use, and it is invalid if so used.

12. Use of this report for a stock offering is prohibited.

13. The Legal Description contained in this report describes the entire tract of usable
land and was included to show the reader the relationship of its boundaries, where
applicable.

14. It is assumed that adequate water and sewer utilities will continue to be available
to the subject.

15. It is assumed herein that any improvements under construction and/or proposed,
shall be completed in a competent, workman-like manner conforming with the refer-
enced plans and specifications. As per appraisal theory and guidelines, this report
assumes that all improvements are complete and occupiable as of the date of this
value estimate.

16. No responsibility is assumed for service or operating inspections of equipment in
the buildings covered by the appraisal report. [t is assumed that all mechanical
items are in proper. working order,

17. Nor is any responsibility assumed for an inspection of weather tightness of the ex-
terior or interior surfaces of any buildings.

18. No testing of material or equipment was made and no responsibility for same is as-
sured.

19. By acceptance of this appraisal report, the orderer, owner, purchaser, seller, client,
lender or any person subsequently receiving this report agrees and understands that
the appraiser’s liability is limited to the amount of the appraisal fee charged for pre-
paring this appraisal report. This appraisal report is an economic study for value, it
is not an engineering, structural, mechanical, feasibility or architectural study.

20. Users of this appraisal report are directed to obtain the services of an professional
engineer to determine the presence and/or absence of hazardous materials including,
but not limited to: asbestos and’or radon gas and/or urea formaldehyde foam insula-
tion and/or pollutants. as well as the structural integrity of the building and
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ASSUMPTIONS AND LIMITING CONDITIONS - continued

the present condition of its mechanical systems, since the Appraiser has made no
such inspection expressly or implied and accepts no responsibility therefore.

21. This appraisal is specifically contingent upon, and the appraiser's understanding
that, there has been, or will be, a removal of any underground storage tanks which
exist or which may have existed on the subject site; also, that there has been no con-
tamination of soils. If contamination has occurred, the contaminated soils and the
source of contamination will be removed and the contamination remedied on the
subject site in accordance with all federal and state regulations.

22. Acceptance of. and/or use of, this appraisal report by client or any third part con-
stitutes acceptance of the above conditions. Appraiser liability extends only to stated
client. not subsequent parties or users of any any lype, and the tota! liability of ap-
praiser and firm is limited to the amount of the fee received by the appraiser.

23. Itis assumed herein that no pollutants are located on site and that nothing on the
site has produced pollutants on adjoining sites. Unless specitically stated otherwise
in this report. the subject exhibited no positive signs indicating either an existence of
or an absence of pollutants or such pollution-creating elements. [f the lender/client
would like to have assurances as to the existence of pollutants on the subject, then
said chicnt should retain the services of a professional corporation designed to test
tor the enistence ol such problems.

CERITNICATION

1 certity that. to the best ol my knowledze and belief.....

- this appraisal assignment was not based on a requested minimum valuation. a spe-
cific valuation. or the approval of a loan

- the statements of fact contained in this report are true and correct
- the reported analyses, opinions, and conclusions are limited only by the reported as-
sumptions and limiting conditions, and are my personal, unbiased .professional

analyses, opinions, and conclusions.

- [ have no present or prospective interest in the property that is the subject of this re-
port. and [ have no personal interest or bias with respect to the parties involved.

- my compensation is not contingent upon the reporting of a pre-determined value or

direction in value that favors the cause ol the client, the amount of the value esti-
mate. the attainment of a stipulated result. or the occurrence of a subsequent event.
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QUALIFICATIONS OF ANTONF. B. R. POSTER, SR.
Biography: Born 6-26-32; Lifetime resident of the Grand Strand;
Married, 3 children; American Legion Award, Science Award; Naval Veteran.
Education: Myrtle Beach School System, 1958-1970
Higher: University of South Carolina, Coastal Carolina Graduate, 1975; Dean's List, Bachelor of Science in
Business Administration, Major in Management, Emphases in Psychology, Law, and Real Estate.

Professional: AIREA Course 1-A-1, Course 1-A-2, September, 1979

AIREA Residential Valuation, March, 1981

AIREA Standards of Prof. Practice. July, 1982

AIREA Principals of Capitalization, July, 1983

AIREA Capitalization Theory, Part A, July, 1983

AIREA Hotel'Motel Seminar, October. 1983

AIREA Capitalization Theorv, Part B. October, 1984

AIREA Case Studies in RE Valuation. August, 1987

AIREA Valuation Analvsis & Report Writing. October, 87

Appraisal Institute Standards. A & B. March, 1992

Sharp's "Do Your Homework” Seminar, March, 1993

Appraisal [nstitute H&B Use& Market Analysis. November, 93

Appraisal Institute Residential Inspection Seminat. January, 95

[Tahn & Associates' "FHA Guidelines" Seminar. May. 95

Sharp's " I'he Home Inspection” Seminar, March. 1996

Appraisal Institute Standards. A & B. May. 1997

Appraisal Instituie Standards of USPAP. Part C. April. 1999

Appraisal Institute Appraisal Procedures, Nosember, 1999

Appraisal Institute Internet Search Stratagies Seminar. December. 1999

MeNissock. Ine 's "Residential Construction” Seminar and USPAP Update, May, 2004

il - Speciglized: Computer Progranming in Basic. 1980: Marshall Valuation Service Seminars
Professional Experience: (Firm/Position [Held Dates)
Independent Fee Appraiser and Consultant. 1989 - present
Southern Heritage Realty. Broker, 1989 - 1991
Coastal Federal S & L Assn., Chief Appraiser. 1979-1989
Coastal Federal S & L Assn., Vice President. 1986-1989
Coastal Federal S & LAssn., AsstVP, 1980-1986
Coastal Federal S & L Assn., Loan Officer. 1976-1979
Coastal Mortgage Bankers & Realty, Broker in Charge, '81-'89
Dusenbury, Hendrix & Little Law Firm, Paralegal, 1971-1976

* Past Vice President - Ocean Lakes Investment Company, a Real Estate Development Firm.

* Owner of Appraiser Alliance Group of Myrtle Beach. South Carolina.
Specicd Experience: Caleulator and Computer programmer; past Mortgage Secondary Marketing Officer.
Organizations:
* Past Residential Member of the Appraisal Institute of Real Estate Appraisers
*State Certified Residential/General Real Esate Appraiser by the State of North Carolina. Certificate No. A2048
*State Certified General Real Estate Appraiser by the State of South Carolina. Certificate No. CG 676
* Chairman, Sign Ordinance Review Committee and Landscape Ordinance Committee for City of M B
* 5 time Past-President. Arcadian Shores Homeowner's Association
* Licensed and Appointed Lay Reader, Local Episcopal Diocese.
* Past President & Director/Fund Raising Chairman, Myrtle Beach Civitan Club.
* Lifetime Member - Disabled American Veterans * United States Naval Academy Alumni Association




APPRAISAL IDENTIFICATION



PURPOSE OF THE APPRAISAL
The purpose of this appraisal is to estimate the Market Value of the Fee Simple Estate of the subject.

The Subject Data Section of this report describes the subject property in greater detail.
DATE OF THE APPRAISAL

Real estate investment has a high rate degree of risk, and performance and success depended upon
management and market equality, and many factors of outside influence. If for any reason
substantial events occur after the effective date of this appraisal, the value of the property will
change. Substantial events would encompass those of worldwide, national, regional. locale or
neighborhood influences, The date of this appraisal is 6 September, 2021.

USE OF THE APPRAISAL

This appraisal is to be used by the client as a means to determine the potential value of the subject
property. It is my understanding that this appraisal will be used for to establish market value for

internal evaluative purposes by you. the Client: The Town of Holden Beach.

SCOPE OF THE APPRAISAL

I he scope, and conditions. of the appraisal assignment will be discussed in detail on the following page
ol this report.  In this appraisal process the lollowing work was done: The site was investigated, as
was the surrounding neighborhood and community.  As xtraordinary Assumptions it should be noted
that various clements of lact were provided o me by agents of the Client. the local Multiple List
Serviee and or the County. including the property's legal description. acreage. assessment and taxes, as
well as information regarding wetlands and 1ood sones. What was provided to mwe is stated within the
appraisal and this appraisal assumes that this information is true and accurate. Please also note that a
variance from any of these Extraordinary Assumptions could (and most likely would) affect the
value(s) found within the appraisal. Sales and rental data, as available and applicable. were collected
and analyzed.  Typical cost, depreciation, and income’expense information was reviewed. The
IHighest and Best Use for the property was determined. A comparison and analysis was made
relating the property and its neighborhood to other, competitive. properties and neighborhoods. The
Cost Approach was not developed being deemed potentially misleading. The Sales Comparison
(Market) Approach was next applied to the property. It was applied with different, but equally valid
methodologies. resulting in two values. The Income Approach was subsequently briefly reviewed.
Following this the indications of value were reconciled to a Final Value Estimate of the Subject. An
estimate of the marketing period and the potential exposure term for the Subject was developed.
Finally. the above work for an appraisal assignment was refined to the enclosed Appraisal Report

(which is the format of the assignment) of Defined Value.



DEFINITIONS OF THE APPRAISAL

(1) The definition of Market Value which follows is that of the Federal Deposit Insurance Corporation as set
forth under publication 12 CFR Part 323.2(f) and has been adopted by the Financial Institutions Reform,
Recovery and Enforcement Act (FIRREA). This definition is also recognized by the Federal Reserve
System as set forth in publication 12 CFR Part 225, Department of the Treasury (OTS) as found in 12
CFR Parts 545, 563 and 564 and Office of the Controller of the Currency as found in 12 CFR Part 34.
This definition was not affected by the changes which were published in the Federal Register on 7 June,
1994,

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

conditions whereby:

l. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised. and acting in what they consider their own best
interests;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in U.S. doliars or in terms of financial arrangements comparable
thereto; and

5. The price represents the normal consideration for the property sold unaffected by special or creative

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

At its national meeting in July 1993 the Board of Directors of the Appraisal [nstitute adopted new definitions of
market value, disposition value and liquidation value. The current definition of market value as established by

the Appraisal Institute is:

Market Value is the most probable price which a specified interest in real property is likely to bring
under all of the following conditions:

1. Consummation of a sale as of a specified date:



DEFINITIONS OF THE APPRAISAL - Continued

. Open and competitive market for the property interest appraised;
. Buyer and seller each acting prudently and knowledgeably;

. Price not affected by undue stimulus:

o W N

. Buyer and seller typically motivated:

6. Both parties acting in what they consider their best interests;

-

. Adequate marketing efforts made and a reasonable time allowed for exposure in the open market.

o

Payment made in cash in U, S. dollars or in terms of financial
Y. 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.

(2) "Fair Value” is the cash price that might reasonably be anticipated in a current sale under all conditions
requisile to a fair sale, A fair sale means that buyer and seller are each acting prudently. knowledgeably,

and under no neeessity o buy or sell - e other than in a forced or liquidation sale.

Lhe appraiser should estimate the cash price that might be received upon exposure to the open market
for a reasonable time., considering the property 1y pe and local market conditions.  When a current sale
v unlikely . ie when it s unlihely that the sale can be completed within 12 months, the appraiser must
discount all cash flows generated by the property 10 obtain the estimate of fair value.  These cash fiows
include. but are not limited to those arising from ownership, development, operation and sale of the
property.  The discount applied should reflect the appraiser's judgment of what a prudent,
knowledgeable purchaser, under no necessity to buy, would be willing to pay to purchase the property in

a current sale.

Whenever the appraiser believes that more than 12 months is necessary for a fair sale of the property,
the appraiser should state and justify the estimated time and should state the annual discount rate

applied. The discount applied should be for the entire time peciod if more than 12 months.

Souree: Oftice of the Comptrolier of the Currency. Comptroller's Manual For Natwenal Banks. March 1990, Section 7.3023

{3) Market Value "As Is" on Appraisal Date: 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 as of the date the appraisal is prepared.



DEFINITIONS OF THE APPRAISAL - Continued

(4) Market Value "As If Completed' (Prospective Value) on Abpraisal Date: An ¢stimate of the market
value of a property under the stipulations named above but assuming that certain proposed improvements

will be completed in the future, as of the date that the appraisal is prepared.

(5) There are many types of ownership of real estate rights and there are many rights to real estate that can be

owned. The Fee Simple estate of a property is defined as:

“Absolute ownership unencumbered by any other interest or estate; subject only to the limitation of
eminent domain, escheat, police power, and taxation.”

(From The Dictionary of Real Estate Appraisal)

(6) There are many types of ownership of real estate rights and there are many rights to real estate that can be
owned. The Leasehold Estate of a property includes the definition of Leasehold Estate from The

Appraisal of Real Estate, Eieventh Edition, which is known as:

“...the interest held by the lessee...through a lease transferring specified rights, including the right of use

and occupancy, for a stated term under certain conditions.”

(7) There are many types of ownership of real estate rights and there are many rights to real estate that can be

owned. The Leased Fee of a property is defined in The Appraisal of Real Estate, Eleventh Edition, as:

“...an ownership interest held by a landlord with the right of use and occupancy conveyed by lease
to others; the rights of the lessor (the leased fee owner) and leased fee are specified by

contract terms contained within the lease.”

(8} "Market Rent™ is the rental income that a property would most probably command in the open market.
The phrase can be used interchangeably with the term “fair rental value™.

(From: The Appraisal of Real Estate, Eleventh Edition)

(9) When a tenant pays all expenses of holding a building. including its (1) taxes, (2) insurance premiums, and
{3) exterior and mechanical maintenances, the Landlord receives a2 Triple-Net Rental. When the Landlord

is responsible for these costs then a Gross Rental is paid.



DEFINITIONS OF THE APPRAISAL - Continued

{10) The 2012-2013 Edition of the Uniform Standards of Professional Appraisal Practice defines EXPOSURE
TIME as: “estimated |ength 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.”

(1D This same source states in Advisory Opinion 7 that the ~...reasonable marketing time is an opinion of the
amount of lime it might take to sell a real or personal propenty interest at the concluded market value levet
during the period immediately alier the effective date of the appraisal.” It clarifies that “Marketing time
oceurs alter the effective date of the market value opinion™ and that the ~...request to provide a reasonable
marketing time opinion eaceeds the normal information required for the appraisal process and should be
separated from that process.”  The Opinion turther states that ~...the appraiser must clearly distinguish
between a market value opinion allowing for reasonable exposure lime and any alternative, appropriately
defined. value opinion{s) subject 1o a special limiting condition resufting from the client imposed
marketing time (emphasis added).”  For example: in the case of a Subject where a separate. Liquidation
Value may be requested by the client and subsequentdy estimated. I specilically the clieat requested a
“1iquidation Value - 90-days™ (or words o a similar elleet) the. lacking a definition by and from the client
this would be presumed to mean (for that assignment) what the property would be felt to be worth if the
“reasonable time...allowed for exposure in the open market”™ portion of the definitions of market value (as

applied in the assignment) exceeded 90 days but was less than 12 months.



TYPE OF APPRAISAL

On March 22, 1994, the Appraisal Standards Board adopted certain changes in Standard 2-2 re-
garding the type of appraisal report options/formats. The effective date of the modifications to
the USPAP and Statement 7 was July 1, 1994. These report options and the requirement to
have them prominently stated within the appraisal report were continued in changes and modifi-
cations made to USPAP as of the effective date of July 1, 2006. The USPAP reguiations explic-

itly defined three different levels of reporting requirements. These different levels were:

Self-Contained Appraisal Report: This is the most detailed and encompassing of the three
permitted types of reports. The length and descriptive detail in this type of report should fully

support (in a self contained format) the reasoning and conclusions of the appraiser.

Summary Report: This report is less detailed than a Self-Contained Report. In lieu of de-
scribing in detail the information considered and the appraisal procedures followed, such in-

formation may be included in summary form.

Restricted Report: This report is the least detailed of the three reporting options. Nor-
mally, there is only a minimal presentation of information. It is intended for use only by the
client. A restricted report must contain a prominent use restriction that limits reliance on the
report to the client and cautions that the report can not be properly understood without addi-

tional or supportive information from the work file of the appraiser.

As of the new 2014 USPAP regulations these reporting *“formats” are no longer applicable. In-
stead, the Scope of Work Section of this report discusses the depth of the work done in the
preparation of an Appraisal Report, and there no longer is a “Self-Contained” nor “Summary
Report™ format. There is a definite and strong distinction, however, between an “Appraisal Re-
port” and a “Restricted Appraisal Report, with the latter to be used only in (essentially limited
occasions. Each assignment must promineatly state which format is being used. This assign-

ment, and the assignment results, are presented as an Appraisal Report.



OWNERSHIP/HISTORY/LEGAL DESCRIPTION

The Subject is known by me, and identified in this report, in the following ways:

The property is located at, and fronts on, 441 Ocean Boulevard West (for the ocean front pier site) and also a
lot which would have an address of 455 (for a site currently in an ocean front campground) in Holden Beach,

Brunswick County. North Carolina.

[he subject of this report is a parcel a few miles (to the west of) the intersection of Holden Beach Road
(Ulighway 130) and Ocean Boulevard West, which is the entrance point into Holden Beach in Brunswick
County, Notth Carolina. It is a total of 82.900 square feet (1.903 acres) large. being made up of two
contiguous parcels. The parcel known as 441 Ocean Boulevard West holds a pier {originally 675+ long) with
a shop and grill building plus parking. This parcel reportedly contains 2.5 acres. This size, though.
presumably refers to ownership to the water line. and the usable transferable depth would now be likely (and
15 for all intents and purposes by the Town's zoning the usable depth) 233" deep times 300 feet width, for a
totul usable area of 1.605 acres (69.900 square feet).  Next door to the west of this site is the mentioned 455
Ocean Boulevard West, which is a 50" wide lot and is 260" deep. holding a total of 13,000 square feet (0.298

acres). the lotis a part of an veean front campground next door to the pier location (said campground made

up ol o total of six lots),

The  parcel is identified as Lax Map  Parcel #s 2461)-B-001 (for the pier site) and 246D-B-002, as per the
County's Tax Map. Itis in the name of Holden Beach Fishing Pier, Inc., which has ewned the property for in
excess of three (3) years. The legal description for the property is “2.5 AC PLAT 2.5239 for the larger
parcel and ~L-80 - 90 S EAST EX PLAT 2.5/239” for the smaller parcel. The larger parcel is currently
assessed at $2,411,090 (82,100,000 for the land and $311.090 for improvements) and the smaller parcel is
currently assessed at $421.400 ($420.000 for the land and $1.400 for improvements). Assessed amounts and

actual values typically have little correlation in this County.

The pier site and this immediate next door lot are unique for Holden Beach in that they are zoned for
commercial use. [t should be noted that the wood pier itself may or may not be construed as Real Property
which is owned by the owner of the pier site, since the portion which extends beyond the lot line and into the
Atlantic Ocean lies on land which is owned by the United States as it eventually teads into international
waters. Additionally, if the pier is damaged or destroyed then the ability/permission to repair or rebuild said

pier may be in the purview of governmental agencies.

The property is under contract for sale for a $3.250,000 consideration with the contractual purchaser being
The Town of Holden Beach.



COMPETENCY STATEMENT

The Uniform Standards of Professional Appraisal Practice (USPAP) contain a provision rela-
tive to the ability of the appraiser to perform the appraisal assignment in a competent manner.
This provision requires that prior to accepting an appraisal assignment, the appraiser must
thoroughly and properly identify the appraisal problem and possess the knowledge and expe-
rience to adequately and competently complete the appraisal assignment. [n the event the ap-
praiser does not possess adequate background and knowledge with which to properly address
the appraisal assignment, he’she may draw upon or associate with another appraiser or consult-
ant who does possess the necessary background and experience. In those instances where asso-
ciation with another individual was utilized. the name(s) of the individual and the extant of the
association is identified herein. Therefore, with respect to the preparation of this report, it is

the conclusion of the appraiser that the provisions of the competency requirements have been

adequately met.

AMERICANS WITH DISABILITIES ACT COMMENT

The Americans with Disabilities Act (“ADA") became effective January 26, 1992. The
appraiser(s) has not made a specific compliance survey and analysis of this property to de-
termine whether or not it is in conformity with the various detailed requirements of the ADA.
It is possible that a compliance survey of the property. together with a detailed analysis of the
requirements of the ADA, could reveal that the property is not in compliance with one or more
requirements of the Act. If so, this fact could have a negative effect upon the value of the prop-
erty. Since the appraiser has no direct evidence relating to this issue, possible noncompliance

with the requirements of the ADA in estimating the value of the property has not been consid-

ered.



AREA ANALYSIS/DESCRIPTION
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COMMUNITY DATA

The subject is located in the southern central section of Brunswick County in the State of North
Carolina. Brunswick County is located in the southeastern corner of North Carolina. Its physical

boundaries are defined by surrounding counties and the Atlantic Ocean.

Brunswick County is bordered to the north by the Counties of Columbus and Pender, to the east by
the County of New Hanover, to the south by the Atlantic Ocean and to the west again by Columbus
County as well as Horry County in South Carolina. Horry County contains. along its northeast coast.
the Grand Strand. This is a major tourist area which has appeal to both vacationers and retirees.
The southern portion of Brunswick County. also along the Atlantic, has effectively become a part of

the Grand Strand and shares in its appeal.

I'he population of Brunswick County has been increasing at an above average rate over the past
several years. The 1980 population of Brunswick County was 35,777 according to the U. S. Bureau
ol Census.  This is a 47.7% increase over the 1970 population of 24.223. The increase in
population  between  the years of 1970-1980 was massive but matched by the next, following.
mereases.  The 1990 Census showed the  population as 50,985, which was a 42.5% increase over
1980's Census. The 2000 census showed a population of 73,143, for a 43.5% increase in that 10 year
spant. and the most recent decade census of 2010 shows the population at 167,431, which equals a
46,9 s increase relative to the 2000 population.  Please note that there is partially completed census

ditta tor 2020, yet. but the population estimate for 2019 was 142,820, a 32.9% increase vis-a-vis 2010,

This above average increase in population can most likely be traced to location. Brunswick
County's proximity to the Atlantic Ocean. nearby North Myrtle Beach and Mjyrtle Beach in South
Carolina and its rather mild yearly climate are attractions to both potential and permanent residents.
fhe majority” of southern Brunswick County is bordered by the Atlantic Ocean. Along this
boundary exist numerous beaches which are primarily tourist oriented with summertime populations
sometimes tenfold over permanent populations. Brunswick County has two established hospitals.
One is located in Southport near the eastern end of the County. while the newer and larger hospital is

in a more central location near Supply.

County governmental offices are centrally located in a large, modern complex near Bolivia. Public
schools are well placed throughout the County with a high school located in the northern. southern
and western sections of the County. A communitly college is located in Supply which serves area

residents. This school recently enlarged on a site to which it had relocated.



COMMUNITY DATA - Continued

Until recently, the road system in Brunswick County could have been described merely as adequate.
While sections of a four lane highway existed within the northern sections of the County near
Wilmington, the southern section of Brunswick County was made wup of two lane roads. U. S.
Highway 17 is the main traffic artery through Brunswick County. This road runs in a
predominantly north/south direction from Wilmington in adjacent New Hanover County to Myrtle
Beach in Horry County, South Carolina. This highway was heavily traveled with traffic congestion

a major problem during the summer months.

All of Highway 17 within Brunswick County has completed construction for four laning. The
completion of the four lane construction on Highway 17 also saw new bypasses built around the
Towns of Bolivia and Shallotie and combined these have alleviated most of the traffic problems. The
Subject sits on a (the main) road connecting Highway 17 AND downtown Shallotte with Holden

Beach’s Atlantic Ocean fronting island.

The Towns of Southport and Shallotte are considered the financial and commercial centers of
Brunswick County. The township of Supply lies between these two cities. Supply (in the Bolivia area
of the County) is connected to Shallotte by Highway 17 and it is connected to Southport by.
appropriately enough, the Southport-Supply Road (a/k/a Highway 211). Southport serves the eastern
section of the County. while Shallotte serves the southern and western sections. Bolivia lies just off
Highway 17 between Shallotte and Wilmington, a large city that is the center of New Hanover County

to the East.

As just stated, the Town of Shallotte is considered to be the commercial center of the southern and
western sections of Brunswick County. Residents from the nearby towns of Carolina Shores,
-Calabash. the Subject's Town of Holden Beach, Ocean Isle Beach and Sunset Beach travel to
Shallotte for banking. retail shopping and other amenities. The area high school and junior high
school for these areas is also located in Shallotte. The Subject is located off of Highway 130, a/k/a
Holden Beach Road SW outside and to the South of central Shallotte. In fact. the Subject site is at the
furthest point South as can be travelled, since it is not just in the highly developed area of the County

but lies directly on the Atlantic Ocean in the densely developed island of Holden Beach, proper.

The southeastern section of the County is seeing a rapid expansion of commercial facilities as its
beaches become more and more of a tourist draw and as increasing golf course facilities attract

retirees and retirement and/or golf course oriented neighborhoods.
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COMMUNITY DATA - Continued

Southport lies, again, on the eastern edge of the County, along the bank of the Cape Fear River. To the
South of and paralleling the mentioned Southport-Supply Road is Oak Island, yet another Atlantic
Ocean resort area. Like Oak Island, the nearby Sunset Beach and Ocean Isle Beach run

in an East/West direction along the Atlantic Ocean. These are all resort oriented towns with a peak
population experienced during the summer months of June, July and August. During these
months tourists are prevalent with most rental homes/condominiums being rented for weekly
occupancy. This is identical to the nature of property in the South Carolina portion/area of the Grand
Strand located just to the South of this area, that is, the City of North Myrtle Beach in the State of
South Carolina, also a part of the Grand Strand. There are, nonetheless, several year-round residential

townships and subdivisions, the latter usually located in golf course plantations.

As previously discussed, the increase in the local tourist business, in general, and number of golf
courses coming on line (a factor which expands the tourist season from being Summer months only
to Spring and Fall months as well) bodes well for the need for growth in these beaches in the South-
Eastern section of Brunswick County which now may be considered to be the Northern end of the

Grand Strand.

Unfortunately, the current real estate market across the entire Country is in a slow stat, when it comes
to commercial property - residential purchases of properties in the $250,000 to $500,000, on the other
hand, are beginning to increase at an incredible rate, especially in the Subject’s and other nearby
Coastal Counties. Overall, proximity to normal desirable facilities and amenities such as shopping,
employment centers, etc. is good and adequate, with governmemtal facilities in the nearby area.
While the Grand Strand area of North Carolina and Shallotte had historically been somewhat
“bulletproof -~ in the case of most recent (post 1980s) economic downturns, this most recent economic
slowdown occurring since late 2008 (sometimes referred to as "The Great Recession”) has negatively
affected commercial growth and economic health throughout the United States, including the local
community and neighborhoods. The Covid situation of 2020 has not helped commercial properties,
and reportedly, on a nationwide basis, retail properties dropped over 30% in value through the year
and office space properties were “hit” the worst with a loss in value of over 40%. On the other hand,
the Subject, which is on the main street paralleling the Atlantic Ocean On Holden Beach [sland (Ocean
Boulevard) lies in a beach with an an extremely small amount of commercially zoned land, which
should enhance its desirability. Also highly desirable on the Island, and still strongly in demand, are

residential ocean front lots.
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PROPERTY DESCRIPTION(S)



NEIGHBORHOOD PHOTOS
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SUBJECT DATA

The subject of this report is a parcel a few miles (to the west of) the intersection of Holden Beach Road
(Highway 130) and Ocean Boulevard West, which is the entrance point into Holden Beach in Brunswick
County, North Carolina. It is a total of 82,900 square feet (1.903 acres) large, being made up of two
contiguous parcels. The first parcel is known as 441 Ocean Boulevard West and holds a pier (originally 675+
long) with a shop and grill building plus parking. This parcel is also known as Tax Map Parcel 246D-B-001
and reportedly contains 2.5 acres. This size, though, presumably refers to ownership to the water line, and the
usable transferable depth would now be likely (and is for all intents and purposes by the Town's zoning the
usable depth) 233’ deep times 300 feet width, for a total usable area of 1.6035 actes (69,900 square feet). Next
door to the west of this site is 455 Ocean Boulevard West, which is a 50' wide lot (it is also known as Tax
Map Parcel 246D-B-002) and is 260" deep, holding a total of 13,000 square feet (0.298 acres). The lotisa
part of an ocean front campground next door to the pier location (said campground made up of a total of six

lots).

The pier site and this immediate next door lot are unique for Holden Beach in that they are zoned for
commercial use. [t should be noted that the wood pier itself may or may not be construed as Real Property
which is owned by the owner of the pier site, since the portion which extends beyond the lot line and into the
Atlantic Ocean lies on tand which is owned by the United States as it eventually leads into international
waters. Additionally, if the pier is damaged or destroyed then the ability/permission to repair or rebuild said

pier may be in the purview of govemmental agencies.

Both the sites have level, at road grade, terrain with dunes along the Atlantic Ocean and road frontages on
Ocean Boulevard. Ocean Boulevard is a 2 lane major road of the town. All mentioned roads are publicly

maintained asphalt paved roads.

Utilities provided are presumably full, namely water, electricity, telephone and cable TV and now including
sewer. This parcel is conducive to various improvements. The site is in a mandatory Flood Zone. The larger
parcel is currently assessed at $2,411,090 (32,100,000 for the land and $311,090 for improvements) and the
smaller parcel is currently assessed at $421,400 ($420,000 for the land and $1,400 for improvements).

Assessed amounts and actual values typically have little correlation in this County.
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ENVIRONMENTAL IMPACT COMMENT

This appraiser is not a trained specialist in the field of environmental contamination or cost of
environmental clean-up associated with specific contamination. No environmental or
concurrency impact studies were either requested nor made in conjunction with this appraisal
report. The appraiser(s). thereby, reserve(s) the right to alter, amend, revise, or rescind any
of the value opinions based on any subsequent environmental or concurrency impact studies,

research, inspection or investigation.

While inspecting the property possible environmental contamination conditions were investi-
gated with simple. practical but unpracticed sense. A checklist is used and areas of suspicion
are noted as an unqualified inspector. not necessarily a fact of actual contamination can there-
fore be noted. [f the client or reader of this report desires a qualified opinion as to possible site
contamination then someone qualified in the field of environmental contamination and site as-
sessment should be employed by said party to audit the property. Below is a comment as made
by the inspecting appraiser(s). A null comment is not a guarantee of the property’s status. A

positive concern should alert the client/reader to the need for further investigation.

AN ON-SITE INSPECTION REVEALED THE FOLLOWING:

YES NO

1. Stressed or denuded vegatation or unusual barren areas? 22 XX
2. Discoloration. oily, or foul'unusual odors in water? . XX
3. Storage Drums? . XX
4. Above or underground storage tanks? XX
5. Evidence of petroleum or oi! products spillage? XX
6. Evidence of PCBs, (electrical transformers, capacitors)? XX
7. Existing Structures:

A. Evidence of chemical or oil spills? g XX

B. Evidence of asbestos (sprayed on)? XX

C. Sources of air emission contamination? XX

D. Suspicion of lead-based paint? XX

8. Other: N/A




THE APPRAISAL PROCESS



HIGHEST AND BEST USE OF THE SUBJECT

As stated within The Appraisal Of Real Estate, Eighth Edition, Highest and Best Use may be defined
in two ways, the first definition: "The Reasonable and Probable Use that supports the highest present
value, as defined, as of the date of the appraisal.” The alternate definition is: The use, from reasonable,
probable and legal alternative usages, found to be physically possible, appropriately supported,
financially feasible, and that results in the highest present land value.” "The second definition applies
specifically to the highest and best use of land or sites as though vacant. When a site contains
improvements, The Highest and Best use may determined to be different from the existing use. The
existing use will continue unless or until land value in its Highest and Best Use exceeds the solid

value of the entire property in its existing use and the cost to remove the improvements."

The Highest and Best Use of a piece of property, as vacant, is that use which is represented by its land
value, as vacant. For this reason, we should determine the Highest and Best Use of the property in its
vacant condition to apply to that value that will be found later for the land within the Cost Approach
Section of the report. As indicated above, once a property is improved, the existing improvements
dictate the maximum value for the land unless the value of the land vacant is, in fact, greater than the
value of the total subject property. Therefore, if The Highest and Best Use determination of the
property is that its value vacant is greater than the value with the existing improvements, the result of
the appraisal must determine that the final value for the subject is the value of the raw land less the

cost of demolition of improvements.

The criteria necessary for meeting Highest and Best Use analysis are those items that are (I)
physically possible, (2) legally permissible, (3) financially feasible, and (4) maximally productive.
The subject site as if vacant is not overly limited in its legal usage by zoning (and any likely
applicable restrictions) since “C1” zoning is a designation for commercial development which, as
mentioned within .the description of the neighborhood, is a very rare designati;m for properties actually

fronting the Atlantic Ocean on the Island of Holden Beach.

In any event the zoning designation would seem to dictate that commercial use would be the most
likely use in order to take advantage of the area and the site's Ocean Frontage, if the site were vacant.
The presence of the Pier brings up an interesting point, though. The wood pier itself may or may not be
construed as Real Property which is owned by the owner of the pier site, since the portion which extends
beyond the lot line and into the Atlantic Ocean lies on land which is owned by the United States as it
eventually leads into international waters. Additionally, if the pier is damaged or destroyed then the

ability/permission to repair or rebuild said pier may be in the purview of governmental agencies.



HIGHEST AND BEST USE - Continued

Within the [ncome Approach, found later in this report, it is concluded that the pier, if it is Real Estate,
does not have a value matching (let alone not exceeding) the value of the Subject's Site, if it were
vacant. potentially “in the way” of future maximum development; hence they also have no contributory
value. Ideally. the residual value for the improvements on the site will equal the cost of their demolition

and/or removal.

Thus. the site as it vacant and "As Is™ has eventual commercial development as its Highest and Best
Use. However. it should be noted that | have used an analysis of the Subject as a potential source of
residential lots. [ contacted the City's Building Zoning Department, but they did not confirm if [ should
be more aggressive in my assumptions as to allowable density. Additionally. ocean front residential lots
seem Lo be appreciating. possibly at a faster rate than comimercial land. All of this means that, in the not
distant futuee, the Tlighest and Best Use for the property may be for a request for rezoning (if need be)
and a conversion of the Subject into multiple residential lots.  In any event, at this time the combined

site "As Is™ has eventual commercial development as its Highest and Best Use,



INTRODUCTION TO VALUATION

To appraise an item is to evaluate its worth. The worth of anitem is determined by its use,
desirability, rarity and the ability of people to purchase the item. As explained by the
Eighth Edition of The Appraisal of Real Estate, these items are known as the factors of value.
These are the items which create value. There are currently three approaches used to evaluate a
property’s real estate worth, and they address these factors. All of the approaches eventually
use the precept that any property's worth is established by its relationship to alternative
commedities, be they other real estate items, alternate or equivalent properties, or other com-
modities with matching investment wtility. The listing of three alternatives is not meant to indi-
cate that each of the three approaches individually addresses only one of the alternatives.
Each approach atiempts to evaluate value within the real world, and thus use ali factors that cre-
ate or relate to value. Because of this, all of the approaches to evaluating a property use inter-
related appraisal principles and techniques such as comparison, market indicators, and expecta-

tion valuation.

The three approaches to value are known as the Cost Approach, the Sales Comparison Ap-
proach and the Income Approach. The best explanation of each of these is given by the re-

spective interpretation found in the Eighth Edition of The Appraisal of Real Estate:

"In the Cost Approach. the cost to construct a building and the value of an exist-

ing building is compared.”

“The Sale Comparison Approach is a method of estimating market value

whereby a subject is compared with comparable property that has sold recently."

“Income producing property is typically purchased for investment purposes,

........ earning power is the critical element that affects the property's value."

In each of these three approaches there is the potential for an interpretation of the results
found. In the end the "interpreter” must have a rationale for his or her choice of translations
of what the source is trying to say. The “source”, in the case of appraising, is the data discussed
within the respective approach. Therefore, each approach must include a reconciliation of the
things "said" by the data utilized within the approach. The following approaches are inter-
pretations of real estate market-derived data, and the respective reconciliations are the transla-

tions of what the data means.



COST APPROACH

The Cost Approach to real estate evaluation is based on two things: (1) recognition that the buying
market frequently relates value of property to cost; and (2) the recognition that the buying market
operates by the principle of substitution. This principle asserts that an investor will not pay more to
purchase a property then he/she would pay to reconstruct a property of similar utility. Like all
appraisal approaches the cost methodology works by comparing the subject 1o alternative, competitive
properties. With the Cost Approach. though. one compares the subject to hypothetical. rather than

real. competitive properties.

Obviously. for the approach to work it must make the hypothetical constructed properties truly
comparable to the subject. This is done by abstracting from the real world all the aspects that apply to
properties. [n this way the approach remains an adequate mirror of the market place. For this reason
the Cost Approach directly measures all elements negatively influencing the subject. These negative
inlluences are known as obsolescence and depreciations. Those items listed as obsolescences or
depreciation within the Highest and Best Use Analysis. regarding the subject, must be carried through
1o and applied in the Cost Approach. Therefore. this approach uses the principle of Highest and Best
Use Also used are the principles of Supply  and Demand. Balance. and Externalities. These three
principles. again. bring i comparisons from the real world's demand 10 the hypothetical model created

I the Cost Approach

L here are seven steps to the approach:

{1) Estimate Site Value. as if vacant.

{2) Estimate the structure’s replacement or reproduction costs.

(3) Estimate the accrued (see below) depreciation of the structure.

(4) Deduct all the depreciation from cost estimate the structure’s contribution to value.
(3) Repeat steps 2-4 for all other impros ements on the site.

{6) Add the contributing values of structure and other improvements together.

{7) Add the Site Value to Item 6 to obtain total value.

Certain definitions help in understanding the approach. The following definitions are modified
from The Appraisal of Real Estate, eighth Edition. Reproduction is the cost, at current prices. to
construct a duplicate of all improvements. Replacement cost is the current cost of improvements having
equivalent utility to the subject's improvements. Direct costs include the cost of labor and materials in

an improvement. Indirect costs are those that are not included in the direct costs. such as professional



COST APPROACH - Continued

fees, financing cost and miscellaneous developer's holding cost. Entrepreneurial profit is the cost of
the developer's reward for taking the risk of construction. Accrued depreciation is the difference
between the replacement or reproduction cost and the current market value of the improvements. This

last item requires further definitions/explanations.

Accrued depreciation is the aggregate of those potential negative influences of value referred to before
herein.  These negative items can come from three sources: physical depreciation; functional
problems or the improvements; or external influences. Physical deterioration is caused by wear and
tear to the improvements, and can affect short-lived items (such as paint or carpet) as well as long-lived
items (like the foundation and structural system).  Functional problems are created by market
perceived deficiencies in the improvement's characteristics. Physical and functional problems on the
site and may be correctable by the owner of the subject property. However, correctable or not. they are
viewed as curable only if the cost of correction is less than the corresponding increase in market value.
External influences are those created off the subject site, and therefore are not correctable by any
action of the owner (normally). If these external influences exist and are detrimental to the value of the

Subject they become what is known as an External Obsolescence.

In the case of the Subject. the Cost Approach is not applicable. This is due to the fact that the Subject is
being evaluated as (and for) its vacant parcel’s value with no improvements of contributory/associated
value.  Thus, all that must be done is complete Step (1), above, and estimate the site value as vacant.

This will be done, following, in the Sales Comparison Approach.

Because the Approach would not give any meaningful indicators for the property it is not, therefore,

used herein.



METHOD OF EVALUATION
SALES COMPARISON APPROACH

As stated in The Appraisal of Real Estate, eighth edition, "The sales comparison approach is a method
of estimating Market Value whereby a subject is compared with comparable properties that have
sold recently." Further explained and defined by this publication are other points regarding this
approach. The application of sales comparison involves and integrates critical principles of
appraising, such as the principle of supply and demand, balance, substitution, and externalities. It

is important to evaluate the rights to ownership. which in this case are the fee simple rights.

The steps for this approach include (1) sales data collection, (2) verification of data. (3) determination
of items (also known as units) of comparison, (4) comparison of the subject to the comparable sales.
(3) reconciliation of the indication of value. In the collection and verification of data. it is necessary
to choose sales of properties which are comparable to the subject. Further, it is necessary to adjust the

respective sales price to allow for aty pical financing terms or unusual conditions of sale.

As miost prolessional real estate experts are used to reading. in the current extremely slow real estate
marhet it s empting, and not entirely incotrect. to see an appraiser say “there are no comparable sales
for the Subject”™. [deatly. though. there are somwe sales that. with appropriate adjustments. can be used as
camparable indiciors of value Tor a properts . Hhis is especially true for the Subject. since the main, and
sceondary site(s) are “C17 (commuercially zoned in'on an island beach town with precious few properties
with like zoning. Add to this the oversized nature of the (combined) site(s) and you have a further
unique property. Additionally, many times when a property is oversized, or unique. that is a negative
quality. In the case of the Subject, though, it allows the Subject to be ideal for many situations. These
would include commercial development into (a} restaurant space, or (b) retail shops, or {¢) entertainment
or amusement venues, to name a few possibilities. Any or all of these spaces would need a larger

commercially zoned site,

Obviously. then, what we need to do is to take what sales we do have and make an adjustment 1o them to
convert the value of the available sales to a value of and for the Subject site. Attached is a “Statistical
Market Analysis™, on two pages. that was compiled from the local Multiple List Service. [t combines
the data on sales and active listings for ocean front properties in Holden Beach which went under
contract and closed in the past year (3 September. 2020 to 3 September. 2021). The highlighting ahas
been added. There were 10 sales and there are five current listings. The fifteen pages following the first

two pages are specific listings of those sales/listings.

Please review the following seventeen pages. 1 call attention to the top of the first following page,

highlighted and underlined. which finds the average price per residential lots' square footage as $24.45.
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Statistical Market Analysis

Status # List So'd List Price Sold Saa.lisl Lot List Price Per Sold Price Por Days on  Cumulatve Da,s
Listings Volume Valume Price Price SqFt Lot SgF1 Lot SqFt Market  on Market
Active 5 4189800 G Low 735000 0 0Q0 12550 44 78 1] 11] 11 11
Avg 837 960 0 000 15336 52 65 0g0 95 95
High 1180 00Q 0 600 26572 5978 000 164 164
Claged 10 6472200 5840900 Low 339900 325 Gl a9t 3227 850 343 0 0
Avg 007 420 584 090 383 33479 25 35 24 45 73 453
righ 1,100 000 + 050 Q00 160 102 802 8502 62 18 1125 1160
Qweral: 15 10264 000 5840900 Low 339600 325000 097 5227 250 943 0 Q
Avg 684 267 584 090 0.96 31789 14.45 24 45 280 334
High 1190 000 1.050 000 100 102.802 65.03 62 '8 1125 1160

Selection Criteria for Comparable Properties
Specified listings from the following search: Froperty type Land. Slalus of ‘Active . ‘Closed 'Pending 'Pending with Showings' City
of Holder Beach Lot Water Features of Ocean Front Under Contract Date balwean '09:3/2020' and '09 3/2031", Sold Dale between

‘09/3/2020° and "09:3/2031°

Fannie Mae 1004MC Statistics

Inventory Analysia

Prior 7412 Months
9/3/2020 - 3212021

Prior 4-8 Months
2021 - 61202021

Current - 3 Months
6/3i2021 - 9/312021

Tota! # of Comparable Sales {Seltled) 8 2 0
Absorpl:an Rate (Total Sales/Months) 1.33 087 000
Total # of Active Lislings 0¢Astve on 32:2021) 2 (Actve on 6:2:2021) 5 iActive on 9:3/2021)
Months of Housing Supply (Tolal Listngs * Ab Rata) a 29a
Madian Sale & list Price, Dom, Sale/List % Prior 7-12 Months Priar 4.6 Months Current - 3 Months
Madian Comparable Sale Price 517 530 872 500
Med an Comparable Sates DOM 350 1
Med an Comparasle List Price 735000 744 500
Medan Comparable Lislings DOM 164 64
Madian Sale Price as % of List P ce Sy 9700 %
Active Listings
Photo MLS 3 Addrass Sub-Type Counly  Subdivision Acres - Total Listing Member
100287382 437 Ocean Bouevard W RS Brurswick Mot In Subdivision 061 Afan Hoiden REALTOR® Emerttus
\'\ -
D 100273404 241 Cezan Boulswa'd W A3 Bruiswiek Other 229 TFa'y Hobbs Witson
243 Gcean ouevard Vv R3S Brenswick Cther G 33 Tifany Hobbs Wilson
At
SO 00262786 07 Ocaan Bouevard W 1684 RS B unsw ek RH Heldaa 032 Mary 8 Oueocke
TR 100262762 105 Ocean Bouleva'd W 5817 RS Srunswiek RH Hoiden 032 Mary 8 Overocker
htips.#/ncr flexmis convegl-binfmainmenu cg

Llrd
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Closed Listings
Tt HILS 2 Address A E iras - Ligtag Mupbee
Tyud Ta.al
33¢ Serarity Lare 23 h] ) - 4 Mary 8 Jwaosoao
333 Serenity Larez 20 A% 135 Many 5 O o
357 Ccean Boulevar ¢ Brungueagt Holdan 32a6r T2 Aian Hotdzn REALTOR® Ementus
West
1211 Qcean Bouvlevard W 20 43 Brunswics -ioidan Baach 073 Asnne Arnold
wWissl
o 100195242 1235 Ocean Baglevard VY 22 B3 Brunswick Holdan Beach 1 16 Aone Arnoid
\Weslt
102133919 1223 Qz2a Bouwtevard v/ SBrunsw e Holden Beach 2 356 A-e Amoid
16417 Wes!
4 Bruaswea f128 1 Subdrnsio IE Alae Hoidee REALTORE Emertus
EL &
27345 157 0 Sk Not1= Subdwsion i Hghten REALTORS Catent.s
a3 Srunswick Not1+ 3~ 5100 038 AakFoidas RTALIQRE Emari,s

1S3 13 278 Ocean Bowavard WE 18

Information 1s deemed (o be reliable. bul is not guaranteed Dala may have come from public tax records © 2021 MLS and ' ©:= Preparad by James Powell on Fiday,

September 03 20211 19 PM

hitps. fincr flaxmis com/cgr-bin/matinmenu ¢gi
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100254561 336 Serenity Lane , Holden Beach, NC 28462 Closed
Land Lot #25 Sold Price: $750,000
P Listing Office: Coastat Development & Realty T

Sub-Type: Residential Land HOA: Yas
City Limits: Yes HOA Annual $1,000
County: Brunswick Amt:
Location Type: Island HOA Company: Dunescaps POA
Lot#: 25 HOA Phone: 910-846-3193
Marketing City: Holden Beach tsland Zoning: residential
Subdivigion: Dunescape Acres -Total: 14
Secondary Subdivislon: N/A Deed Yes
Elem. Schoot: Virginia Wilhamson  Restriction:
Middle Schoof: Cedar Grove Lot 100x638x100x6 10 confirm
High Schoal: West Brunswick Dimensions:  with survey
School District: Brunswick Lot SqFt: 61,000

Total Road 100

Frontage;

Water Frontage: 100
Waterfront: Yes

Watsrview: Yes
Bldgs on Property: None HOA and Neigh Amanities: Baskelbali, Clubhouse; Possession: At Closing
Environmental Hazard: Unknown Poot, Tennrs Road TypeiFrontage: Private
Terms: Cash; Conventional Lot Water Features: Ocean Front; Ocean View Soil Evaluation: Soil Evaluation - No
Fuel Tank: None Showing Instructions: Show Anytime
Topography: Ratiing
Cobra Zone: No Federal Flood Ins Avibl: Yes Plat Page: 234-235
Total Clty Real Estate Proparty Tax: 1.269 Tax identlfier: 232mp025 Total Real 3,465
Deed Book: 1137  Plat Book: 18 Estate Property
Deed Page: 1289 Taxes:
Deferred Taxes: No Special 369.64 Holden Beach Sewer Cap
Assessments:
Tax Assessed $450.000
Value:
Tax Year: 2020

Marketing/Public Remarks: Hare is a rare opportunity to purchase a 1.4-acre plus cceanfront home sile in private, gated Dunescape on Holden Beach, NG!
This 100-foot wide home site at 336 Serenity Lane is deep. so you can build your dream home and not worry about beach erosion. Dunescape’s 12-foot side
setback means your neighbor's house will be al leas! 24 feet away Natural beauly is preserved throughout Dunescape, including in the 20-acre neighborhood
common area on the eastem paint of the island A pool and cabana with beautiful ocean views two tenms courts, a full basketball court, and a sand volleyball
court are nestled i the common area A boardwa'k and walking paths wind through the common area's dunes, sea oals and cedars to the ocean, inlet and
Intracoastal Waterway beaches Dunescape’s 6-bedroom limit for oceanfront and 5-bedroom limit for all other home sites protects your ssrenity. Dunescape is a
beautful haven of towertng sand dunes iocated only one mile from the bridge

Legal: Lot 25 Dunescape Planned Res Development

Showing instructions: CALL LISTING OFFICE FOR DUNESCAPE CODE SHOW ANY TIME

Appolntment Contact: Tammy or Joami Appt. Center Phone: 9108424939

Directions to Property: Lah off Holden Beach Bridge lo Dunescaps Entrance on your left. Please call listing office for Gate Code
Agreement Full Service Effective Date: 0172912021 Sold Date: 03/09/2021
Service: Listing Price: $790,000 Sold Price: $750.000
Agresment Type: Exclusive Right to Sell Original List Price: $790,000 Sold $535.714 29
Auction: No SPILP%: 94.94% Price/Acre:
Owner: Dunescape Corporation Prospect Exempt: No Status: Closed
Broker Owner: No Stipulation of Sale; None Status Change 03/09/2021
Seller Rep.: Has owned the properly for al  Sub Agent Comm: 0% Date:

loast one year Variable Comm: No Proposed 03/05/2021
Buyer Agent 5% Buyer Financing: Cash Closing Date:
Comm: Under Contract 01/30/2021
Cumulative DOM: 1 Date:
Days On Market: 1 . ouc: - I

Post Closing:  Oue Diligence Date 03/02r2021
Listing Price: $750,000 Seller Concessions Y/N. No
List Price/Acre:  $564,285 71
Name Office Primary Other Office E-mall g:l"':‘:
Mary B8 Listing Office: Coastal Development & B
:-dl:lt:;ger Cverocker Realty ?ég;m 3;2'9542' m ndy@m ndyoverocker com
) 185385 Ce869
Selling Office: Coastai Development & } :

S M, R L 11—

Confidential - May Only Be Distributed To MLS Participants

laformation is deemed lo be reliable. bulis not guaranteed. Data may have come from public tax records. © 2021 MLS and FE.5. Prepared by James Powell on Friday
September 03, 2021 119 PM. Tha infarmation on this sheet has been made available by the MLS and may not be tha listing of the provider
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00229519 338 Serenity Lane , Holden Beach NC 28462 Closed
.and Lot #26 Sold Price: $620,000
Listing Office: Coastal Development & Realty
i Sub-Type: Residential Land HOA: Yas
City Limits: Yes HOA Annual $1,000
County: Brunswick Amt:
Location Type: Isiand HQA Company: Dunescape POA
Lot #: 28 HOA Phone: 910-846-3193
Marketing City: Holden Beach Island Zoning: residential
Subdivision: Dunescape Acres - Total:  1.51
Secondary Subdivision: N/A Daed Yes
| Elem. School: Virginia Williamson  Restriction:
Middle School: Cedar Grove Lot 100x631x100x638 confirm
High School: West Brunswick Dimensions:  with survey
% Schoot District: Brunswick Lot SqFt: 65,776
A Total Road 100
£:2017 NCHEILS Frontage:
Water Frontage: 100
Waterfront: Yes
Waterview: Yes

3tdgs on Property: None
invironmantat Hazard: Unknown
‘uel Tank: None

HOA and Neigh Amenities: Basketball, Cubhouse;
Paol Tennis
Lot Water Features: Ocean Front. Ocean View

Road TypelFrontage: Privale
Soil Evaluation: Soil Evaluation - No
Showing Instructions: Show Anytime

Topography: Relling

sobra Zone. No Federal Flood Ins Avibl: Yes

‘otal City Real Estate Property Tax: 1,269 Tax Identifier; 232mp026
Jaed Book. 1137 Plat Book: 18

Jeed Page 1289

Jeterred Taxes No

Plat Page: 234.235

Tota$ Real 3465

Estate Property

Taxes:

Special 369.64 Holden Beach Sewer Cap
Assessments:

Tax Aasessed $450,000

Value:

Tax Year: 2019

Aarketing/Public Remarks: Here 15 a rare oppertundy to purchase a 1 5-acre oceanfront home site in private, gated Dunescape on Holden Beach. NC' This
00-fool wide home site at 338 Serenity Lane is deep 50 you can build your dream home and not worry abou! beach erosion. Dunescape's 12-foat side setback
neans your neighbor's house witi be at least 24 feet away Nalural beauly s preserved throughoul Dunescape. including in the 20-acre neighborhood common
irea on the easlern point of the 1sland A pool and cabana with beautful ocean views two tenmis courls, a full baskelba'l courl, and a sand volleyball court are
1estled 1n the commaon area A boardwalk and walking paths wind Ihrough the common area’s dunes. sea oats and cedars 1o the ocean, intet and Intracoastal
Naterway beaches Dunescape's 6-bedroom limit for oceanfront and 5 bed:oom limd for all other home siles protects your seremily. Dunescape is a beautiful
1aven of towernng sand dunes located only one mile from the brdge

.egal: L-26 DUNESCAPE PLAT 18/234-235

3howing Instructions: CALL LISTING OFFICE FOR DUNESCAPE CODOE  SHOW ANY TIME
\ppointment Contact: Listing ofice Appt. Center Phone: 3108424939

directions o Property: Right off Holden Beach Bridge lefl at Dunescape Or. Right on Windswept Way, left on Serenily home site on the right.

\greement Full Service Effective Date: 0773172020 Sold Date: 12/18/2020
Servica: Listing Price: $625,000 Sold Price: $620,000
Agreement Type: Exclusive Right to Sell Original List Price: $625,000 Sold $410,596.03
\uction. No SPILP%: 99 20% PricelAcre:
Jwner. Ounescape Corporation Prospect Exampt: No Status: Closed
3roker Owner; No Stipulation of Sale: None Status Change 12/18/2020
3eller Rep.: Has owned the property forat  Sub Agent Comm: 0% Date:

least one vear Varlable Comm: No Proposed 121512020
Juyer Agent 5% Buyer Financing: Cash Closing Date:
somm: Under Contract 09/13/2020
Sumulative DOM: 23 Date:
Jays On Market: 23 DucC: 96

: Post Clesing:  Due Diligence Date: 10/10/2020;
.Isting Price: $625,000 Selter Concassions Y/N: No
st Price/Acre:  $413.907 28
Name Office Primary  Other Office E-mait g:::ﬁl
. Listing Office: Coastal Development &
.isting Mary B Overocker 910-470- 910-842- ! =
Vember: 183135 ] 7653 ag3g  Mndv@meidyaverickas com
. Selling Office: Coldwe't Banker Sloana

Selling whndi Gundrum Coastal Home 910-443. 910-579-
ember:  Sales by Wyndi o8 170 1ag V/nd@aimenet

Confidential - May Only Be Distributed To MLS Participants

‘formation is deemed 1o be reliable but 15 not guaranteed. Data may have come from public fax records © 2021 MLS and i~ Prepared by James Powell on Friday,
eptember 03, 2021 1 11 PM. The information on this shaet has been made available by the MLS and may not be the listing of the provider.
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100073204 1357 Ocoan Boulevard W, Holden Beach, NC 28462 Closed
Land Lot # 210 Sold Price: $425,900
Listing Office: RE/MAX at the Beach / Holden Beach
Sub-Type: Residential Land HOA: Yes
City Limits: Yes HOA Annual Amt:  $550
County: Brunsgwick HOA Company: Holden Beach West
Location Type: Island HOA Phone: 910-269-3071%
Lot #: 210 Zoning: HB-R-1
Marketing City: Holden Beach Island Acres - Total: 072
Post Direction: w Deod Restriction: Yes
Subdivision: Hoiden Beach West Lot Dimensions: 83x440x74x460
Secondary Subdivision: N/A Lot SqFt: 31,383
Elom. School: Virginia Wihamson  Total Road Frontage: 83
Middle School: Cedar Grove Water Frontage: 74
High School: Wast Brunswick Waterfront: Yes
School Districl: Brunswick Waterview: Yes

Possassicon: At Closing

Road TypeiFrontage: Paved. Private

Soil Evaluation: Soli Evaluation - No
Showling Instructions: Show Anytime
Topography: Cleared

Utilities: Municipal Sewer Available. Municpal

Fencing: None

HOA and Neigh Amenities: Galed Community.
Mami - Comm Areas. Maint - Roads; No Amenities
Lot Description: Subdwision

Lot Water Features: Ocean Front. Ocean View

Blkdgs on Property: None
Environmental Hazard: Unknown
Terms: Cash. Conventional

Fuel Tank: None

Water Available
Cobra Zoneg: No Federal Flood Ins Avib): Yas Plat Page: 152
Deed Book: 1499 Tax dentifier. 245ga04211 Special $497 sewer fee paid yearly
Deod Page: 455 Plat Book: 22 Assessments:
Deferred Taxes: No Tax Asseased  $525.000
Value:
Tax Year: 2016

Marketing/Public Remarks: Beautful Oceanfront lot localed in the galed community of Hoiden Beach West This lol has natural dunes spreading lo the whte
sandy beach 72 acre for you to enjoy Binld your dream home and start your Holden Beach memories Holden Beach has been rated #1 family beach in
America If you enjay swimming, beach walker, boating. fishing and shell seeking this is the spol Localed between Wilmington and Myrtle Beach for easy day
tnps RELAX. your at the Beach.

Legal: L-210 72AC HOLDEN BCH WEST PLAT 22/152

Showlng [nstructions: call or gate code. vacant land show anytime

Appointment Contact: sales office Appt. Center Phone: 910-842-8686

Directions to Property: Highway 130 over Hoiden Beach bri Right on Ocean Btvd W i gale. Sgn on propery
Agresment Full Service Effective Date: 0711872017 Sold Date: 10/21/2020
Service: Listing Price: $449,900 Sold Price: $425 900
Agreement Type: Exclusive Righl to Sell Original List Price: $499,900 Sold $691.527 78
Auction: No SPILP%: 94 67% PricelAcrs:
Owner: The Edward A Wertzberger Prospect Exempt: No Status: Closed

Trust Stipulation of Sale: None Status Change 10/22/2020
Broker Owner: No Sub Agent Comm: 0% Date:
Selfer Rep.: Has owned the property forat  Varlable Comm: No Proposed 10/05/2020

least one year Buyer Financing: Conventional Closing Date:
Buyer Agent 4% Under Contract 08/19/2020
Comm: Date:
Cumulative DOM: 1125 Duc: 63
Days On Market: 1125 Post Closing:  Due Diligence Date. 09/15/2020

Selter Concessions Y/N No
Listing Prics: $449.900
List Price/Acre:  3524.851.11 .
Name Office Primary  Other Oftice  E-mall g:"::ﬁ
Alan Hoden REALTOR

Listing : Listing Office: RE/MAX at the Beach / 910-842- 910-842- 910-842-
Member:  -cS Holden Beach 8686 9686 8686 el B u U IR A
a:':::;f": A Non Membe :::mgn?b'gri;eﬁl?aon Newbs admin@ncrmis com

Confidential - May Only Be Distributed To MLS Participants

Information fs deemed (o ba rellable, but is not guaranteed. Dala may have come from pubiic lax records. £ 2021 MLS and 5. Prepared by James Powell on Friday
Septembar 03, 2021 1:11 PM. The informalion on this sheet has been made available by the MLS and may not be tha listing of the provider
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00195241 1231 Qcean Boulevard W, Hoiden Beach NC 28462 Closed
.and Lot# 20 Sold Price: $550,000
Listing Office: PROACTIVE Real Estate
Sub.Type: Residential Land HOA: Yes
| City Limits: Yes HOA Annual Amt: 3615
County: Brunswick HOA Company: HBW
Location Type: Island HOA Phone: 910-842-1404
sl Lot #: 20 Zoning: HB8-R-1
i Marketing City: Holden Beach Acres - Total: 078
Post Direction: W Deed Restriction: Yes
Subdivision: Holden Beach West Lot Dimensions: 71x487x75x473
Secondary Subdivision; N/A Lot SqFt: 33977
Elem. School: Virginia Williamson  Total Road Frontage: 75
Middfe School: Cedar Grove Water Frontage: 7
High School: West Brunswick Waterfront: Yes
= | High Schoot 2: Early College Waterview: Yes
School District: Brunswick

itdgs on Property: None

Invironmental Hazard: No

‘uel Tank: None

Fencing: None
HOA and Neigh Amenities: Gated Communily
Ma:n] - Roads. See Remarks
Lot Description: See Remarks
Lot Water Features: ICW View Marsh View Ocean
Front, Ocean View: Water View

Possession: At Closing

Road Type/Frontage: Maintained, Paved, Private
Soll Evaluation: Other; Sewer

Showing Instructions: Show Anylime

Service Providers: Electric Provider: 8runswick
Electric. Sewer Provider Cily/Town, Water Pravider
City/Town

Topography: Rofiing

Electric Provider: Brunsw ck Electric

Utillties: Municipal Sewer Available. Municipal
Walter Availlable

sobra Zone No Federa! Flood Ins Avibl: Yes Plat Page: 367
"otal City Real Estate Property Tax: 1,050 Tax ldentifier: 245Mm034 Total Real 3,176
Jeod Book: 1568 Plat Book: L Estate Property
Jeed Page 530 Taxes:
Special 369.64 Sewer Cap Fee by lown
Assessments:
Tax Assessed $525.000
Value:
Tax Year: 2019

ﬂarkelingﬁ’ublic Remarks: Qutsianding apportunily 1o own ocean fron praperty on Holden Beach West, a gated communiy with covenants Amazing property

e ady lor constiuchon! 71' X Apprax 750 based on receni survey on lots in the vicinty
\gent Remarks: Holden Beach West PH |
.egal L 20 HB WEST PLAT L1367
showing Instruclions: Go and show vacant kot - call ShowngTime for gate code 888-746-9995
\ppaintment Contact. none needed Appt. Center Phone. nane needed

Jirections to Property: Right off Holden Beach Bndge Call ShowingTime for code for Holden Beach West Gale

\greement Type: Exclusive Rght to Sell Effective Date: 12/04/2019 Sold Date: 01/08/2021
Auction: No Listing Price: $550,000 Sold Price: $550,000
dwner: Baker Originat List Price: $550,000 Sold $705.128 21
Irokar Owner: No SPILP%: 100.00% PricelAcre:
jeller Rep.: Has owned the property for at  Prospect Exempt: No Status: Closed

least one yaar Stipulation of Sale: None Status Change 01/0%/2021
Juyer Agent 5% Sub Agent Comm: 0% Date:
somm: Variable Comm: No Proposed 011472020
sumulative DOM: 341 Buyer Financing: Conventional Closing Date:
Jays On Market; 341 Under Contract 11/09/2020

Date:
-isting Price: $550,000 Duc: 60
Jst PricefAcra:  $705,128 21 ' Post Closing: Due Dillgence Date 12/18/2020;
Selier Concessions YN No
Name Office Primary Other Office E-mail Other Email

.Isting Member: ?rgéezgmo!d (L:i;:lrn&Ofﬂce. PROACTIVE Real Estate 910-367-1202 910-842-1616 annearnodHB@gma’ com

3elling Member: Jeaneile Sanaerson

Selling Office: RE/MAX Southern Coasl

C27185%

910-363-4565

iformation is deemed lo be
eptembar 03 2021 1:11 P

11

Confidential - May Only Be Distributed To MLS Participants

relrable, but 1s nat guaranteed. Data may have come from pubhc tax records. © 202t MLS and i £ 5. Prepared by James Powell on Friday,
M The information on this sheat has been made available by the MLS and may nol be the ksting of the provider
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[1?0195242 1235 Ocean Boulevard W . Holden Beach, NC 26462 Closec
Land Lot# 22 Sold Price: $500,00(
Listing Otfice: PROACTIVE Real Estate _
Sub-Type: ResidantialLand  HOA: Yes

City Limits: Yes HOA Annual Amt:  $615
County: Brunswick HOA Company: HBw
Location Type; Island HOA Phaone: 910-842-1404
Lot #: 22 Zoning: HB-R-1
Marketing City: Holden Beach Island Acres - Total: 1.16
Post Direction: w Deed Restriction: Yes
Subdivision: Holden Beach West Lot Dimensions:; 72x700
Secondary Subdivision: N/A Lot SqFt: 50.400
Elem. School: Virgima Williamson  Total Road Frontage: 72
Middle School: Cedar Grove Water Frontage: 72
High School: Wesl Brunswick Waterfront: Yes

High Schoot 2: Early College Waterview: Yes
.| School District: Brunswick

8ldgs on Property: Nona Fencing: None Possesslon: Al Closing
Environmantal Hazard: No HOA and Neigh Amenitles: Galed Community, Road Type/Frontage: Maintained; Paved; Private
Terms: Cash. Construction (o Parm Maint - Roads, See Remarks Soll Evaluation: Other: Sewer is availab'e
Fuel Tank: None Lot Description: See Ramarks Showing Instructions: Show Anytime

Lot Water Features: {CW View. Marsh View. Ocean Service Providers: Eleciric Provider: Brunswick

Fronl. Ocean View, Water View Electric, Sewer Provider: City/Town; Water Provider

City/Town

Topography: Rolng

Electric Provider: Brunswick Electric
Utilities: Mumicipal Sewer Avalable; Municipal
Water Available

Cobra Zone: No Tax identifier: 2451b036 Plat Page: 50
Total City Real Estate Property Tax: 1,050 Plat Book: 7 Total Real 3,176
Deed Book: 1568 Estate Property
Deaod Page: 530 Taxes:
Special $369 64 Sewer Cap Fee by Town
Assessments:
Tax Assessed  $525 000
Value:
Tax Year: 2019

Marketing/Public Remarks: Hokden Baach Ocean Front lot ready to construct’ Localed inside Holden Beach Wast gated community with covenants Amazing
property huge dunes Lots in the viciity have been recently surveyad 1o be 750" in depth!

Apgent Remarks: Holden Baach West Ph |

Legal: L-22 HB WEST PLAT 7/50

Showing Instructions: Go and show - vacant lot - Call Showing Time 888-746-8935 for code to community

Appointment Contact: none needed Appt. Center Phenae: none needed

Directions to Property: Right off Holden Beach Bridge Call ShowingTme for code for Holden Beach West

Agreement Type: Excluswe Right to Sell Effective Date: 12/0472019 Sold Date: 01/05/2021
Auction: No Listing Price: $550,000 Sold Price: $500,000
Gwner: Patsy G Baker TTE Original List Price: $550,000 Sold $431,034.48
Broker Owner: No SPILP%: 90.91% Price/Acra:
Seller Rep.: Has owned the property forat  Prospect Exempt: No Status: Closed

‘sast one year Stipulation of Sale: None Status Change 01/06/2021
Buyer Agent 5% Sub Agent Comm: 0% Date:
Comm: Variable Comm: No Proposed 0tA52021
Cumulative DOM: 315 Buyer Financing: Cash Clesing Date:
Days On Market: 315 gnder Contract 10/14/2020

ate:
Listing Price: $550 000 . ouc: 83 .
List PricefAcre:  $474 13793 Post Closing:  Due Diligence Date: 11/03/2020
—_ Selier Concessions Y/N. No
Name Office Primary Other Office E-mail Other Email

Listing Member. /772 27" ¢ Listing Office: PROACTIVE Real Estala 15 3671202 810-842-1616 annearnolsHB@gmail com

Selling Member: Anne Amod Song Ofc: PROACTIVE RealEstata 4,367,120 910.842-1616 annearnoldHB@gmai com

Confidential - May Oniy Be Distributed To MLS Participants

Information is deemed to be rekable but s not guararteed. Data may have comae from public tax records © 2021 MLS and FBS Prepared by James Powell on Friday
September 03, 2021 1:11 #M. The nformation on this sheet has been made avalable by ihe MLS and may nol be the ksting of the provider
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00185919 1223 Ocean Boulevard W . Holden Beach, NC 28462 Closad
and Lot # 16817 Sold Price: $1,050,000
Listing Office: PROACTIVE Real Estate
Sub-Type: Residantial Land HOA: Yes
City Limits: Yes HOA Annual Amt: $600
County: Brunswick HOA Company: Holden Beach WPOA
Location Type: Istand HOA Phone: 0000600000
Lot #: 16817 Zoning: HB R-1
Marketing City: Holden Beach Istand  Acres - Cleared: 236
" Post Direction: W Acras - Total: 236
e o ; rr-—-:"};; Subdivision: Holden Beach West Deed Restriction:  Yes
e T (T i Ty & I{ Sacondary Subdivision: N/A Lot Dimensions: 140X738X140X725
. ity K f' & Fd “ 52 Elem. School: Virginia Williamson Lot SqFt: 102 802
W‘ 3" ?’ T HR S o ¥ 4 Middle School: Cedar Grove Total Road Frontage: 140
5 i TN Highk Schook: Wast Brunswick Water Frontage: 140
m School Distrlct. Brunswick Waterfront: Yes
Waterview: Yes
4
selel b gkl !
lidgs on Property: None Fencing: None Possassion: At Closing
urrent Use: Residential HOA and Neigh Amenities: Maint - Comm Areas; Road TypeiFrontage: Maintained; Paved
nviranmental Hazard: No Maint - Roads, Secursity Soil Evaluation: Other: Municipal Sewer
‘erms: Cash, Conventional Lot Description: Open Showing Instructions: Restricted Hours: See
uel Tank: None Lot Water Features: Marsh View, Ocean Front; Remarks
Ocean View. Water View Service Providers: Electric Provider. Brunswick

Electric; Sewer Provider: City/Town
Topography: Cleared. Flood Plain: Rolling
Electrlc Provider: Brunswick Electric
Utilities: Municipal Sewer; Municipal Walter

;obra Zone: No Federal Flcod Ins Avibi: Yes Piat Page: 7
}ead Book 3681 Tax Identifier: 245fb030 Total Real 5,394
eed Page: 541 Plat Baok: 15 Estate Property
Yeferred Taxes: No Taxes:
Special $369 64 sewer cap fee
Assessments:
Tax Asseased $767.500
Value:
Tax Year: 2019

Aarketing/Public Remarks: OCEAN FRONT Holden Beach Wesi Phase | Beaubful property to build the perfecl beach home! Be prepared to be amazed wilh
s beaubful home sile Lots 16 and 17 are combined inlo one parcel, ¥ 245FB030 . 2 36 Acres. Selling price will reflect the combined listing prices

\gent Remarks: You wil need a gate code 1o enter Holden Beach West Call 910-842-1616 (Office) or 910-367-1202 (Anne}

egal. L-16 & 17 2 36 AC HOLDEN BEACH WEST PL V10720

ihowing Ingtructions: Go Show and Sell

\ppointment Contact: None Needed Appt. Center Phone: N/A

Yirections to Property: Rught off Holden Beach Bridge to Halden Beach West. Property is on the ocean side inside the community.

\greement Full Service Effective Date: 09/26/2019 Soid Date: 11/04/2020
ervice: Listing Price: $1,100.000 Sold Price: $1,080,000
\greement Type: Exclusve Right io Sell Criginal List Price: $750,000 Sold $444 91525
\uction: Mo SPILPY%: 95.45% PriceiAcre:
Jwner: Andraw and Buchanan Prospect Exempt: No Status: Ciosed
3roker Owner: No Stipulation of Sale: None Status Change 11/05/2020
seller Rep.: Has awned the property for at  Sub Agent Comm: 0% Date:

least one year Varlable Gomm: No Proposad 11/02/2020
juyer Agent 5% Buyer Financing: Cash Closing Date:
somm: Under Contract 09/18/2020
sumulative DOM: 1160 : Date: '
days On Market: 358 DuUGC: 47

Post Ctosing: Oue Diligence Date: 10/23/2020,
.isting Price: $1.100,000 Seller Concess'ons Y/N: No
s\ PricelAcre:  $466.101 69 _ -
Name Office Primary Other Office E-mail Other Email

Isting Membar: ;<070 Listing Office: PROACTIVE Reai Estate 414, 367.120 910-842-1616 anncarmoldHB@gmal com
selling Member: A tion Member :gﬂ'&g:bfﬂi?é;.:‘:" e admin@ncrmls cont

Confidential - May Only Be Distributed To MLS Participants

formation is deemed 1o be reliable, bul is nct guaranteed. Data may have coma from public tax records. © 2021 MLS and 77 Prepared by James Powell an Frday.
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100226690 194 Ocean Boulevard E, Holden Beach NC 28462 Closec
Land Sold Price: $325,00(
S Listing Offico: RE/MAX at the Beach / Holden Beach i}
T S Residenhal Land HOA: No
~ City Limits: Yes Zoning: HB-R-1
L Brunswick Acres - Total; 012
| Location Type: Isiand Doad Restriction: No
75 Lot Dimensions: 50x105x50x105
...... | Markesting City: Holden Beach Island Lot 8qFt: 5227
. Post Directlon: E Total Road Frontage: 49
Not in Subdmvision  Water Frontage: 50
Secondary Subdivision: N/A Waterfront: Yes
i Elem. School: Virginia Willamson ~ Waterview:; Yes
Middle School: Cedar Grove
‘w4 High School: West Brunswick

Bidgs on Property: None
Environmental Hazard: Unknown
Terms: Cash. Convenlional

Fual Tank; None

HOA and Neigh Amenities: No Amenities
Lot Water Features: Ocean Front Ocean View

Possession: At Closing

Road Typel/Frontage: Paved; Public (Ciy/Cty/St)
Soll Evatuation: Sou Eva'uation - No

Showing Instructions: Show Anytime
Topography: Level

Utilities: Municipal Sewer Avai‘able. Municipat
Walter Avaiable

Cobra Zons: Ne Federal Figod Ins Avibl: Yes Plat Page: 158
Deed Book: 3746 232mn016 Special $497 sewer cap fee
Dead Page: 621 212 Assossments:
Deferred Taxes: Neo Tax Assessed $210,000
Value:
Tax Year: 2019

easy day trips
Legal: DB-244-249-5-PG-158-1L-75-
Showing Instructions: show anytime vacant land

Comm:
Cumulative DOM: 32
Days On Market: 32

Listing Price: $339.900
List PricorAcre: _ $2 832 500

Directions to Property: Hghway 130 gver Holden Beach brdge et onto Ocean Bivd lot on right

Marketing/Public Remarks; Graal price on this oceanfront lol. Ready for you to enjoy. Great location near shops and restaurants. Build your dream home and
enjoy all that oceanlronl hving has to offer Holden Beach is rated one of the top family beaches in Amenca Lacated between Myrite Beach and Wilmington for

Agreemeant Full Service Effective Date: 0711412020
Service: $339,900
Agreement Type: Excluswe Right lo Sefi Original List Price; $339,900
Auction: No 95.62%
Owner: T A Womble Private Equity Prospect Exempt: No
Broker Owner: No Stipulation of Sale: None
Seller Rep.: Has owned lhe property for at Sub Agent Comm: 0%

least one year Variable Comm: No
Buyer Agent 5% Buyer Financing: Cash

Sold Data: 101372020
Sold Price: $325,000
Sold $2.708,33333
Pricel/Acra:

Status: Closed
Status Change 10/14/2020
Date:

Proposed 10/09/2020
Closing Date:

Under Contract 08/21/2020
Date:

DUC: 53

Post Closing:  Due Diligence Date 09/30/2020
Seller Concessions Y/N' No

Name , Office
Listing ‘;‘ fod r::jsde" REALTURY [ iating Office: REIMAX al the Baach /
Meomber: 39555 Holden Beach
Selling Office:
Selling . Mike Neville Advanlage
Member: 9314

Primary  Other Office E-mai!

Coldwell Banker Sea Coast 910-880-

Othe
Emai

g;g:‘z' gég:ﬂ gég.s“z. alan@alanholdenrea ty com
2848 2;2;842' mnevile3d@yahoo zom

Confidential - May Only Be Distributed To MLS Participants

Information is deemed to be reliable. butis not quaranieed. Data may have come fram public {3x records. © 2021 MLS and FE 5. Prepared by James Powell on Friday.
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00265603
and

285 Ocean Boulevard W, Holden Beach, NC 28452

Listing Office: A Non Member

Closed
Sold Prica: $595,000

jidgs on Property: None
turrent Use: Residential

Location Type:

Markating City:
Post Direction:

Secondary Subdivision:
Middle School:

Wes! Brunswick
School District:

Residential Land HOA: No
Zoning: HB-R-1
Acres - Total: 0.32

Acras - Wooded: 2112
Deed Restriction: No
Lot Dimensions: 55 x 250

w Lot SqFt: 13,750

Not In Subsdivision Total Road Frontage: 55
Watar Frontage: 55

Virginia Williamson ~ Waterfront: Yes
Waterview: Yes

HOA and Nelgh Amenities: No Amenities
Lot Dascription: Open; Partially Cleared, See

Road TypelFrontage: Paved; Public (City/Cty/St)
Soil Evatuation: Soil Evaluation - No; Other Sewer

invironmental Hazard: No Remarks tap available
‘erms: Cash, Conventional Lot Water Features: Ocean Front, Ocean View, Showing Instructions: No Sign, Show Anytime
‘wel Tank: None Water View Topography: Cleared; Level
Utilities: Municipal Sewer Available; Municipal
Water Available: Sewer Tap Available; Water Tap
Available
sobra Zone: No Federal Flood ins Avlbl: Plat Page: 134
Yeed Book 3514 Tax Identifier: Total Real 3.261.02
Jeed Page 819 Plat Book: Estate Property
Taxes:
Speclal None
Assessments:
Tax Assessed $420,000
Value:
Tax Year: 2020

AarketingfPublic Remarks: Beautiful large oceanfront lot with close access to the bridge. Great building lot for that dream home of yours!
\gent Remarks: Entered as comp sale

egal | 5& 15B-1 5.3 HOLDENS BEACH PLAT 2 5/134

hrechions to Properly: cross HB bridge and turn nght Continue about ! nule and propedy will be on the lefl.

\greement Type: Exclusive Right lo Sell

\uction No

Jwner McMillan

Iroker Owner; No

seller Rep.: Has owned the property for at
least one year

uyer Agent 3%

somm:

sumulative DOM: 0
Jays On Market: ©

Effective Dale:
Listing Price:
Original List Price:
SPILP%:

Prospect Exempt:
Stipulaticn of Sale:
Sub Agent Comm:
Variable Comm:
Buyer Financing:

Entesed as Sale Only
%

Sold Date: 04/08/2021
Sold Price: $595,000
Sold $1,858,375
PricefAcre:

Status: Closed
Status Change 04/09/2021
Date:

Proposed 0470872021
Closing Date:

Undsr Contract 0212872021
Date:

puc: k1)

Post Closing:  Due Diligence Date. 04/09/2021.
Seller Concessions Y/N: No

.isting Price: $595,000

.ist PricelAcre:  $1,859.375
Name

.isting

Aomber: A Mon Membe

jelling The Andrews

Viember: Team

Office

Listing Office: A Non Member

NonMemberLicense

Selling Office: Coldwell Banker Sea Coast

Advantage
C8314

Other Office E-mail

Other
Email

admin@ncrmls com

910-842-

1555 ko denbeachbatb@oma

Confidential - May Only Be Distributed To MLS Participants

formation '3 deemed lo be reliable. but is not guaranieed. Data may have come from public tax records. € 2021 MLS and * 4 5. Prepared by James Powell on Friday.
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100127046 357 Ocean Boulevard W, Holden Beach, NC 28482 Closed
jLand Listing Office: RE/TMAX at the Beach { Holden Beach ___Sold Price: $490,00C
Sub-Type: Resident:al Land HOA;: No
City Limits: Yes Zoning: HB-R-1
County: Brunswick Acres - Total: 032
Location Type: tsland Deed Restriction: No
Marketing City: Holden Beach Island Lot Dimensions: 55x252x56x252
Post Direction: w Lot SqFt: 13,939
Subdivisian: Not In Subdivision  Telal Road Frontage: 55
Secondary Subdivision: N/A Water Frontageo: 56

Elem. School: Virginia Williamson  Waterfront: Yes
Middle School: Cedar Grove Waterview: Yeas
High Schoal: West Brunswick

Bldgs on Property: Noae Fencing: None Possession: Al Closing

Current Use: Residential HOA and Neigh Amaenities: No Amenities Road Type/Frontage: Mantained; Public
Environmental Hazard: Unknown Lot Water Features: Ocean Front; Ocean View (City/Cly/S1)

Terms: Cash, Convenlional Soll Evaluation: Soil Evaluation - No
Fuel Tank: None Showing Instructions: Show Anytirme

Topography: Cleared
Utilities: Municipal Sewer Available Municipat

Water Avalable _
Cobra Zone: No Fedoral Flood Ins Avibl: Neo Plat Page: 134
Deed Book: 3084 Tax identifler: 247ab025 Special $497 Sewer Fee Pad Yearly
Deed Page: 640 Plat Book: 25 Assessments:
Tax Assossod  $450,000
Value:
Tax Year: 2016

Marketing/Public Remarks: PRICE REDUCED' Just imagine - this "LOT™ of view can be yours' This ocean-front homesite has enviable panoramic views of the
beach to the south and a fabulous view of a canal to the north. There is ample room on this 55 foot wide lol, a bonus five feet wider than standard lot size, (o built
your dream home and poal at the beach, with close proximity to Helden Baach bridge Make this yours! You can be kving the Holden Beach life in 2020! Life 15
better on the HB side of the bridge’ Holden Beach has been rated #1 family beach in America Located between Wimington and Myrile Beach for easy day
trips RELAX you're al the Beach

Legal: L-3 & 13 B-L. S-3HB PL 25134

Showing (nstructions: Vacant Lot, Show anytime

Appointment Contact: sales office Appt. Center Phone: 910-842.8686

Directions to Property: Highway 130 over Holden Beach bridge_right on Ocean Bivd _ lot on left

Agreement Full Sarvice Effective Date: 07/30/2018 Sold Date: 1213112020
Service: Listing Price: $499.500 Sold Price: $490,000
Agresment Type: Exclusive Right to Sell Original List Price: $524 900 Sold $1.531.250
Auction: No SPILP%: 98.10% PricelAcre:
Ownar: Holis & Amy Thompsan Prospect Exempt: No Status: Closed
Broker Owner: No Stipulation of Sale: None Status Change 01/04/2021
Seller Rep.: Has owned the property forat  Sub Agent Comm: 0% Date:

least one year Variable Comm; No Proposed 12115/2020
Buyer Agent I% Buyer Financing: Seller Financing Closing Date:
Comm: Under Contract 10/30/2020
Cumulative DOM: 801 Date;
Days On Market: 501 DucC: 62

Post Closing: Due Diligence Date’ 11/30/2020.
Listing Price: $499,500 Seller Concessions Y/N: No
List Price/Acre:  §1,560.937.5 ' E
Name Office Primary  Other Office E-mall g::;'
Alan Holden REALTOR

Listing Listing Office: RE/MAX at the Beach / 910-842- 910-842. 910G-842- |
Member:  ETers Holden Beach 8686 8686  sess - on@aanhodenreatycom
:I:?‘:';%n Beth M Oates g:::::g g:;i::' RE/MAX at the Beach / ggg;wz' g;gém. boales7 | t@bel south net

Confidential - May Only Be Distributed To MLS Participants
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00430613 279 Ocean Boulevard W, Holden Beach, NC 28462 Closed
and Lot#8,18 Sold Price: $535,000
Listing Office: RE/MAX at the Beach / Holden Beach

Sub-Type: Residentral Land HOA: No

City Limits: Yes Zoning: HB-R-1

County: Brunswick Acras - Total: 038

Location Type: Island Deed Restriction: No

Lot #: a18 Lot SqFt: 16,553

Marketing City: Holden Beach Island Total Road Frontage: 67

Post Direction: w Water Fronlage: 64

Subdivision: Nol in Subdivision  Waterfront: Yas

Secondary Subdivision: N/A Waterview: Yas

Elem. School: Virginia Williamson

Middle Schoot: Cedar Grove

High School: Was! Brunswick

52018 NCRAILS -

tidgs on Property: None
invironmental Hazard: Unknown
‘erms: Cash, Conventional

‘ugl Tank: None

HOA and Neigh Amenities: No Amenties
Lot Water Features: Ocean Fronl; Ocean View;
Water View

Possession: At Closing

Road Type/Frontage: Paved Public (Cty/Cly/St)
Soll Evatuation: Soil Evaluation - Ng

Showing Instructions: Show Anylime
Topography: Cleared

Utilities: Municipal Sewer Avallable; Municipal

Waler Available
sobra Zone No Federal Flood Ins Avibl: Yas Plat Page: 134
Joed Book 1068 Tax idantifier: 24703020 Spucial $497 sewet fee paid yearly
Yeed Page g28 Plat Book: 25 Assessments:
Tax Assossed 5465000
Value:
Tax Year: 2017

Aarketing/Public Remarks: Oceanfront oppartunity on beautiful Holden Beach! Large Tot with over 60 feet of ocean frontage Bu/'d your dream home or keep as
i invesiment Holden Beach has been rated #1 family beach in America. If you enjoy swimming, beach walking boating, fishing and shell seeking this is the

pol Located between Wilmington and Myrtle Beach for easy day tnps RELAX, your at the Beach

sgent Remarks 2478A020 is be ng sold with adjoining alteyway 247BA01901 Bolh of hese parcels are being sold togather' Build on both or sell the alley way

1 3 plivate Crossover

egal: L-8&18 8 15-3 HB PLAT 2 5/134 L-10x250 B-1 S 3 HB 2 5/134

ihowing Instructions; L.and show Anylime

Jirections to Properly. Turn night from bridge onto Ocean Bivd W

\greement Fuil Service Effective Date: 08/14/2018 Sold Date: 10/06/2020
iervice Listing Price: $574,900 Sold Price: $535.000
\greement Type: Exclusive Right lo Sell Originat List Price: $574,900 Sold $1.407,894.74
\uclion: No SPILP%: 93.06% Price/Acre;
Jwnar: McMillan/McMillan Prospect Exempt: No Status: Closed
Iroker Owner: No Stipulation of Sale: None Status Change 10/07/2020
jeller Rep.: Has owned the property for at  Sub Agent Comm: 0% Date:

least one year Variable Comm: No Proposed 09/22/2020
3uyer Agent 5% Buyer Financing: Cash Closing Date:
zomm: Under Contract 08/25/2020
Sumulative DOM: 737 Date:
days On Market: 737 ouc: 42

Post Closing:  Seller Concessions Y/N No
.isting Price: $574,900
st PricelAcre:  $1.512,894.74
; Other|
Name Offlce Primary  Other Office E-mail Email

_isting Listing Office: RE/MAX al the Beach / 910-842- 910-842. 910-842. .
fiember: Holden Beach 885 8586 8686 akSag slasholotea iy b
jalling Selling Office: RE/MAX al the Beach / 910-842- $10-842- 910-842. )
Wember: Holden Beach 8686 8685 B85 dhan@atantuldenreatly cam

Confidential - May Only Be Distributed To MLS Participants
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[100267382 437 Ocean Boulevard W, Holden Beach, NC 28452 Active
Listing Offica: RE/MAX at the Beach / Holden Beach Curront Price: $1,180,60¢

Sub-Type: Residential Land HOA: No
Clty Limits: Yes Zoning: HB-R-2
County: Brunswick Acres - Total: 061
Location Type: Island Deed Restriction: No
Marketling City: Holkden Beach Island Lot Dimensions: 114x232x114x232
Post Direction: w Lot SqFt: 26,572
Subdivislon: Not In Subdivision  Total Road Frontage: 114
Secondary Subdivision: N/A Water Frontage: 114
Elem. School: Virginta Withamson  Waterfront: Yes
Middie School: Cedar Grove Waterview: Yes
High School: West Brunswick
G 1 .
L o a 5
Bidgs on Property: None HOA and Neigh Amanities: No Amenilies Road Type/Frontage: Paved; Public (City/Cty/St)
Current Use: Residenbal Lot Wator Features: Ocean Front Soil Evaluation: Soil Evaluation - No
Environmental Hazard: Unknown Showing Instructions: Show Anytime
Tarms: Cash. Conventional Topography: Cleared
Fuel Tank: None Utilities; Municipal Sewer Available. Municipal
| Water Avanlable
Cobra Zone: No Federal Flood Ins Avibi: Yes Plat Page: 7
Deeod Book: 150 Tax (dentifier: 2472a032 Total Real 3.069.88
Dead Page: 179 Plat Bock: 6 Estate Property
Deterred Taxes: No Taxes:
Special $369 sewer cap fee
Assessments:
Tax Asgessed  $630.000
Value:
Tax Year: 2020

Marketing/Public Remarks: Prime large ocean froni lot Budd your dream home Great location Hokfen Beach is situaled between Myrile Beach, SC and
Wimington. NC Holden Beach has been rated one of the lop family beaches in America
Legal: L-21 & 22 Plat 6/7
Showing tnstructions: vacant land show anytime
Appt. Canter Phone: 910-842.8686
irections to Property: Over Holden Beach bredge, rght on Ocean Bivd 1o 437 OBW on lalt just before pier

Agreement Full Service Effective Date: 0872372021 Status: Active
Service: Listing Price: $1.190.000 Status Change 08/23/2021
Agresment Type. Exclusive Right to Sell Original Liat Price: $1.180.000 Date:
Auction: No Prospect Exempt: No
Owner: Halden Beach Fishing Pier, Inc  Stipulation of Sale: None
Broker Owner: No Sub Agent Comm: 0%
Sellar Rep.: Has owned the property for at  Varlable Comm: No
least one year
Buyer Agent 2.5%
Comm:

Cumulative DOM: 11
Days On Markat: 11

Listing Price: $1.190,000
List Price/Acre: $1,950.819.67 =i
Name . Office Primary Other  .Office  E-mail Otha:
Alan Holden REALTUR
Listing Listing Office: RE/MAX al the Beach / 910-842-  910-842- 910-842. e
Member: g;nsesr;lus Holden Beach 8686 8686 8586 sian@alanhotdenrealtyfom

Confidential - May Only Be Distributed To MLS Participants

Information is deemed to be reliable. but is not guaranteed Dala may have come from public tax records © 2021 MLS and F (5. Prepared by James Powell on Friday.
September 03. 2021 1:11 PM. The informaltion on this sheet has been made available by the MLS and may not be the listing of the prowider
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100270404 241 Ocean Boulevard W, Holden Beach, NC 28462 Active
.and Listing Offica: Hobbs Realty, Inc. Current Price: $749,000 §
Sub-Type: Residential Land HOA: No
A . Clty Limits: Yes Zoning: Res
r . County: Brunswick Acres - Total: 029
Location Type: Island Deed Restriction: Yes
Marketing City: Holden Beach [sland Lot Dimensions: S0X251X50X251
Post Direction: w Lot SqFt: 12,550
# Subdivision: Other Total Road Frontage: 50
Secondary Subdivision: N/A Water Frontage: 50
Elem. School: Virginia Williamson  Wataerfront: Yes
Middle Scheol: Cedar Grove Waterview; Yes
i High School: West Brunswick

3ldgs on Prop:one
Invironmental Hazard: Unknown

ferms: Cash; Conventional
fyel Tank: None

Fencing: None

HOA and Neigh Amenitles: No Amenties

t ot Description: See Remarks

Lot Water Features: Ocean Front, Ocean Side,
Ocean View

Possession: At Closing

Road Type/Frontage: Paved; Public {City/Cty/St)
Soil Evaluation: Soil Evaiuation - No

Stowing Instructions: Show Anytime
Topography: Wooded

Utilities: Municipal Sewer Available; Municipal
Waler Available

Sobra Zone: No Federal Flood Ing Avibi: Yes Plat Page: 28
Jeed Book: 3129 Tax Identifier; 247ba003 Special none known
Jeed Page: 1022 Plat Book: 3 Assesaments:
Jeferrod Taxes: No Tax Assessed $420,000
Value:
Tax Year: 2020

Warketing/Public Remarks: Unique OCEANFRONT vacant lot opportunity! 8eautiful 50 R lot in desirable Holden Beach and pedfect location on the island. Buy
his lot atone and build your dream sland home or purchase with the lot next door (243 OBW also for sale) for 110 ft of oceanfronl properly! Great location, great
lunes and great views! The possibilities are endless. Do not miss this rare opporiunity! Lots recanily cleared, see photos and there is a survey pending'

Agent Remarks: designate attorney to hold EM funds on all conlracts

-egal: L-31832 B8-2 5-A HB Piat 3/28

3howing Instructions: show anytime, vacant lot

Jdirections ta Property: Cross Holden Beach bridge and take a right on Ocean Blvd West Vacani lot on the ocean at 241 O8W. Sign on lot
Agreement Full Service Effactive Date: 0672672021 Status: Active
jervice Listing Price: $749 900 Status Change 06/26/2021
Agreement Type. Excluswve Right lo Sell Original List Price $749 900 Date:
Auction No Prospect Exempl No
dwner Bessle, LLC Stipulation of Safe: None
3roker Owner: No Sub Agent Comm S0
jeller Rep.: Has owned the proparty for at  Variable Comm: No
Isast one ymar
3uyer Agent 25%
Zoemm:
Zumulative DOM: 69
Jays On Market: 69
.isting Price: $749.900
ist PricefAcre:  $2 585,862.07 TR e
Name Office Primary Other Office E-mall Other Email
t -
_isting Member: ;‘2”53{‘;’2”0“5 st (L:'.";‘m Office: Hobbs Realty. Inc o445 5602 §10-842:2002 ¢/fany@h-bosrea ty com

Confidential - May Only Be Distributed To MLS Participants

vormation 1 deemed o be reliable, but is not guaranteed. Data may have come from public tax records. © 2021 MLS and =35, Prepared by James Powell on Friday.
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100278413 243 Ocean Boulevard W, Holden Baach NC 28462 Active
| Land Listing Office: Hobbs Realty, Inc. Current Price: $778,900
| Sub-Type: Residentral Land HOA: No

City Limits: Yes Zoning: res

County: Brunswick Acres - Total: 035

Location Type: tsland Deed Rastriction: Yes

Markating City: Holden Beach Island Lot Dimenslons: 60X251X60X251
Post Direction: w Lot SqFt: 15,060
Subdivision: Other Total Road Frontage: 60

Secondary Subdivision: N/A Water Frontage: 60

Elem. School: Virginia Williamson  Waterfront: Yes

Middle School; Cedar Grova Waterview: Yes

High School: Woest Brunswick

A (R L LY gt e

Bldgs on Property: None Fencing: None

Possession: At Closing

Environmental Hazard: Unknown
Terms: Cash; Conventional
Fuel Tank: None

HOA and Neigh Amenities: No Amenities
Lot Description: See Remarks
Lot Water Features: Ocean Front. Ocean Side,

Road Typef/Frontage: Paved, Public (Cry/Cty/S1)
Soil Evaluation: Soi! Evaluation - No
Showing Instructions: Show Anytime, See

Qcean View

Remarks

Topography: Wooded. See Remarks
Utilities: Municipal Sewer Available. Municipal
Water Avaiable

Cobra Zone: No
Deed Book: 3120 Tax [dentifier:
Dead Page: 1022 Plat Book:

Federal Flood Ins Avibl:

Yes Plat Page: 28
247ba004 Special none known
3 Assessments;

Tax Assossed $420,000

Value:

Tax Year: 2020

racantly cleared, see pholos and there is a survey pending'

Agent Remarks: designate altomey to hold EM funds on al? contracts
Legal: L-29&30 10'Strip B-2 S-A Halden Pl-3/28

Showing Instructions: vacani land, show anytimea

Marketing/Public Remarks: Unique OCEANFRONT vacant lot opportunity! Beautiful 60 ft tot on desirable Holden Beach and perfect localion on the island. Buy
this oversized jot alone and burd your dream island home or purchase with the lot next door {241 OBW also for sale) for 110 it of oceaniront property! Greal
location, great dunes and great views! The possibilities are endiess Do not miss this rare oppartunity to own one or TWO oceanfront lots on Holden Beach Lots

Blrections to Property: Cross the Holden Beach bridge and take a right onlo Ocean Blivd vacant lot is on the left on the ocean on fot

Listing Member: 228152 G131

Tftany Hobbs Wison Listing Office: Hobbs Realty, Inc 910-842.2002

Agreement Full Service Effective Date: 06/26/2021 Status: Active
Service: Listing Price: $779.800 Status Change 06/26/2021
Agreement Type: Exclusive Right to Sell Original List Price: $779.900 Date:
Auction: No Prospect Exempt: No
Owner: Bassle, LLC Stipulation of Sale: None
Broker Owner: No Sub Agent Comm: $0
Seller Rep.: Has owned the property for at  Variable Comm: No
least one year
Buyer Agent 2.5%
Comm:
Cumulative DOM: 69
Days On Market: 69
Listing Price: $779 900
List Price/Acre:  §2228.28571 .
Name Office Primary Other Office E-mail Other Email

910-842-2002 uffany@hobbsreally com

Confidential - May Only Be Distributed To MLS Participants

Information is deemed to be reliable, but is not guaranteed. Data may have come from public lax records. & 2021 MLS and FBS Prepared by James Powell on Friday
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100262782 105 Ocean Boulevard W, Holden Beach, NC 28462 Active
.and Lot # 5&17 Current Price: $735,000
Listing Office: Coastal Development & Reaity
| Sub-Type: Residential Land HOA: No
I . City Limits: Yes Zoning: Res
| County: Brungwick Acres - Total. 0.32
e - | Location Type: Island Deed Restriction: No
R Lot #: 5317 Lot Dimensions: 55x%250x56x250
Marketing City: Holden Beach Istand Lot SqFt: 13,750
=4 Post Direction: w Total Road Frontage: 55
i Subdivision: R.H. Holden Water Frontage: 55
Secondary Subdivision: N/A Waterfront: Yes
Elem. School: Virginia Williamson  Watetview: Yes
Middle Schoot: Cedar Grove
s High School: West Brunswick
School District: Brunswick
3dgs on Property: None Fencing: None Road Type/Frontage: Paved, Public (City/Cty/S1)
Environmental Hazard: Unknown HOA and Neigh Amenities: Playground; Sidewalk; Soll Evaluation: Soil Evaluation - No
ferms: Cash; Conventional Street Lights Showing Instructions: Show Anylime
‘ue) Tank: None Lot Water Featuras: Ocean Front, Ocean View Topography: Cleared/Partial
Utilities: Municipal Sewer Available; Municipal
Water Available
Zobra Zone: No Federal Fload Ins Avlbl; Yes Plat Page: 91
Total City Real Estate Property Tax: 1,200.84 Tax ldentifier: 232nk01602 Total Real 3,260
Jeed Baok: 2167 Plat Book: 1 Estate Property
Jeed Page: 1092 Taxes:
Jeferred Taxes: No Special 364.69
Assessmentis.
Tax Assessed $420.000
Value:
Tax Year: 2020

Varketing/Public Remarks: Beauliful ocaan frant lot on Holden Beach. Quick access lo Ihe restaurants and shops. Close to the Holden Beach Bridge for easy

i and off the island Very few ocean fronl home siles available Bring your buysrs!
Agent Remarks: additional tax parce! # 232NK01603

.egal: Lot 1785 B-A S-1HB

3howing Instructions: Show any ime

Appointment Contact: 9108424938 Appt. Center Phone: 910-8424939
Jirections to Property: Left at the bridge Ocean front lot on the left

Agreement Full Service Effective Date: 03232021 Status: Active
Service: Listing Price: §735,000 Status Change 03/23/2021t
Agreement Type: Exclusive Right 1o Sell Original List Price: $685,000 Date:
fuction: No Prospect Exempt: No
Jwiner: Dawkins Concrele Products Ing. Stipulation of Sale: Noneg
Sroker Owner: No Sub Agent Comm: 0%
Seller Rep.: Has owned the property for at  Variable Comm: No
least one year
3uyar Agent 4%
Somm:

Sumulative DOM: 164
Jays On Market: 164

-isting Price; $735,000
=Ist Price/Acro;  $2,296 875
Name Office Primary Other Office E-mail g:‘:ill’
: Mary B Listing Otfice: Coastal Development &
amber: 185385 C6869

Confidential - May Only Be Distributed To MLS Participants

viormation is deemed to be rekable. bul is not guaranteed. Data may have come from public lax records. © 2021 MLS and i1,
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100262788 107 Ocean Boutevard W, Holden Beach, NC 28462 Active
Land Lot # 1684 Current Price: $735,000
[ Listing Office: Coastal Development & Realty =
7% Sub-Type: Residential Land HOA: No
i City Limits: Yes Zoning: Res
County: Brunswick Acres - Total: 032
= Locatlon Yype: Island Deed Restriction:  No
a Lot #: 1684 Lot Dimensions: 55x250x55x250
- Markating Clty: Holden Beach island Lot SqFt: 13,750
- Post Direction: w Total Road Frontage: 55
i3l Subdivision: R.H. Holden Water Frontage: 55
& Secondary Subdivision: N/A Waterfront: Yes
Elem. Schoeol: Virginia Williamson  Waterview: Yes

[l Middle School: Cedar Grove
i High School: Woest Brunswick
. School District: Brunswick

Bidgs on Property: None
Environmental Hazard: Unknown
Fua! Tank: None

HOA and Neigh Amenities: Sidewalk; Streel Lights Road Type/Frontage: Paved. Public (Crty/Cly/St)
Lot Water Features: Ocean Front; Ocean View Soil Evaluation: Soil Evaluation - No
Showing Instructions: Show Anyt:ime

Topegraphy: Cleared/Partial

Cobra Zone: No Federal Flood Ins Avibi: Yes Plat Page: 91
Total City Real Estate Property Tax: 1,209.64 Tax Identifier: 232nk017 Total Real 3260
Deed Book: 2135 Plat Book: 1 Estate Property
Dend Page: 575 Taxes:
Deferred Taxes: No Speclal 364 69 HB sewer Cap fee
Assessments:
Tax Assessed  $420,000
Value:
Tax Year: 2020

Marketing/Public Remarks: Looking for a wonderful ocean front iot to build your beach home? This lol is just for you Enjoy the ocean views and all the beach
aclivity from the home or deck Quick on and off the bridge. Walk to the local restaurants and shops

Legal: Lols 1684 B-A §-1

Showing Instructions: Show any lime

Appointment Contact: CO&R Appt. Center Phone: 910-842-4939
D H

iractions to Property: Take a lek off the bridge home sile on the right
Agreament Full Service Effective Date:

03723/2021 Status: Active
Service: LIsting Price: $735.000 Status Change 03/23/2021
Agreemant Type: Excluswve Right to Seit Original List Price: $685.000 Date:
Auction: No Prospect Exempt: No
Owner: Concord Holdings LLC Stipulation of Sale: None
Broker Owner: No Sub Agent Comm: %
Seller Rep.: Has owned the property for at  Variable Comm: No
least one year

Buyer Agent 4%
Comm:
Cumuiative DOM: 164
Days On Market: 164
Listing Price: $735.000
List Price/Acre:  $2.296 875

Name Office Primary  Other Office E-mail Sther

Mary B Listing Ofice: Coastal Development & .
H:rtrll?er Overocker Realty gég;m 3;22’“2' mady@mindyoverocker com

: 185385 CB869

Confidential - May Only Be Distributed To MLS Participants

Information s deemed to be reliable but s not guaranteed Data may have come from public lax records © 2021 MLS and FE = Prepared by James Powell on Frday
September 03. 2021 1 11 PM The mformabon on this sheet has been made available by the MLS and may not be the iisting of the provider.



SALES COMPARISON APPROACH — Continued

As mentioned at the beginning of this Section, we must develop an adjustment which can be applied to
our initially found value, in order to estimate the value of the Subject, as a commercial site. In appraiser
parlance this adjustment is ideally found via what is known as a “matched pair analysis™. With this
concept we find an (ideally) perfect way to make an adjustment that ensures comparable sales give us
the proper value for our Subject Property. The most ideal way to do this is not just to use multiple sales.
but also to test multiple adjustment factors. Therefore, we next wilt discuss sales of other property
types, in order to derive value adjustment factors. The first of these sales of aliernate types of properties
will be Dock sales from the NorthEastern-most edge of Horry County, which is at the edge of South
Carolina abutting Brunswick County. Both Counties have frontages on the Intracoastal Waterway and
the Atlantic Ocean, and both appeal to the same seasonal markets, in terms of residential and
commercial “traffic”. Thus, the Subject and these sales are immediately adjacent and in a neighboring

and competing county, despite the change in the States:

Comparable [: MLS # 1925008 was a 46’ boat slip in Little River with read) access to the Atlantic
Ocean via the Intracoastal Waterway . being PIN # 312-00-00-0699. [t sold from Fredrick S, Faber to
Stephen Todd Burnett on 15 April. 2020, in Deed Book 4304, Page 996 for $28.,000. This equalled

S60Y per linear foot.

Comparable 2: MES © 2003492 was a 60" boat ship in Littde River with ready access to the Atlantic
Ocean via the Intracoastal Waterway. being PIN # 5312-00-00-0429. [t sold from J. Gary Dilaure. et ux
o Robert A. Worley on 14 September, 2020, in Deed Book 4343, Page 492 for $36.000. This equalled
$600 per linear toot.

Comparable 3: MLS # 2023870 was a 40' boat slip in Little River with non-ready access to the Atlantic
Ocean. being PIN # 314-00-00-0357. [t sold from Kelly K. Lange, et al, to Southern Breeze Waterfront
Fntities LLC on 18 December, 2020, in Deed Book 4373. Page 1053 for $14.000. This equalled $350

per linear foot.

Apparently. ready access to the Atlantic Ocean should creale a dock that would have a value of $600
per liner foot, which would be the equivalent of commercial dock/access-way. This would appear to be

worth ($600 / $350 =) 1.714X the value of non-commercial access-way.



SALES COMPARISON APPROACH - Continued

In the past I have previously twice been able to find a residential-to-commercial use multiplier. The
first time was roughly 30 years ago, when commercial land was especially in demand, and the multiplier
at that time was a 2X (200%) multiplier. The second time was just after the 2008 financial recession,
when there was a “squelched” demand for commercial properties, and the multiplier at that time was
1.3X (150%). Just above we have found a suggestion of a 1.714X multiplier in 2020 for dock space
with a potential commercial use versus a residential use. Ideally, we should have one more derived

factor so that we test the validity of this multiplier.

After further and extensive research I have found the following data.

On the next page will be a map showing three sales of properties on Holden Beach, itself. These 3 Sales

are referred to herein, and on said map, as Sales A, B, and C. they are as follows:

Comparable A: MLS # 100253154 was a 60' X 120' (6,000 square foot) lot located at 122 Davis Street
in the central section of Holden Beach. [t was a commercial lot well off the ocean, being a third row
lot. Tts TMS # was 232N-B-015. It had been assessed at $117,000. It sold from Catherine G. Boone to
ZHC Holdings LLC on 14 April, 2021, in Deed Book 4595, Page 937 for $155,000. This equalled
$25.83 per square foot.

Commparable B: Next door to Sale A was a 50' X 120" X 45' X 120.1" (5,702 square foot) lot located on
Davis Street in the central section of Holden Beach. It was a commercial lot well off the ocean, being a
third row lot. Its TMS # was 232N-B-016. [t had been assessed at $465,000. It sold from Holden
Beach Enterprises, Inc. to the Town of Holden Beach on 30 December, 2010, in Deed Book 3122, Page
105 for $114,000. This equalled $19.99 per square foot.

Comparable C: Three blocks from Sales A and B was a 68 X 152.66' X 68.3' X 158.37' (10.575 square
foot) lot located on Brunswick Avenue West in the central section of Holden Beach. It was a
residential lot well off the ocean, being a third row lot. Its TMS # was 2320-C-073. It had been
assessed at $104,500. 1t sold from Doris Kay Lanier to John Henry Bolden, et ux. on 8 May, 2016, in
Deed Book 3743, Page 452 for $155,000. This equalled $13.14 per square foot.

Apain, these three sales are shown “close up” on a map of Holden Beach.
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SALES COMPARISON APPROACH - Continued

Comparing Sales A and B (being both commercial sites next door to each other but 124 months apart)
we can derive a 0.24% per month appreciation factor. Taking this factor and adjusting Sale B by 63
months we can adjust Sale B's value to the time of Sale C we can find a value of and for Sale B's land as
of the time of Sale C to (0.0024 X 63 = 0.1512 + 1 = 1.1512 X $19.99 =) $23.01. We can then compare
Sale B's commercial value to Sales C's residential value and find a value enhancement factor of

($23.01/$13.14 =) 1.7511, or 75.11%

We thus have a suggest residential-to-commercial multiplier of 1.714X and 1.7511X. From these
amounts [ estimate that an appropriate current multiplier is 1.75X, or | and three quarters. This is

midway between the two previously derived multipliers of 2X and 1.5X.

Taking our previously found average residential land value of $24.45 per square foot and multiplying it
times 1.75 leads us to an estimated current value of commercial land with Atlantic Ocean access of
($24.45 X 1.75 =) $42.79 per square foot. Of course the Subject has, as has previously been discussed, a
combined total of 82,900 square feet. The math results in a total value for the Subject as a commercial
site of ($42.79 X 82,900 =) 3,547,291. Therefore, with rounding to the nearest $25.000 amount, the

Subject is estimated to be worth

THREE MILLION FIVE HUNDRED FIFTY THOUSAND DOLLARS
($3,550.000).

As also shown on the previously referenced “Statistical Market Analysis” the average Days on Market
term for the 10 closed sales was 373 days. Of course, this was for residential property and the Subject
may likely have an enhanced desirability in terms of marketing time (as well as its value) due to its
commercial zoning. [ feel that if the property were to be properly and fairly and competitively marketed
at a price point near these findings the Subject could enjoy a marketing/exposure term of twelve (12)
months. As previously stated, and as is obvious in reviewing the comparable sales' prices vis-a-vis their
assessments, tax assessments in this County obviously have no correlation with actual market values,
Therefore, the Subject’s current total assessment of $2,832,490 is considered to be irrelevant. We will

next investigate another possibility of using the Sales Comparison Approach:



SALES COMPARISON APPROACH - Continued

Within the past two decades some nearby ocean front commercially zoned properties had their improve-
ments razed and replaced with single-family detached homes. A nearby gasoline station was demol-
ished (roughly seventeen years ago} and condominiums placed on the site, despite the fact that it was
zoned commercially. For these reasons [ believe that the market may look at the Subject in an alternate

way and perceive it as potential residential sites.

In our alternate way of evaluating the Subject we can presume that the City would allow the property to
be sold fur a less congesting sort of property and that the site could sell as residential lots. | contacted
the City's Building/Zoning Department. but they did not confirm the number of potential lots that would
be avaitable. Therefore [ did not think that [ should be excessively aggressive in my assumptions as to

allowable density. The Assessor's Office is likely of use in this regards. Despite the fact that the main
site is 300 feet wide, and that the secondary site is 50 feet wide, the Assessor does not list that the main
site has (300" 1 50" =) 6 sites but instead fists the main site as having § *land units”. This may be due to
the slightly shallower depth of the main site vis-a-vis the secondary site's depth. In any event | feel that
1L1s sife to calculate that the Subject. with both the main and the secondary site. could be converted into

{5 + I=) 6 residential sites.

the oft referenced “Statistical Market Analvsis™ shows that fowest active listing price of a lot is
135000 it further show that in the most recent Sale Price-1o-List Price Ratio was 97.00%. Since the
Sulyjeet would aced o have the improvements removed, an in the spirit of making this investigation con-

servative, in order to attract investors. | feel that it is appropriate to go to this lowest active price.

Daing this suggests an actual sales price of the 6 lots, each listed for $735,000, would be ($735,000 X
97.00% =) $712,950. which should be rounded to an average retail value of $715,000 per lot and
(5715000 X 6 =) $4,290.000 for all six lots.

We now need to.include an "Income Approach spin” to this retail value. The Subject can be considered
to be an income producing property (and thus need a bit of an income approach) in that its value, in its
entirely, is dependent on the selling out of the individual units of production (i. e.. the sellout of the 6
lots). The selling of the 6 lots, whose total of 6 values can be considered to be a retail value of same
said lots. needs to be converted into a “bulk” sales value. sometimes also called a wholesale value. This
would be the value of the 6 units if they were sold at one time to one purchaser who then wanted to turn
around and sell out the 6 individual lots to separate purchasers. Obviously. one buyer would not need all

6 lots without the express intent of reselling many or all of them.



SALES COMPARISON APPROACH - Continued

Attached is a wholesale seliout. Since this is an abbreviated section of the report which does not need to
discuss each consideration of discounting in detail, I will note that the theories and interest rates used
therein have been tested in a real-world situation - without going into the particulars of the situation(s).
It is important to note, though, that the format has proven to yield results that match an actual bulk-
buyer’s actions. It should be noted that the Subject will have an amount put aside monthly as an escrow
- this is estimated to be roughly $250.00 per month per unsold lot. This amount is set aside to allow for

a monthly escrow for eventual real estate taxes.



Units for Sale
Linits Unsold
by mid-period

Loan Amount
Gen. Cverhead:
Sales Commiss:
Discount Rate
Assumed:

Sales price incr. of

Effective Gross Income Per Unit
Net Income from Other Sources

Month End:

Gross Sakes:

Inc. from Unsold Units

Inc.from other sources
less:

Closing Costs:

Escrow:

Overhead:

Commissions:

L.oan Interest:

Principle Payment:

Balance:

Discount Factor:

Present Value:

Month End:

Units for Sale

Umits Unsold
by mid period

Grass Sales:

Inc.from Unsold Units:

Inc.from other sources

less:

Closing Costs:

Escrow:

Overhead:

Commissions:

Loan Interest:

Prnciple Payment:

Balance:

Discount factor:

Present Value;

Tot. of Present Values
Divided by:

6 6 6 6 4
6 6 6 5 3
$2625000 ClosCsts/Unit $1750.00 Escrow/Unit $250.00
1.000% per unit sold
10.000% per unit sold Avg.Sales Pr.  $715000.00
8.000% Investors desired rate re: 10.00%
Typ. sales of 1 0.5 Units/Month
0 (compounded annually) per sales term
$0.00 X 100.00% to unit ownr =
$0.00 Annualiy Occupancy Factor:

P 4 6 8 10
$0 %0 $0  $1430000 $1430000
$0 $0 $0 $0 $0
$0 $0 30 $0 $1030
$0 $0 $0 $3500 $3500

$1500 $1500 $1500 $1250 $750
30 $0 %0 $14300 $14300

$0 30 $0 $143000 $£143000
$24063 $24063 $24063 $£20052 $12031
£0 %0 $0 $875000 $875000
-$25563 -$25563 -$25563 $372898 $382449
98.680% 97.377% 96.092% 94.823% 93.571%
-$25226 $24892 -$24564 $353593 $357861
14 16 18 20 22

0 0 0 0 0

0 0 Q 0 0
$0 $0 $0 $0 $0
$0 $0 $0 %0 $0
$0 %0 $0 $0 $0
$0 $0 $0 30 $0
$0 %0 %0 $0 $0
$0 £0 $0 $0 $0
$0 f0 $0 $0 %0
$0 $0C $0 $0 30
30 £0 50 $0 $0
%0 $0 $0 $0 30

91.117% 89.914% 88.727% 87.556% 86.400%
$0 30 $0 30 0
$3621827 e
110.000% (to allow for lnvestor's Rate of Return $3293000
Actual Rate of Return{iIncome/Investment) 59.970%
76.760%

Discount (Wholesale/Retail) Ratio:

$0.00

12
$1430000
$0
30

$3500
$250
$14300
$143000
$4010
$875000
$389940
92.336%

$360055
24
4]

$0
$0
$0

20
30
30
$0
$0
$C
$0
85.260%

%0

Rounded
Wholesale
Value



SALES COMPARISON APPROACH - Continued

The form assumes that an interim investor of the six effective units would get an interim loan (equal to
80+% of the discounted value of the lots), pay standard lot real estate commissions and associated costs
(closing costs of $1,750 per sold lot), a general overhead and a monthly provision [as mentioned} of
$250 per month for unsold units). A Present Value Factor needs to be applied to the short-term sellout
period. Finally, the total of the present values of the future net income stream needs to be divided by
[10% to allow a profit margin for the interim, thus giving the investor an incentive to purchase the lots

in buik.

Please review the remaining highlighted items regarding sales terms and the recent absorption rate
shown on the referenced “Statistical Market Analysis™. At the desirable pricing of $735,000 per lot and
eventual sales price of $715,000 per lot (as derived above in the Sales Comparison Approach) it is
believed that the six units can be sold at a rate of 0.5 lots for each month and thus eventually sell out in

one year.

Assuming an average sales price of $715,000 per unit the attached Wholesale sellout finds a total of the
present values of the net sales prices of $3.621,827. Allowing for the mentioned 10% profit leads to a
wholesale value of $3,293,000 With rounding to the nearest $25,000 amount this semi-Income

Approach of this appraisal thus finds a Wholesale Value for the Subject of

THREE MILLION THREE HUNDRED THOUSAND DOLLARS
($3,300.000).

This equals a Discount Ratio of 76.760%. With the provision of the interim investor using a loan the
actual rate of Return on [nvestment to the investor is 59.9702%. This amount should be quite adequate
to draw appeal 1o the investor market. This amount of $3.293.000 is most truly what the value of the
Subject is worth to a single purchaser, as a market value, since they would most likely want.to divest
themselves of the property to one purchaser instead of to six individual buyers. Please note that while
a higher price per lot would result in a higher gross sell-out the effects of “time-of-
money"factors/discounting would drive up the discount ratio and drive down the wholesale-to-retail
percentage. In other words, the wholesale sell-out (which is the amount that would attract an investor)
would be likely similar (or less) with a higher price per ot than with this “quick-sale” individual lot

price.



SALES COMPARISON APPROACH - Continued

These two analyses provide the information necessary to indicate and confirm that the two forms of
selling ~out” the Subject are true and correct Measurements of the Subject’s proper value. As such. and
since they both address the Subject from such different methodologies, they are both considered to be
germane, although the higher value is obviously, likely, the value of interest at this time to a potential
purchaser/investor. Accordingly. they wili be referred to herein as Sales Comparison Approach 1 and

Sales Comparison Approach I1.
Ihus. the wo indicators of value are:

THREE MILLION FIVE HUNDRED FIFTY THOUSAND DOLLARS
($3.550.000)

Sales Comparison Approach . and

IIREE MILLION THRLEE HUNDRLED FTHOUSAND DOLLARS
($3.300.000)

Sales Comparison Approach I1.

Bath ot these amounts are predicated upon a marketing/‘exposure term of roughly twelve (12) months.



INCOME APPROACH

The Income Approach Section of an appraisal normally endeavors to find the valuation of
the property utilizing standard appraisal techniques for the industry. These are as follows: a
gross rent for the property shall be found utilizing current and standard indicators of a gross rent
income. These indicators should be found within the local marketplace. Following the In-
come Estimate expenses should be deducted from this potential gross income. These expenses
should be for such items as vacancy and credit loss, management costs, insurance and tax

costs, and reserve for maintenance, etc.

Once one determines a true net income for the property the capitalization rate, typical for true
net income, would be applied to the estimated net income for the subject building. The capital-
ization utilized should be one typical for both the current market and not atypical for the national
market. Applying a capitalization is down as a division process, not as a multiplication factor.
Thus, a hypothetical $10,000 Triple Net Income would be divided by, as an example, a 10%
capitalization rate to find a value of ($10,000 / 10% =) $100,000. Capitalization Rates are used,
rather than multipliers, to allow for computations using Rates of Return and/or Interest Rates.

10% has been a long used typical capitalization rate.

In the case of vacant property. or property where the inherent Highest and Best Use is in the
vacant land, the Income Approach typically does not have application. This is especially true
for the Subject property, since it is being appraised for the value of its site as (if) vacant. Ac-
cordingly. the Approach will not be developed for this property other than in determining its

market value. This was done in the previous section of this report.

However, the Approach may be used to test the concept that the improvements do not have con-
tributory value. Another North Carolina pier was approached and it was found that the pier and
its improvements and land were annually leased for $140,000. The property had more than ade-
quate land and a longer pier. If we assume that $1,400,000 rental was a Net Income and use the
mentioned 10% Capitalization Rate the indication is that the comparable pier has a value of
($140,000 / 10% =) $1,400,000. The landlord feels that they are renting “under market” but even
if they were at a full half rental rate the indication would still be $2,800,000 for a pier with more

land and pier length.

Alternately, we will look at two older pier sales:



SALES COMPARISON as used in the INCOME APPRQACH - Continued

Pier Sale #1

Property Identification: Surfside Pier
13 North Ocean Boulevard
Surfside Beach, Horry County,
South Carolina
TMS # 195-04-09-001

Sales Price: $2,500.000 Concessions: Cash to Seller.
Corrected Sales Price: $2.500.000 Date: 24 September, 2008

Site:
Shape - Rectangular and regularly shaped
Fopography - Dipping below road grade
Access - Good Access and Exposure
Utilities - All available

Improvements: Size - 810 linear fect plus store and restaurant

Ave: 401 Years
Amenities: Standard retail building -+ restawrant
Quatity ‘Condition: Standard wood frame construction

Unitts) of Comparison;
$3.086 /' LF:$ nfa 'Uni:$ na/ GRM:$ nfa’/ n/a

Cirantor: Pier Properties, Inc.

Grantee: Town of Surfside Beach
Vuritied: Public Records

Recorded: Deed Book 3364, Page 1071

‘Avg for age

Comments: Non-Corner location. This sale did include the land, which was 0.95 acres of usable

commercial land.

Additional Information: None Other



SALES COMPARISON as used in the INCOME APPROACH - Continued

PIER SALE #2

Property Identification: Ocean Crest Pier
1411 East Beach Drive
Oak Island, Brunswick County,
North Carolina
TMS # 235P-D-005

Sales Price: ¥ 786,959 Concessions: Cash to Seller.
This was for a half (1/2) interest indicating 2.5X for total value (to allow for an annoyance factor)

Corrected Sales Price: $1.967,398 Date: 23 December, 2002

Site:
Shape - Rectangular and regularly shaped
Topography - At road grade
Access - Good Access and Exposure
Utilities - All available. septic tank.

Improvements: Size - 894 linear feet plus store and restaurant

Age: 10 Years Effective
Amenities: Standard retail building + restaurant
###]Quality Condition: Standard wood frame construction ‘Avg for age

Unit(s) of Comparison:
$2,201'LF;$ n/a /Unit;$ n/a/ GRM;$ n/a’/ n/a

Grantor: Joanna P, Prince and her husband Edward W. Prince. 11
Grantee: Steven Andrews

Verified: In-House Files and Brunswick County

Recorded: Deed Book 1678, Page 1413

Comments: Non-Corner location. This sale did include the land, which was 1.17 acres of usable
commercial land.

Additional Information: Please note, purchasing a 50% interest does ot necessarily mean that 50%
of market value is paid. A half interest usually is 80% of what the value would be to allow for its
being annoying to have another owner; thus 50% ownership is typically 40% the value, meaning the
value is 2.5X the paid price.



SALES COMPARISON as used in the INCOME APPROACH - Continued

No other more current sales of piers are known to have taken place in Brunswick County, North
Carolina or the neighboring Horry County in South Carolina. To recap - both sales included
improvements and land. Pier Sale 1 took place in September, 2008 and had an indicated value
per linear foot of $3,086. Pier Sale 2 took place in December, 2002 and had a maximum

indicated value per linear foot of $2.201.

If we assume the same monthly inflation/appreciation factor of 0.24% that was found for vacant
land in the Sales Comparison Approach (which is clearly unlikely since property with
improvements have those improvements depreciating each year whereas vacant property does
nol. and since 2020's Covid problems affected improved commercial sales values) the the
cureent, adjusted values for Pier Sales’ 1 and 2 would be $4,241 per linear foot and $3,453 per
hnear foot. The average of these amounts is $3,847 per linear foot. This amount times a

maximum potential length of the Subject’s pier of 675 feet equals $2.596,725.

H owe assumie that this amount would include the land value in the main site (and the
improvements value since the lamd and improvements were included in the comparable sales’
vitlues). but that the excess land s still avadable, then the excess land may have a value (as 2
commercial lot) of $550.000: 1o (as a residential tot) $715,000; even with the higher number,
and no discounting for two disparale properties in one sale, the total would not exceed
$3.311.725. This amount is clearly under the value of the site when it is evaluated for its land,
alone. as was done. twice, within the Sales Comparison Approach. This amount also uses

assumptions that are clearly untenable and excessively optimistic.

lhus, the work in this [ncome Approach (looking at potential income and looking at older but
appreciated inflated pier sales) supports the analysis stated in the Highest and Best Use Analysis:
The Subject’s Highest and Best Use is pot in or with the existing improvements and they have no

contributory value.



FINAL RECONCILIATION

To review our indications of value, we find the following:

VALUE "AS IS *:
Cost Approach Not Applicable
Value via Sales Comparison Approach I $ 3,550,000
Value via Sales Comparison Approach [1 3,300,000
Value via Income Capitalization Approach Not Applicable

The Cost Approach is felt to have limited applicability to the Subject's valuation other than in its
application of the Sales Comparison Approach. The Sales Comparison Approach has strong support
from real world purchasing decisions. I allowed for two different methodologies and thus had two
different, but similar and somewhat equally valid, derived amounts. [Information given to me by
informed sources further confirms the apparent correctness of the amounts found. 1 feel that most
weight should be given to higher value of Sales Comparison Approach [, since this Approach uses the
current applicable zoning of and for the Property. The Income Approach was, again, not considered
appropriate for a development of value for vacant land, after said Approach was used to determine the

Highest and Best Use for the Subject. Accordingly, it was not applicable herein.

Thus, the final value estimate of the Market Value for the land, as a total of an estimated 1.903 + acres

is found by this appraisal to be :

THREE MILLION FIVE HUNDRED THOUSAND DOLLARS
($3,500,000).

The likely exposure marketing time for the Subject is estimated to be twelve (12) months.



