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25059720 MYPOWN MT NNOIYND .IMIWN HY 19N PANS MYPWnn 9 20 vy

15,000-1 99NV DNT 7.5-5 YW Y NNND PINONND NOY TMN ININKRD MWD ToNna
JPINSN NOYON DY T 19INT PINYD IN DT NLY NIANNN MINANY DNNN .WTIN/I
TV 7PNT 023N (0.75%+) N1 M2 PNPN NPV NNIYD YNNI )NIYNI XN 1T NLY

2N
N YY) 8.7

. 500,000 S¥ 702 DONONN 2024 NIYD 1117 )W) OMP
PPV NLYN NN’ NIOYN NYA RRNND TNY IV ,NIINND OYLHN MINIAND DRNNA
DMV SY NNV IV DINNDS NIPWNN NMNIYS TH NNNIN NIYNI NNIIN

TN OINNIN TON — PYPIPNN PIVI 01 99N 281NN ©IIN N2°202 ©Y9NNN NN 8.8
YN 1D INYRD MIYNI MYIDN OINI 071N MDY MNDT MM DY AN P2 ,00ann
.N2°201 MOV

PN APVIRP NPNNY IMN I P Y9151 VN DNNK NAY TVID 19222 02.04.2023 DYH NNWN NTY YW Ny1oN2 15
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: DNNNA 72y NIVINY DXNLYN NN »
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471 091N
w135 15 YT 19-2n
w120 184 MNP M9 DN | 19-998
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w120 104 aNg 21-\m
w135 83 NPPOVNIP 19-729
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PAY NNV WY (INTON NINX 23090 RIY) DMDY0IAN NMPIVN DT 2D NYY DN DINMNN
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DOYNINND MOV HONTI Y NIWINI HXIN 1MPA 971 11,600-0 DY 9pPNa OV INDN
VY93 979/m1 120-5 DY

PYTIND INDN 1591 ,(06/2024 ,1TIVN DIV D)) DM TIVN DMNMD ORNNA
VY93 971/ @ 100-110 S NNV MOV HOINTA (D109 XOD) INDN NVY DMIOVIN
DWWV TIT IND VP9 (2024 1N TIVN D1V DI)DMTIVN DINNID ONNNI
20192 979/m1 160-5 5¥ TO2 DOYXINND MOV DT IV V71 2,000-d DIIOWIN
NY2)2 DXTIVN INDH VP92 (2024 ,1TIVN 9190V DI)) DI TIVN DINMY ONNNA
105-5 H¥ 702 DOYXINND MOV DT IVINA 71 650-5 DOV DIIYIPIY DINY
VY93 9/m)

INDN A5VNN VPN ,(06/2024 NTIVN NV D)) DM TIVN DN DNNNA
4,300-2 (23-24 W) DIOVIN DITVITPIY NPAYN NININIY NONNN 1IN DI TIV)
VY93 979%/m 115-150 S¥ NNV MDY MNTLIVINL VN

NIOWNY DOYNIN 1N NIV THIMPRN NIYIND DINNA 72 T INN MDY ONNNI
VYA 97119 @ 120 NN 7N 165 DY INDN SNLY PINRON VP92

,31.12.2022 y2)p TYINID 20ID 1MW’ 7AND NIIWIY NPN PYPIPN NMIYD DRNNA
-39V 9P YUK ,DXOWIPA DI PY NOTN INIFIN 1IIHN DINNIAY MINDNN 1IN
¥ PINY IVI92 97a/m 185-5 HY DIXYXIND MDY M TA 15V INDNY 1V V7N 3,300
.12>205 ON2 7IMINDN NP TYDLYD NI INNNA TN DY 359910

12ON NI NPIDYNN ONNNI,(2024 ,1TIVN 919V DI)) DO TIVN DINMY ONNNA
MVTIND 70/ 65-75 YW NNV MOV ONTL DXTIVN SNLY IOVIN 2024 NIV ToNN2
NTI0 NYITY TINI IVIAVINL DN YD PIYD
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"OPDY 1272 NN ONP ADUNn UPM91 MINDBN VRPN NP 222 712!y L 16.01.2020 o
MW NPYTAN M 8,571,500 TO% NN (101-0261289 10N 0% 512 ¥aK) NTMNN DNNKBA TN
TR 341 9¥ NOWT 1012 1D 410 103 20 MINTNN NYYN 900 12,70 DN Mvaa 0o n
AR 127 5w N N NP0 APoYn v (17%-2 T MY 1Py ont 9pwn) 1o

JNND PO 0.3 -1 M0N0 NOYT 15 MPRD TP ONNNA AT $448-3 DY MPR nowa npitna
. 19,130 792 9nonRz 10192 M2 97 mw Sapnn

: WTAT I DY DPANNI MDD NN Ny .

WTA VPPN NP INTR NOY NI2WNT DWEIER ,NDIRN DNNDIY "DYWP0Y 1272 1NN ONT uPMINaa
WEY 209 MY NOY NDRYN DAY P0YN MTNBNR 5% natind vesm 125 D omeTmin maow
1YW ONEND TV OOND

YIIPN NP NN ') 40-70 DY 000 NUY MMOYND ONEIn  NTRN onnnay "MBCY upniaa
W TEND TV DI7ONT 298 2300 MY NUY NORYN oMY L 150 0w oYW TIin Mo T3

DYME MA DY, DMNN MNTYE 9N PPN NMP 1MNA NTR NOYD DWREIn M T
SrRsm 165-185 T121232 09 L ENINT 190 NNV 0Y0DIND

AR A5 MUY DMISIN NN NYRYHN 2N UPNTAT AYLNNHD DNND MY 0300 11593 AN
Sadml 183-3 v @ 11,900 59 0TIN MToY ¥3T72 1NoYnm

2TV NFT O [ 183 - @ 125 7w M1220 DWW NN DYWPIaR WURT 0 NN 207 NN 21900n
NHRITN MY APPH 0P DT, INDN M 1132 1IN TN WMENKD1Y B NNNaNa avnnna
137 500 TW TN VN WORT NPT INNT asm 125 99 1a0a OMINTT MU T N O TTEN
. 20,000 Toa M3 97 My bapnn
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SN 21N 9AND DVNDN 2Y TRANTNA R 140 TOI NI NYHA OMINT YT THR MWD oY
.00 M2 1200 23 (177 150-30 JNUwY N1MN1d) N3103 NDR7 YT AP T naw

180-125 130 778 IR 7Y 38R0 1T 00780 DRNBI DY 0T N0 2 ¥aP 3F9ann nyiona
RN NYEN2ER NN TN TR

MR D20 7Y OYA03 MMT 2N DT 182 N22E OPIR07 INTHRE YT NNNSND W0 NN N
WD .OYOPIEND 1ab oY wreT Pa 129 w3 qva by amwod oarasnn L2022 hkn rmvpen
N2 OYIRDH DMIIRY PN DYORTIE NMPN NPR YYa 0n3pnn 2021 -7 Mann i NI
Jsnynnow nmone

DY TINT YIRTY MHAND 7711 103, UP109910 1130 I0P IPINY DTN 1A NHONDNDT DPHD ¢ Iy
,JIM0MS 9EN NUYR) 01337 30 -9 M2 N INTIND MM3TN M2 PN NP 12 0 08 g . noanb
WY NTEY NP0 127 ,N2WHEN DY NPHD AOYH 1TRING 2700 82 711 227 - FRmpnn ymnn 2w
*a/m 140 O3 NAMY RN DMWY 1Y DN UIRT TN Yapnn 7Y R T MmN D219 N0 Y Nann
STIAN MM MY N 1A

TNIQIIDN D NW'A 'D'7 M1 "I TN

m 140 (Mupnl Anmo AN oan) o what

™ 1,680 o witnT
m 24,000 | 7.00% [[[EyRaliTaY]

:92PNNN MY NNPXAD — NNV DY DPINDN DN MNPOYI MNVWONN) >

”’n:;?w” MNINN YN NLY | NPOY TN NPOY
m 30,833 m 203,500,000 6,600 25/12/2024 NHUNT L0 DD) WA - DPIND DI - DINN
m 19,104 m 45,850,000 2,400 1571072023 1951 NPIY - DIV
m 26,709 r 50,000,000 1,872 28/05/2023 NYNN - PYTIV - NN PN
m 26,923 m 35,000,000 1,300 18/05/2023 PYTIN - I PN
m 28,398 m 58,500,000 2,060 30/04/2023 NTHYNT DODPI - N PN

PINOW INDK 19IB/INTT TPIND PINDH 19700 1 D PN DINN MNPOY()
LOPI9M T2 NNIPY WK MNPOYNY
TPYYN MIND TPINDR NMINY N DNWN NPOY
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: DONAN DM MONMNN TIN 17PN P2 YA 09D Y9100 PPN MY

$PIVN ANN

;07921 YNNIV DYDY THINTIM DM MIXVOPN N2XA0A WHIRNN NMNINKD DOVN
N7VN2 .0»HI0D OIWPNRND YIANI TN DY PPOYN 512N HYN NXRD ,MNTIP OV NINNWNA
NIV DYV DMIDINN DIPIAN YYD DIVNPIAN NN MISDINMNN NMDY TYNN NN DIVIY

PN ONYY AR ONITH PONA

NHNODN MINTI ORI NPNTINA PN MIPNRN PIYN ,TNIDNY HHIN NDI5IN MINNPNN 729N
.07.10.2023 D2 79392 MAINY NNNDNI \II9 — MINVLIIN AXNT NN

Sy 10 NOMYN MINDAINND NV ,25.11.2024 DN NOIVINND DTN NVINN TYINID NI
.4.50%- DY TmY DNV P12 NP NI 3.5%

:25/11/72024-1n NNINNRD TIVINNN DTN NOONND DRNNA

NAOYNY NDITON MDOYSN DY MVPNY 10D NIVNNNT NOVINNNMNN MNTNN ON o
.NNDNN DIV INMN NIIRY MIIYIN NNID PYNN NN NN

SV POYN 91200 DY L,3.5% DY NTNIY DMNINKRD DOVTIND IWY-DNWIA 7DSDIPND .
DMVYN MMNPNRNN MXVAPRD NPNN .0XIPN DOWTINT MDYY NN NI, TN
APOYN IPON TN OIND TINA NN THN) MIVD

6.4%-1 0.9% SV MY>WA GO HPYN : PINNN IPYN NNINKRD N2> NVONN IRND o
.3.7%-1 5pYn 90 DMDLPAN DI DXNNNA .NNRNNA YR INTN DN

PO DN OOV WIN TN ,DMMIY DXNNNIA SYIOWN IV 3.8%-1 NNY PYNN .

M>YaY DXVIYN DMNVPYTIRD YT MY YA N2 NN DY NHINN

MYONIND NP 1ML DY YIAIN )Y MDOYIN P2XD NANYN NNNN DY DIIANN
.DMINKN DOYTIN NHNNDN NNNNNN GR DY TPON> PYITH NTIY DTN P

MY MY Sy MONN ,NNY DY ) )JNNNN MPTN 2PNN NMOY ANP TN Pva .
DVPMYNYN YT 70

NOPNA >NMYNYN 19N N7 ,CDS-N NNIN MV IO NRAY 29D )NDDN NN o
.NNYNRN DIV NAPND DN TIND NN PITY NN YD DX NIPOIN

N NNNAN OXPNYN XM NTPNRNND THIVINNT NTYNN NPT ,NNPNDN TUHN ypI DY
DNNNA YaP» NN ORNN .1PYITON MY NNM DXPNN MDY TND  MNTIN
MOO55N MYYIN ,0M0IAN DIPNVYA MDD TYNN [, NTYD INDIPNN MDIdNNY

OPOYN NVPPTHM

32

office@krs-realestate.com 58T | 2ax Yn ;2 YW NI :NND | 03-6952035 opy |
Phone: 00-972-3-695-2020 | Fax: 00-972-3-695-2035 | Address: Shilo st. 2, Tel-Aviv | Email: office@krs-realestate.com

X/
o0

916147

03-6952020 : 9oL



oINNPYA Navha 9an ﬂ HHH L

Konforti Raviv Goldenberg 29323791) 2529 Y099NMP
Rafael Konforti, Sephie Raviv, Dror Goldenberg 1237912 NIT 2227390 ,P0NAMNP TN
Boaz Tubi | Roi Haibi | Yonatan Fricdman | Vieleta Viadimirov PRI AU | RTN0 I 1amR Y 13 a

,TPI0MNN DTN DIDIAD DXNN) NPINNM DI - TPIIYN TPNDAPNN YTTH DXVIN PND
:(2025 MOPIN TY 2023 VPN

g= w ,INNNNY 20 INN31 2025 NY'NN2 NIYYY N19Y N'NIWN N'¥IDI'NRN D'RTNN 'D DY
R TV 9w ['9vn 51230 N220Y V'anY M Y Ninoal
DINTA NIDYA 'DY AIBED NNINNONNIHYID2 DITTD - DWTIN 12-2 NYYDIND 5 N
2025 121018 TV 2023 N210PIN
5.0
45
40 37
35 33
30 BRI R REEEEEEE P PO 28--28-<"----B-HB - BB BB B B BB B 28 2029
25
2.0
1.5
10 e B B B e B e s B B e B E e
0.5
0.0
'1'3;{'\‘\ f”)\xm&« q?{) q}* ’Lhr\c,\“-mﬁ p\‘ ¥ 3 2 5 'LQ\‘L Q\‘ "”6 o 'ﬁl’\on, o“mé‘ & q,o Wf’ﬂ&
. Y)i52 D'DTIP DTN 12 (D'WTIN 12 712080) SVID] [NNND TTH  EEEEE 0NTNA NITRN YNNG == == IY90INATYY = === NW9DIND TV NMYIN DTN N2 DTN
YR DI ORTAN NIT IPD 24.11.2024 71w PTIVR®

J7Rnovnn NN NMINIYNA 1Y% 1)DY NDN MNINND DPMVN ToNN2

PV 5NN 19 DY NRIVNN YOV P2 NPIN WY NPYN A NIRDN NNDION PR D PIN)
Sy IRIWNN P NYY NTP MMYP NNDIND NN I NYY NI NYA 02207 DX
22D YD RYNI NN MNPV NMOY NYa 03 12PN D221 DI NIXRPDY 127Y) O
PN PV KDY NINN D)1 DDA MNPOY MONIND 1779 DY MINIWNN

IND) 223 1757) Y0232 PPN M NYWA NMOYD HPUNN MPSPITIN PR ,YIPN TVIND )1I)
N2DY ,PONIN NN POV NP NNROYN 00N, (19N VNAND NNXIYN NINPOY
22030 17973 5023 DY WATIN NRIWNN NYYA 1»5Y5 712N NNV NIAND

DXNNLA NNMN THPONIN OIN DN DI ,DNIUN TN NNINN 29 DY D PNy Ty
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March 5, 2025

Mr. Yonit Tabibi

Chief Financial Officer

Mydas Real Estate Investment Ltd.
2 Raul Walllenberg Street

Tel Aviv, Israel 6971901

Re: Appraisal

201 West Dexter Street
Chesapeake, VA 23324

File Number: VRA-25-6951870

Dear Mr. Tabibi:

At your request, we have prepared an appraisal for the above referenced property, which may be briefly
described as follows:

The subiject of this analysis is three-building industrial complex totaling 441,635 square feet located at
the southwest corner of West Dexter Street and Atlantic Avenue in Chesapeake, Virginia. This places it
less than one mile from U.S. Route 13 and less than two miles from Interstate 464. The buildings were
constructed in 1967 on 20.98 acres of gross land area.

The primary structure, Building 1, is a 417,417-square-foot food-grade industrial facility featuring
approximately 1% office finish, 1% cooler space, 26’ to 30’ clear heights, 47 dock doors (including 10 rail
doors), nine drive-in doors, and rail service provided by Norfolk Southern. This building is fully leased to
Transnational Foods, Inc. and RPM Warehouse, LLC, both of which utilize the space for warehousing
and distribution. Building 2, a 13,981-square-foot office building, and Building 3, a 10,237-square-foot
industrial facility, are leased together by Lighthouse Business Services, Inc. The weighted average lease
term remaining is 1.4 years.

While the office building is unlikely to lease as a standalone facility, it is functionally integrated with the
adjacent industrial space, and market participants would likely continue to view these buildings as a
combined tenancy. Given this leasing structure, the analysis considers Buildings 2 and 3 as one flex suite
within the property’s valuation framework. We note that the suite for Transnational Foods, Inc. is being
marketed for leased. Based on discussions with the subject’s leasing broker from JLL Markets Advisory,
the asking rent for Transnational Foods, Inc. is $9.75 per square foot, triple net, and the asking rent for
this suite in the market is $10.95 per square foot, triple net.

The appraisal will be prepared in compliance with: International Valuation Standards (IVS), as issued by
the International Valuation Standards Council (IVSC); Uniform Standards of Professional Appraisal
Practice (USPAP); and IFRS 13 - Fair Value Measurement, consistent with financial reporting
requirements under International Financial Reporting Standards.



Based on the appraisal described in the accompanying report, subject to the Limiting Conditions and
Assumptions, Extraordinary Assumptions and Hypothetical Conditions (if any), we have made the
following value conclusion(s):

Value Conclusions

Appraisal Premise Interest Appraised Date of Value Value Conclusion
Fair Value Leased Fee February 28, 2025 $53,000,000

Your attention is directed to the Limiting Conditions and Assumptions section of this report. Acceptance
of this report constitutes an agreement with these conditions and assumptions. In particular, we note the
following:

Extraordinary Assumptions & Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment results. An
extraordinary assumption is an assignment-specific assumption as of the effective date regarding uncertain information
used in the analysis which, if found to be false, could alter the appraiser’s opinions of conclusions.

1. None.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A
hypothetical condition is a condition, directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purpose of analysis.

1. None.

If you have any questions or comments, please contact the undersigned. Thank you for the opportunity
to be of service.

Respectfully submitted,
JLL Valuation & Advisory Services, LLC

c %MYZ\)MM\L LD avne

Katelyn Drosnock, MRICS Patrick Adams

Executive Director Director

Certified General Appraiser Certified General Appraiser
Virginia Certificate #: 4001018320 Virginia Certificate #: 4001018529
Telephone: (610) 762-4977 Telephone: (202) 719-6141

Email: katelyn.drosnock@jll.com Email: patrick.adams@jll.com
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Certification Statement

We certify that, to the best of our knowledge and belief:

10.

11.

12.

13.

14.

15.

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

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

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

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

JLL Value and Risk Advisory is a wholly owned subsidiary of Jones Lang LaSalle, Inc. (JLL). JLL
provides property management services for the tenant or owner of the real property. We have no
bias with respect to the other JLL entity involved in the subject and are not compensated or
penalized in any way for favorable or unfavorable value or outcome with respect to the subject or
other parties involved with this assignment.

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

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

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

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

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

We certify sufficient competence to appraise this property through education and experience, in
addition to the internal resources of the appraisal firm.

We have not performed any services, as an appraiser or in any other capacity, regarding the
subject within the three-year period immediately preceding acceptance of this assignment.
Katelyn Drosnock, MRICS, has not made a personal inspection of the subject. Patrick Adams has
made a personal inspection of the property.

No one provided significant real property appraisal assistance to the persons signing this
certification.

As of the date of this report, Katelyn Drosnock, MRICS, and Patrick Adams have completed the
Standards and Ethics Education Requirements for Associate / Affiliate Members of the Appraisal
Institute.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 1
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Katelyn Drosnock, MRICS Patrick Adams

Executive Director Director

Certified General Appraiser Certified General Appraiser
Virginia Certificate #: 4001018320 Virginia Certificate #: 4001018529
Telephone: (610) 762-4977 Telephone: (202) 719-6141

Email: katelyn.drosnock@jll.com Email: patrick.adams@jll.com

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.
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Summary of Salient Facts and Conclusions

Property Name 201 West Dexter Street

Address 201 West Dexter Street
Chesapeake, Virginia 23324

Property Type Industrial Complex

Owner of Record 201 W Dexter LLC

Tax ID 1470000001810

Land Area 20.98 acres; 913,679 SF

Gross Building Area (SF) 441,635 SF

Rentable Area (SF) 439,088 SF

Percent Leased 100%

Year Built 1967

Zoning Designation M-1, Light Industrial

Highest & Best Use - As If Vacant Industrial Use

Highest & Best Use - As Improved Industrial

Exposure Time; Marketing Period 3 to 6 months; 3 to 6 months

Date of Report March 5, 2025

Value Conclusions

Appraisal Premise Interest Appraised Date of Value Value Conclusion
Fair Value Leased Fee February 28, 2025 $53,000,000
The values reported above are subject to definitions, assumptions and limiting conditions set forth in the accompanying report of
which this summary is a part. No party other than the client and intended users may use or rely on the information, opinions and
conclusions contained in the report. It is assumed that the users of the report have read the entire report, including all of the
definitions, assumptions and limiting conditions contained therein.

Extraordinary Assumptions & Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment results. An
extraordinary assumption is an assignment-specific assumption as of the effective date regarding uncertain information
used in the analysis which, if found to be false, could alter the appraiser’s opinions of conclusions.

1. None.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A
hypothetical condition is a condition, directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purpose of analysis.

1. None.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 3
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Introduction

The subject of this analysis is three-building industrial complex totaling 441,635 square feet located at
the southwest corner of West Dexter Street and Atlantic Avenue in Chesapeake, Virginia. This places it
less than one mile from U.S. Route 13 and less than two miles from Interstate 464. The buildings were
constructed in 1967 on 20.98 acres of gross land area.

The primary structure, Building 1, is a 417,417-square-foot food-grade industrial facility featuring
approximately 1% office finish, 1% cooler space, 26’ to 30’ clear heights, 47 dock doors (including 10 rail
doors), nine drive-in doors, and rail service provided by Norfolk Southern. This building is fully leased to
Transnational Foods, Inc. and RPM Warehouse, LLC, both of which utilize the space for warehousing
and distribution. Building 2, a 13,981-square-foot office building, and Building 3, a 10,237-square-foot
industrial facility, are leased together by Lighthouse Business Services, Inc. The weighted average lease
term remaining is 1.4 years.

While the office building is unlikely to lease as a standalone facility, it is functionally integrated with the
adjacent industrial space, and market participants would likely continue to view these buildings as a
combined tenancy. Given this leasing structure, the analysis considers Buildings 2 and 3 as one flex suite
within the property’s valuation framework. We note that the suite for Transnational Foods, Inc. is being
marketed for leased. Based on discussions with the subject’s leasing broker from JLL Markets Advisory,
the asking rent for Transnational Foods, Inc. is $9.75 per square foot, triple net, and the asking rent for
this suite in the market is $10.95 per square foot, triple net.

Subject Identification

Name 201 West Dexter Street

Address 201 West Dexter Street, Chesapeake, VA 23324
Tax ID 1470000001810

Owner of Record 201 W Dexter LLC

Legal Description Lengthy; retained in workfile

Ownership and Transaction History

The most recent closed sale of the subject is summarized as follows:

Most Recent Sale (Closed)

Grantor: 201 Dexter LLC & MIP Holdings LLC
Grantee: 201 W Dexter LLC

Sale Date: October 11, 2022

Sale Price: $26,500,000

Document Number: 10608/00292

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 4
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The prior transaction was structured as a sale-leaseback, which reflected investor yield requirements
rather than direct market value, particularly given that the lease terms were negotiated in conjunction with
the sale. Additionally, the 2022 sale represented an opportunistic acquisition by Reich Brothers, who
specialize in acquiring and repositioning industrial assets. Market conditions have also evolved, with
capitalization rate compression in the industrial sector and increased demand for well-located distribution
facilities further supporting a higher valuation. Given these factors, the current value conclusion
appropriately reflects the property’s stabilized income profile and prevailing market trends rather than the
dynamics of the prior transaction.

To the best of our knowledge, no other sale or transfer of ownership has taken place within a three-year
period prior to the effective appraisal date. Additionally, the property is not subject to an agreement of
sale or an option to buy, nor is it listed for sale, as of the effective appraisal date.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 5
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Scope of Work

According to the Uniform Standards of Professional Appraisal Practice, it is the appraiser’s responsibility
to develop and report a scope of work that results in credible results that are appropriate for the appraisal
problem and intended user(s).

Scope of work is the type and extent of research and analyses involved in an assignment. To determine
the appropriate scope of work for the assignment, we considered the intended use of the appraisal, the
needs of the user, the relevant characteristics of the subject, and other pertinent factors. Our concluded
scope of work is summarized below, and in some instances, additional scope details are included in the
appropriate sections of the report.

Summary

Research » We have inspected the property and its environs. Physical
information on the subject was obtained from the property owner’s
representative, public records, and/or third-party sources.

= Regional economic and demographic trends, as well as the
specifics of the subject’s local area were investigated. Data on the
local and regional property market (supply and demand trends, rent
levels, etc.) was also obtained. This process was based on
interviews with regional and/or local market participants, primary
research, available published data, and other various resources.

= Other relevant data was collected, verified, and analyzed.
Comparable property data was obtained from various sources
(public records, third-party data-reporting services, etc.) and
confirmed with a party to the transaction (buyer, seller, broker,
owner, tenant, etc.) wherever possible. It is, however, sometimes
necessary to rely on other sources deemed reliable, such as data
reporting services.

Analysis = Based upon the subject characteristics, prevailing market dynamics,
and other information, we developed an opinion of the property’s
Highest and Best Use.

= We analyzed the data gathered using generally accepted appraisal
methodology to arrive at a probable value indication via each
applicable approach to value.

= The results of each valuation approach are considered and
reconciled into a reasonable value estimate.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 6
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Applicable Requirements

This appraisal is intended to conform to the requirements of the following:

Uniform Standards of Professional Appraisal Practice (USPAP);

Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute;

Applicable state appraisal regulations;

International Valuation Standards (IVS), as issued by the International Valuation Standards
Council (IVSC);

IFRS 13 — Fair Value Measurement, consistent with financial reporting requirements under
International Financial Reporting Standards.

Client, Intended Use, and User(s)

Client: Mydas Real Estate Investment Ltd.
Intended Use: The intended use of the appraisal is for financial reporting.
Intended User(s): The intended user of the appraisal is Mydas Real Estate Investment Ltd.

The appraisal is not intended for any other use or user. No party or parties
other than Mydas Real Estate Investment Ltd. may use or rely on the
information, opinions, and conclusions contained in this report.

Purpose of the Appraisal

The purpose of the appraisal is to estimate the subject’s:

Appraisal Premise Interest Appraised Date of Value
Fair Value Leased Fee February 28, 2025

The date of the report is March 5, 2025. The appraisal is valid only as of the stated effective date or

dates.

Approaches to Value

Appraisers usually consider the use of three approaches to value when developing a market value
opinion for real property. These are the cost approach, sales comparison approach, and income
capitalization approach. Applicability and utilization of the approaches in this assignment is described as
follows.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 7
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Approach Description Applicability Utilization

Cost A cost approach is most applicable in Not Applicable Not Utilized
valuing new or proposed construction when
the improvements represent the highest
and best use of the land and the land value,
cost new and depreciation are well

supported.
Sales A sales approach is most applicable when Applicable Utilized
Comparison sufficient data on recent market

transactions is available and there is an
active market for the property type.

Income An income approach is most applicable Applicable Utilized
when the subject is an income producing
property or has the ability to generate
income in the future as an investment.

The cost approach is not applicable due to the age and condition of the improvements and noting the
difficulty in estimating the physical depreciation. Further, market participants do not rely on this approach
for properties like the subject. The omission of this approach does not impact the credibility of the results
of this analysis.

Prior Services

USPAP requires appraisers to disclose to the client any other services they have provided in connection
with the subject in the prior three years, including valuation, consulting, property management, brokerage,
or any other services.

= We have not performed any services, as an appraiser or in any other capacity, regarding the
subject within the three-year period immediately preceding acceptance of this assignment.

Report Option

Based on the intended users understanding of the subject's physical, economic and legal characteristics,
and the intended use of this appraisal, an appraisal report format was used, as defined below.

Appraisal Report This is an Appraisal Report as defined by Uniform Standards of Professional
Appraisal Practice under Standards Rule 2-2(a). This format provides a summary
or description of the appraisal process, subject and market data and valuation
analyses.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 8
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Fair Value Definition’

IFRS 13 defines fair value as the price that would be received to sell an asset or paid to transfer a liability
in an orderly transaction between market participants at the measurement date.

IFRS 13 seeks to increase consistency and comparability in fair value measurements and related
disclosures through a fair value hierarchy. The hierarchy categorizes the inputs used in valuation
techniques into three levels. Per the client’s request, the conclusions are based on Level 3 inputs, as
defined below:

Level 1 inputs are quoted prices in active markets for identical assets or liabilities that the entity
can access at the measurement date. [IFRS 13:76] A quoted market price in an active market
provides the most reliable evidence of fair value and is used without adjustment to measure fair
value whenever available, with limited exceptions. [IFRS 13:77] If an entity holds a position in a
single asset or liability and the asset or liability is traded in an active market, the fair value of the
asset or liability is measured within Level 1 as the product of the quoted price for the individual
asset or liability and the quantity held by the entity, even if the market's normal daily trading
volume is not sufficient to absorb the quantity held and placing orders to sell the position in a
single transaction might affect the quoted price. [IFRS 13:80]

Level 2 inputs are inputs other than quoted market prices included within Level 1 that are
observable for the asset or liability, either directly or indirectly. [IFRS 13:81] Level 2 inputs include:
quoted prices for similar assets or liabilities in active markets quoted prices for identical or similar
assets or liabilities in markets that are not active inputs other than quoted prices that are
observable for the asset or liability, for example interest rates and yield curves observable at
commonly quoted intervals implied volatilities credit spreads inputs that are derived principally
from or corroborated by observable market data by correlation or other means (market-
corroborated inputs).

Level 3 inputs are unobservable inputs for the asset or liability. [[FRS 13:86] Unobservable inputs
are used to measure fair value to the extent that relevant observable inputs are not available,
thereby allowing for situations in which there is little, if any, market activity for the asset or liability
at the measurement date. An entity develops unobservable inputs using the best information
available in the circumstances, which might include the entity's own data, taking into account all
information about market participant assumptions that is reasonably available. [IFRS 13:87-89]

" International Accounting Standards Board and IFRS Foundation, IFRS 13, Fair Value Measurement, 2011.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 9
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Definition of Property Rights Appraised

Leased Fee Estate A freehold (ownership interest) where the possessory interest has been
granted to another party by creation of a contractual landlord-tenant
relationship (i.e., a lease).

Lease A contract in which rights to use and occupy land or structures are
transferred by the owner to another for a specified period of time in return for
a specified rent.

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022)

Personal Inspection

Katelyn Drosnock, MRICS, has not personally performed an inspection. Patrick Adams has personally
performed an inspection on February 28, 2025.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 10
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Area Demographics and Market Analysis

Virginia Beach MSA Demographics

The subject is located in the Virginia Beach-Norfolk-Newport News, VA-NC Metropolitan Statistical Area,
hereinafter called the Virginia Beach MSA, as defined by the U.S. Office of Management and Budget.
The Virginia Beach MSA ranks #37 in population out of the nation’s 382 metropolitan areas.

Population

The Virginia Beach MSA has an estimated 2024 population of 1,804,873, which represents an average
annual 0.3% increase over the 2020 census amount of 1,780,059. Virginia Beach MSA added an average
of 6,204 residents per year over the 2020 - 2024 period, and its annual growth rate is less than that of
the State of Virginia.

Population Trends

Population Compound Ann. % Chng
Area 2010 Census 2020 Census 2024 Est. 2029 Est. 2020 - 2024 2024 - 2029
1 mi. radius 12,473 13,500 13,822 14,044 0.6% 0.3%
3 mi. radius 75,313 79,540 81,840 83,834 0.7% 0.5%
5 mi. radius 229,622 243,250 247,764 250,606 0.5% 0.2%
Chesapeake City 222,184 249,422 257,529 264,042 0.8% 0.5%
Virginia Beach MSA 1,693,860 1,780,059 1,804,873 1,816,522 0.3% 0.1%
Virginia 8,001,040 8,631,393 8,823,498 8,990,180 0.6% 0.4%
United States 308,745,538 331,449,281 338,440,954 344,873,411 0.5% 0.4%

Source: Esri 2025. Compiled by JLL Valuation & Advisory Services, LLC.

Looking forward, the Virginia Beach MSA’s population is projected to increase at a 0.1% annual rate from
2024 - 2029, equivalent to the addition of an average of 2,330 residents per year. The Virginia Beach
MSA growth rate is expected to lag that of Virginia, which is projected to be 0.4%.

Employment

The current estimate of total employment in the Virginia Beach MSA is 822,875 jobs. Since 2015,
employment grew by 55,817 jobs, equivalent to a 7.3% gain over the entire period. There were gains in
employment in eight of the past ten years despite the national economic downturn and slow recovery.

The Virginia Beach MSA's rate of change in employment underperformed the State of Virginia, which
experienced an increase in employment of 9.9% or 382,483 over this period.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 11
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Employment Trends

Total Employment (Annual Average) Unemployment Rate (Ann. Avg.)
Chesapeake Virginia Beach Chesapeake Virginia Beach
Year City Change MSA Change Virginia Change United States Change City MSA Virginia  United States
2010 94,844 - 737,425 - 3,647,158 - 130,344,417 - 7.4% 7.8% 7.3% 9.6%
2011 94,677 -0.2% 740,467 0.4% 3,693,700 1.3% 131,914,250 1.2% 6.9% 7.3% 6.6% 9.0%
2012 95,303 0.7% 747,117 0.9% 3,736,667 1.2% 134,157,083 1.7% 6.3% 6.7% 5.9% 8.1%
2013 95,580 0.3% 756,692 1.3% 3,763,133 0.7% 136,363,333 1.6% 5.8% 6.1% 5.6% 7.4%
2014 95,718 0.1% 758,567 0.2% 3,784,383 0.6% 138,939,500 1.9% 5.2% 5.6% 5.1% 6.2%
2015 97,422 1.8% 767,058 1.1% 3,859,975 2.0% 141,824,583 2.1% 4.5% 4.9% 4.4% 5.3%
2016 98,448 1.1% 772,792 0.7% 3,916,283 1.5% 144,335,083 1.8% 4.2% 4.5% 4.0% 4.9%
2017 99,486 1.1% 782,983 1.3% 3,959,550 1.1% 146,606,417 1.6% 3.7% 4.0% 3.7% 4.4%
2018 101,245 1.8% 792,500 1.2% 4,011,650 1.3% 148,908,583 1.6% 3.0% 3.3% 3.0% 3.9%
2019 102,535 1.3% 797,608 0.6% 4,058,842 1.2% 150,904,667 1.3% 2.8% 3.1% 2.8% 3.7%
2020 99,334 -3.1% 755,933 -5.2% 3,858,342 -4.9% 142,185,917 -5.8% 6.3% 7.3% 6.5% 8.1%
2021 100,419 1.1% 771,775 2.1% 3,951,208 2.4% 146,284,833 2.9% 3.8% 4.4% 3.9% 5.4%
2022 103,011 2.6% 789,867 2.3% 4,074,883 3.1% 152,520,167 4.3% 2.8% 3.1% 2.8% 3.7%
2023 104,509 1.5% 807,408 2.2% 4,170,050 2.3% 155,867,667 2.2% 2.9% 3.1% 2.9% 3.6%
2024 104,363 -0.1% 822,875 1.9% 4,242,458 1.7% 157,960,167 1.3% 2.8% 3.0% 2.9% 4.0%
Avg Unemp. Rate 2015-2024 3.7% 4.1% 3.7% 4.7%
Unemployment Rate - Dec 2024 2.5% 2.7% 2.5% 3.8%

Source: Bureau of Labor Statistics. County employment is from the Quarterly Census of Employment & Wages (QCEW), all other areas use the Current Employment Survey (CES). Unemployment rates use the
Current Population Survey (CPS). Data is not seasonally adjusted.

Employment / Unemployment Historical Trends
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Employment % Growth Year-Over-Year
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Source: Bureau of Labor Statistics. County employment is from the Quarterly Census of Employment & Wages (QCEW), all other areas use
the Current Employment Survey (CES). Unemployment rates use the Current Population Survey (CPS). Data is not seasonally adjusted.

A comparison of unemployment rates is another way of gauging an area’s economic health, where a
higher unemployment rate is a negative indicator. Over the past decade, the Virginia Beach MSA
unemployment rate of 4.1% has been higher than the Virginia rate of 3.7%. In the latter half of the decade
that trend has continued, as the Virginia Beach MSA has consistently underperformed Virginia. Recent
data shows that the Virginia Beach MSA unemployment rate is 2.7%, in comparison to a 2.5% rate for
Virginia, a negative sign for the Virginia Beach MSA economy, although it should be noted the Virginia
Beach MSA and Virginia have sustained a similar pace of job growth over the past two years.

Employment Sectors

The composition of the Virginia Beach MSA job market is illustrated in the chart below, paired with that
of Virginia. Total employment for the areas is stratified by eleven major employment sectors, ranked from
largest to smallest based on the percentage of Virginia Beach MSA jobs in each sector.
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Employment Sectors - 2024
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Source: Esri 2025. Compiled by JLL Valuation & Advisory Services, LLC.

The Virginia Beach MSA has a greater percentage of employment than Virginia in the following
categories:

1.

Education, Health Services - which accounts for 23.8% of Virginia Beach MSA payroll
employment compared to 22.2% for Virginia as a whole. This sector includes employment in
public and private schools, colleges, hospitals, and social service agencies.

Trade, Transportation, Utilities - which accounts for 17.4% of Virginia Beach MSA payroll
employment compared to 16.1% for Virginia as a whole. This sector includes jobs in retail trade,
wholesale trade, trucking, warehousing, and electric, gas, and water utilities.

Leisure, Hospitality - which accounts for 8.9% of Virginia Beach MSA payroll employment
compared to 7.8% for Virginia as a whole. This sector includes employment in hotels, restaurants,
recreation facilities, and arts and cultural institutions.

Manufacturing - which accounts for 8.9% of Virginia Beach MSA payroll employment compared
to 7.1% for Virginia as a whole. This sector includes all establishments engaged in the
manufacturing of durable and nondurable goods.

The Virginia Beach MSA is underrepresented in the following categories:

5. Professional, Business Services - which accounts for 8.7% of Virginia Beach MSA payroll

employment compared to 12.5% for Virginia as a whole. This sector includes legal, accounting,
and engineering firms, as well as management of holding companies.
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6. Financial Activities - which accounts for 6.1% of Virginia Beach MSA payroll employment
compared to 6.6% for Virginia as a whole. Banking, insurance, and investment firms are included
in this sector, as are real estate owners, managers, and brokers.

7. Natural Resources, Mining - which accounts for 0.4% of Virginia Beach MSA payroll employment
compared to 0.8% for Virginia as a whole. Agriculture, mining, quarrying, and oil and gas
extraction are included in this sector.

8. Construction - which accounts for 5.9% of Virginia Beach MSA payroll employment compared to
6.3% for Virginia as a whole. This sector includes construction of buildings, roads, and utility
systems.

Major Employers
The table below contains major employers in the Virginia Beach MSA.

Major Employers - Virginia Beach MSA

Name Employees
1 Dollar Tree, Inc. 82,023
2 Government of The United States 75,979
3 FERGUSON PLC 32,986
4 Commonwealth of Virginia 23,925
5 Walmart Inc. 8,688
6 WH Group Limited 8,192
7 Sentara Health 7,958
8 Riverside Healthcare Association, Inc. 7,093
9 Huntington Ingalls Industries, Inc. 6,979
10 Norfolk Southern Corporation 6,717
11 City of Virginia Beach 6,532
12 Chesapeake School District 6,000
13 Virginia Beach City Public Schools 5,000
14 City of Newport News 4,788
15 BAE SYSTEMS PLC 4,706
16 City of Norfolk 4,015
17 Childrens Health System, Inc. 3,980
18 Newport News Public School District 3,918
19 Lockheed Martin Corporation 3,714
20 Target Corporation 3,377

Sources(s): Dun & Bradstreet "Top Employer MSA" 2024
*Note: Some employers may have employees working in other market areas

Gross Domestic Product
Based on Gross Domestic Product (GDP), the Virginia Beach MSA ranks 41 out of all metropolitan area
economies in the nation.

Economic growth, as measured by annual changes in GDP, has been somewhat lower in the Virginia
Beach MSA than Virginia overall during the past nine years. The Virginia Beach MSA has expanded at a
1.4% average annual rate while the State of Virginia has grown at a 2.3% rate. As the national economy
improves, the Virginia Beach MSA has reversed that trend and outperformed Virginia. GDP for the
Virginia Beach MSA rose by 3.2% in 2023 while Virginia's grew by 2.9%.
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The Virginia Beach MSA has a per capita GDP of $57,896, which is 15.0% less than Virginia's GDP of
$68,182. This means that the Virginia Beach MSA industries and employers are adding relatively much
less to the economy than their peers in Virginia.

Gross Domestic Product

Virginia Beach Virginia Beach
Year MSA Change Virginia Change United States Change MSA Virginia  United States
2014 $91,641 - $488,919 - $18,261,714 - $53,108 $59,363 $57,566
2015 $93,227 1.7% $498,944 2.1%  $18,799,622 2.9% $53,780 $60,152 $58,868
2016 $94,274 1.1% $505,108 1.2%  $19,141,672 1.8% $54,136 $60,466 $59,544
2017 $94,945 0.7% $515,167 2.0%  $19,612,102 2.5% $54,274 $61,240 $60,607
2018 $93,852  -1.2% $527,768 24%  $20,193,896 3.0% $53,407 $62,303 $61,999
2019 $94,944 1.2% $541,028 2.5%  $20,715,671 2.6% $53,786 $63,428 $63,189
2020 $94,260 -0.7% $534,532  -1.2%  $20,267,585 -2.2% $53,160 $62,238 $61,425
2021 $99,011 5.0% $565,471 58%  $21,494,798 6.1% $55,590 $65,393 $64,728
2022 $100,855 1.9% $580,475 2.7%  $22,034,828 2.5% $56,375 $66,675 $65,933
2023 $104,035 3.2% $597,597 2.9%  $22,671,096 2.9% $57,896 $68,182 $67,409

10 Yr Change $12,394 $108,679 $4,409,382
Source: Bureau of Economic Analysis. The release of state and local GDP data has a longer lag time than national data. The data represents inflation-adjusted 'real'
GDP stated in 2017 dollars. Per Capita GDP data are calculated by dividing the area GDP by its estimated population for the year shown.

Gross Domestic Product Historical Trends
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the Current Employment Survey (CES). Unemployment rates use the Current Population Survey (CPS). Data is not seasonally adjusted.
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GDP % Growth Year-Over-Year
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Source: Bureau of Labor Statistics. County employment is from the Quarterly Census of Employment & Wages (QCEW), all other areas use
the Current Employment Survey (CES). Unemployment rates use the Current Population Survey (CPS). Data is not seasonally adjusted.

Gross Domestic Product is a measure of economic activity based on the total value of goods and services
produced in a specific geographic area. The figures in the table above represent inflation adjusted “real”
GDP stated in 2017 dollars.

Household Income
The Virginia Beach MSA has a much lower level of household income than Virginia. Median household
income for the Virginia Beach MSA is $78,865, which is 12.2% less than Virginia.

Median Household Income
Compound Ann. %

Med. Household Income Chng
Area 2024 Est. 2029 Est. 2024 - 2029
Chesapeake City $91,393 $104,186 2.7%
Virginia Beach MSA $78,865 $89,903 2.7%
Virginia $89,834 $103,136 2.8%
United States $79,068 $91,442 3.0%

Source: Esri 2025. Compiled by JLL Valuation & Advisory Services, LLC.
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2024 Median Household Income Area Comparison
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The Virginia Beach MSA has a greater concentration of households in the lower income levels than
Virginia. Specifically, 20% of the Virginia Beach MSA households are below the $35,000 level in
household income as compared to 19% of Virginia households. A smaller concentration of households
exists in the higher income levels, as 52% of the Virginia Beach MSA households are at the $75,000 or

greater levels in household income versus 58% of Virginia households.
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2024 Median Household Income Distribution
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Education and Age

Residents of the Virginia Beach MSA have a lower level of educational attainment than those in Virginia.
An estimated 36.5% of the Virginia Beach MSA residents are college graduates with four-year degrees
or higher, while Virginia residents have an estimated 43.0% with at least a four-year degree. People in
the Virginia Beach MSA are younger than their peers in Virginia. The median age of the Virginia Beach
MSA is 38 years, while Virginia is 39 years.
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Conclusion

The Virginia Beach MSA's economy will benefit from a stable to slightly growing population base. The
Virginia Beach MSA saw an increase in the number of jobs in the past 10 years, and it can be anticipated
that employment growth will continue in the future. Despite the employment outlook, the Virginia Beach
MSA is facing challenges from lagging Virginia in both GDP growth in the past nine years and its GDP
per capita. Considering all positive and negative factors, we project that growth in the Virginia Beach
MSA will be limited, resulting in a modest level of demand for real estate in general.
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Area Map
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National Economic Trends — 4" Quarter 2024

On December 18th, the Federal Reserve reduced interest rates by 25 basis points, setting the target
federal funds rate range at 4.25% to 4.50%. This marks the third consecutive rate decrease, following
reductions of 25 basis points in November and 50 basis points in September. Looking ahead to 2025,
the Federal Reserve has signaled plans for an additional 50 basis point reduction, reflecting a slightly
more cautious approach compared to earlier projections. This shift in outlook is largely driven by
persistent concerns over inflation, which remains above the Federal Reserve’s target rate of 2.0%. While
the rate cuts aim to support economic growth, elevated inflation poses a challenge to achieving the central
bank’s long-term price stability goals, potentially influencing future monetary policy adjustments.

Key Themes - Industrial

Onset of New Liquidity Cycle — Midway through 2024, transaction volume declines have levelled off
and values have stabilized. Investor conviction and bidder pools are increasing materially, as aggregate
bidding activity is up 42% over past three months vs. Q4 2023 (for all asset types). This is due to
meaningfully lower borrowing costs vs. late 2023. CMBS issuances are up 180 percent year-over-year,
and the SASB market is providing liquidity for larger loans. There is generally consensus that the distress
in the market is isolated to office and that there is no systemic risk to the commercial real estate sector.

Market Activity — The first three quarters of the year say increasing activity from buyers and sellers.
Institutional money (led by private equity) is re-engaging and winning increased share of acquisitions.
Core capital is still somewhat subdued, but ODCE redemption queues are starting to ease. There is an
increased appetite for large portfolios in favorable asset types, like industrial. Liquidity for large single
asset transactions is still subdued.

Leasing Activity — Rent growth in the industrial sector has been significant over the past several years,
driven up by consumer spending, ecommerce expansion, supply chain issues and an undersupply of
buildings. In some markets, market rent doubled in the span of 18 months to two years. The industrial
market is now categorized by slowing demand, as tenants are taking longer to make occupancy decisions
and aren’t rapidly expanding due to supply chain irregularities. Different sizes of spaces are also showing
weakness in particular markets as tenant demand varies. Investors are very focused on key inputs
(market rent, downtime, tenant improvements, etc.) and growth projections in pricing assets.

Peak Through Q3 2024

As shown below, the market is still experiencing historically low transaction volumes (data through Q3
2024). Despite these volumes, industrial is viewed as having more liquidity and activity than other sectors.
As shown, Q3 2024 volumes are down only 2 percent from Q3 2023. Industrial has the highest weighting
in ODCE, currently at 39 percent. This is up 18 percent since Q4 2019 and up 2 percent year-over-year,
suggesting it still is viewed as a favorable asset class.

Core assets are showing capitalization rates in the 4.7 to 5.4 percent range (stabilized). Core plus is in
the 6.0 to 6.5 percent range (untrended return on cost). For value-add assets, the pricing is generally
guided to a 7.0 percent return on cost by year three.
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We have reviewed valuation metrics and sentiment across various groups and data providers, including

JLL Capital Markets. A summary of historic pricing/valuation movement was compiled by JLL Valuation
& Risk Advisory and is detailed in the following chart.

Blackstone

Capital Markets Pricing Indices from Previous Year

12 Month Returns Q4 2021 Year 2022 Year 2023 Q4 2023
Green Street - All Assets 24.0% -24.3% -12.2% -5.6%
Green Street - Industrial 41.0% -16.2% -1.0% 2.6%
NFI-ODCE - All Assets 19.0% 6.5% -7.9% 0.8%
NFI-ODCE - Industrial 44.4% 14.7% -4.1% 1.0%
Capital Markets N/A 0% - 10% -10% - 30% 0% - 5%
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Norfolk Industrial Market Area Analysis

The subject is located in the Norfolk metro area, as defined by CoStar. Supply and demand metrics,
including inventory levels, vacancy, net deliveries, absorption, and rental rates for all classes of space
are presented in the following table.

Norfolk Industrial Market Trends (All Classes of Space)

Vacancy Net Deliveries Inventory, Under Asking Rent
Year Inventory (SF) Vacancy (SF) (%) (SF)  Absorption (SF) Cons (SF) ($/SF)
2014 117,717,435 8,797,341 7.5% 21,898 1,011,903 872,905 $6.36
2015 118,186,247 7,216,280 6.1% 468,812 2,049,870 260,438 $6.53
2016 118,153,480 6,739,862 5.7% -32,767 443,592 1,058,625 $6.77
2017 119,259,238 4,508,818 3.8% 1,105,758 3,336,863 266,744 $7.06
2018 119,503,977 3,386,857 2.8% 244,739 1,374,207 2,179,100 $7.34
2019 121,145,077 3,481,396 2.9% 1,641,100 1,546,554 1,030,607 $7.72
2020 122,058,167 3,610,197 3.0% 913,090 784,291 5,815,001 $8.18
2021 123,472,806 2,217,511 1.8% 1,414,639 2,807,327 6,911,412 $8.81
2022 129,982,721 3,310,456 2.5% 6,509,915 5,416,972 3,304,655 $9.56
2023 132,877,039 4,820,981 3.6% 2,894,318 1,383,790 2,066,065 $10.22

135,112,762 5,776,388 2,013,598 1,058,193 5,197,731

2025 138,775,583 7,071,534 5.1% 3,662,821 2,373,339 0 $10.99
2026 141,078,087 6,983,650 5.0% 2,302,504 2,397,214 0 $11.45
2027 142,899,728 6,570,706 4.6% 1,821,641 2,242,042 0 $11.94
2028 145,085,569 6,460,316 4.5% 2,185,841 2,303,758 0 $12.42
2029 147,221,161 6,369,983 4.3% 2,135,592 2,232,953 0 $12.90
2014 - 2024 Avg. 123,406,268 4,896,917 4.0% 1,563,191 1,928,506 2,633,026 $8.11

Source: ©CoStar, Inc. 2025. Reprinted with the permission of CoStar, Inc. Compiled by JLL Valuation & Advisory Services, LLC.

The most recent data shows 2,013,598 SF were added to the market. On average 1,563,191 SF
have been added to the market over the last eleven complete years. During the same period, net
deliveries reached a low of -32,767 SF in 2016 and experienced a maximum of 6,509,915 SF in
2022.

Looking forward, it is expected that in five years net deliveries will show a gain of 36.6% from the
11-year average of 1,563,191 SF, representing a change of 572,401 SF by year-end 2029.

The most recent data shows asking rentis $10.62/SF. Over the last eleven complete years, asking
rent had an annual average of $8.11/SF. During the same period, asking rent rose from a
minimum of $6.36/SF in 2014 and achieved a peak of $10.62/SF in 2024.

Looking forward, it is expected that in five years asking rent will show an increase of 21.4% from
the present amount of $10.62/SF, representing a change of $2.28/SF by year-end 2029.
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Supply and Demand Trends
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Vacancy Rate vs. Asking Rent
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= Vacancy rates are presently 4.3%. Over the past eleven complete years, vacancy rates had an
annual average of 4.0%. During the same period, vacancy rates experienced a minimum of 1.8%
in 2021 and fell from a maximum of 7.5% in 2014.

= Projecting five years into the future, vacancy rates will show an increase of 5 bps from the present
amount of 4.3%.

= Currently, absorption is 1,058,193 SF. During the past eleven complete years, absorption
averaged 1,928,506 SF annually. Over that same time frame, absorption reached a low of
443,592 SF in 2016 and achieved a peak of 5,416,972 SF in 2022.

= Five-year forecasts demonstrate that absorption will be 2,232,953 SF by the end of 2029,
equivalent to an increase of 15.8% compared to the eleven-year average of 1,928,506 SF.
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Bainbridge Submarket Synopsis

The subject is located in the Bainbridge submarket, as defined by CoStar. To effectively gauge investor
interest in the subject’s submarket, we evaluate key supply and demand metrics in comparison to other
areas for all classes of space in the following table.

Norfolk Submarket Overview (All Classes of Space)

Net Inventory,

Inventory Asking Vacancy  Vacancy Deliveries Absorption Under

Submarket (SF) Rent ($/SF) (%) (SF) (SF) (SF) Cons (SF)
South Suffolk 22,098,875 $7.99 7.4% 1,629,502 1,509,706 1,122,204 2,357,856
Copeland 14,347,033 $9.50 3.2% 458,049 299,783 -34,227 1,100,762
Bainbridge 12,715,878 $12.13 1.4% 176,382 5,000 29,354 233,113
Lynnhaven 11,762,732 $12.22 1.6% 186,653 275,000 327,697 1,110,500
Williamsburg Extended 9,525,307 $10.30 6.4% 609,756 0 -6,653 0
Norfolk Industrial Park 8,913,182 $9.86 4.3% 385,795 0 187,785 0
Cavalier 8,238,892 $11.03 10.0% 819,872 0 -347,997 0
Portsmouth 6,293,368 $9.77 2.2% 138,106 -1,827 106,517 0
Central Norfolk 6,123,408 $10.14 4.6% 278,687 9,260 -11,808 0
Oakland 5,985,641 $10.52 1.5% 89,876 0 -63,966 43,500
Oyster Point 5,710,351 $12.25 1.3% 76,424 0 -26,567 0
Isle Of Wight 4,297,083 $10.76 0.2% 9,880 0 186 352,000
Airport Industrial Park 4,004,611 $9.99 9.5% 380,896 7,777 -91,168 0
Cleveland 3,685,336 $13.29 3.0% 109,553 -163,601 -36,045 0
West Norfolk 3,680,532 $10.03 4.2% 154,347 0 -28,836 0
Greenbrier 3,176,463 $12.95 6.9% 220,158 0 -30,329 0
North Suffolk 2,704,770 $9.97 0.0% 0 0 0 0
Currituck County 775,943 $10.26 1.0% 7,453 2,500 1,046 0
Gloucester 417,173 $10.94 1.4% 6,000 6,000 0 0
Franklin City 346,679 $6.71 11.2% 38,999 0 -39,000 0
Gates County 262,725 $11.77 0.0% 0 0 0 0
Mathews County 46,780 $11.25 0.0% 0 0 0 0
Market Totals/Averages 135,112,762 4.3% 5,776,388 2,013,598 1,058,193 5,197,731

Source: ©CoStar, Inc. 2025. Reprinted with the permission of CoStar, Inc. Compiled by JLL Valuation & Advisory Services, LLC.

= Over half of the total inventory in the Norfolk metro area is contained in just the top five of its 22
submarkets. The Bainbridge submarket is the third-largest in inventory in the metro area. It
contains 12,715,878 SF, which represents 9.4% of the unit inventory.

= The submarket's asking rent is $12.13/SF, which is 14.2% greater than the metro area average
of $10.62/SF.
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Norfolk Submarket Overview (All Classes of Space)
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Source: ©CoStar, Inc. 2025. Reprinted with the permission of CoStar, Inc. Compiled by JLL Valuation & Advisory Services, LLC.

= The submarket's vacancy rate is 1.4%, which is less than the average of 4.3% across the metro
area.
= The submarket has vacancy averaging 176,382 SF, which is 3.1% of the metro area total
5,776,388 SF.
= The submarket has net deliveries averaging 5,000 SF, which is 0.2% of the metro area total
2,013,598 SF.
= The submarket has absorption averaging 29,354 SF, which is 2.8% of the metro area total
1,058,193 SF.
= The submarket has under construction inventory of 233,113 SF, which is 4.5% of the metro area
total 5,197,731 SF.
When evaluated in comparison to the other submarkets in the area, Bainbridge receives the following
ratings:

Bainbridge Submarket Attribute Ratings

Metric Rating

Market Size/Stature Above Average
Market Demand Stable
Vacancy Trends Stable

Threat of New Supply Average

Rental Trends Increasing

Bainbridge Submarket Trends and Analysis
Supply and demand statistics, for all classes of space in the Bainbridge submarket are presented in the
following table.
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Norfolk: Bainbridge Submarket Trends (All Classes of Space)

Vacancy Net Deliveries Inventory, Under Asking Rent
Year Inventory (SF) Vacancy (SF) (%) (SF)  Absorption (SF) Cons (SF) ($/SF)
2014 12,498,111 415,024 3.3% 0 78,709 0 $7.17
2015 12,458,336 362,410 2.9% -39,775 12,840 0 $7.37
2016 12,420,575 439,829 3.5% -37,761 -115,180 70,000 $7.64
2017 12,490,575 383,058 3.1% 70,000 126,770 0 $7.98
2018 12,522,230 115,607 0.9% 31,655 299,106 20,800 $8.32
2019 12,543,030 333,634 2.7% 20,800 -197,227 10,000 $8.76
2020 12,553,030 341,613 2.7% 10,000 2,021 0 $9.30
2021 12,553,030 362,809 2.9% 0 -21,195 23,980 $10.02
2022 12,613,878 196,828 1.6% 60,848 226,829 20,000 $10.89
2023 12,710,878 200,735 1.6% 97,000 93,092 5,000 $11.65
2024 12,715,878 176,382 1.4% 5,000 29,354 233,113 $12.13
2025 12,902,391 332,910 2.6% 186,513 30,538 0 $12.55
2026 12,921,476 333,025 2.6% 19,085 19,509 0 $13.06
2027 12,948,080 302,120 2.3% 26,604 58,304 0 $13.61
2028 12,983,989 273,591 2.1% 35,909 65,279 0 $14.14
2029 13,018,220 255,965 2.0% 34,231 52,657 0 $14.66
2014 - 2024 Avg. 12,552,686 302,539 2.4% 19,797 48,647 34,808 $9.20

Source: ©CoStar, Inc. 2025. Reprinted with the permission of CoStar, Inc. Compiled by JLL Valuation & Advisory Services, LLC.

= The most recent data shows 5,000 SF were added to the market. On average 19,797 SF have
been added to the market over the last eleven complete years. During the same period, net
deliveries experienced a minimum of -39,775 SF in 2015 and attained a high of 97,000 SF in
2023.

= Looking forward, it is expected that in five years net deliveries will show an increase of 72.9%
from the 11-year average of 19,797 SF, representing a change of 14,434 SF by year-end 2029.

Supply and Demand Trends
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Vacancy Rate vs. Asking Rent
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= Vacancy rates are presently 1.4%. Over the past eleven complete years, vacancy rates had an
annual average of 2.4%. During the same period, vacancy rates saw a low of 0.9% in 2018 and
attained a high of 3.5% in 2016.

= Projecting five years into the future, vacancy rates will show an increase of 58 bps from the
present amount of 1.4%.

= Currently, absorption is 29,354 SF. During the past eleven complete years, absorption averaged
48,647 SF annually. Over that same time frame, absorption reached a low of -197,227 SF in 2019
and experienced a maximum of 299,106 SF in 2018.

» Five-year forecasts demonstrate that absorption will be 52,657 SF by the end of 2029, equivalent
to an increase of 8.2% compared to the eleven-year average of 48,647 SF.

Norfolk Construction Activity

The ensuing table contains a snapshot of proposed and under construction activity for all industrial
properties in the Norfolk metro area.

Industrial New Construction Overview

Under Construction Proposed
Properties Bldg. SF  Properties Bldg. SF
Norfolk 11 5,197,731 38 14,748,238
Industrial 11 5,197,731 38 14,748,238

Source: ©CoStar, Inc. 2025. Reprinted with the permission of CoStar, Inc. Compiled by JLL Valuation & Advisory Services, LLC.
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The industrial real estate market in the Norfolk metro area has seen significant development activities. In
terms of inventory, the most recent data show that the total inventory in the Norfolk metro area stands at
approximately 135.1 million square feet. However, the total inventory in 2013 was approximately 117.7
million square feet. From 2013 to 2022, there was a consistent increase in the inventory under
construction. And in 2022, the inventory under construction reached its highest point at approximately
5.4 million square feet. Meanwhile, the vacancy rate decreased from 7.5% to 4.3% over that same time
frame. Currently, there are 38 properties under construction that will add approximately 14.7 million
square feet of space to the market. This accounts for roughly 10.9% of the total inventory. Further, there
are 11 proposed properties that will add approximately 5.2 million square feet of space to the market.
This indicates a high degree of future development activity and is a clear demonstration of the market's
robust growth prospects.

Industrial Market Summary and Conclusions
A summary of vacancy rates across various market segments analyzed is shown in the ensuing table:

Vacancy Rate Summary

Market Segment Vacancy Rate
Norfolk Metro Area 4.3%
Bainbridge Submarket Area 1.4%

The Norfolk industrial market has experienced significant growth, with total leasing volume reaching
approximately 3.2 million square feet in 2024, marking a 44% increase over the 2.2 million square feet
leased in 2023. This leasing activity reflects strong demand for industrial spaces in the region. The
Hampton Roads industrial market, encompassing Norfolk, continues to show positive trends, with low
vacancy rates and consistent rent growth, underscoring the region’s appeal to industrial tenants and
investors. These favorable market conditions positively impact the subject, enhancing its attractiveness
to potential tenants and investors.
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Surrounding Area Analysis

Chesapeake is an independent city in Virginia. Chesapeake is included in the Hampton Roads
metropolitan area. Chesapeake is a diverse city in which a few urban areas are located; it also has many
square miles of protected farmland, forests, and wetlands, including a substantial portion of the Great
Dismal Swamp National Wildlife Refuge. Extending from the rural border with North Carolina to the harbor
area of Hampton Roads adjacent to the cities of Norfolk, Portsmouth, Suffolk, and Virginia Beach,
Chesapeake is located on the Atlantic Intracoastal Waterway.

Surrounding Demographics

A snapshot of the surrounding area demographics, including population, households, and income data,
is displayed in the following table.

Surrounding Area Demographics
Chesapeake Virginia Beach

1 mi. radius 3 mi. radius 5 mi. radius City MSA Virginia  United States
Population
2010 12,473 75,313 229,622 222,184 1,693,860 8,001,040 308,745,538
2020 13,500 79,540 243,250 249,422 1,780,059 8,631,393 331,449,281
2024 13,822 81,840 247,764 257,529 1,804,873 8,823,498 338,440,954
2029 14,044 83,834 250,606 264,042 1,816,522 8,990,180 344,873,411
Compound Chg 2020 - 2024 0.59% 0.72% 0.46% 0.80% 0.35% 0.55% 0.52%
Compound Chg 2024 - 2029 0.32% 0.48% 0.23% 0.50% 0.13% 0.37% 0.38%
Density 4,403 2,895 3,155 761 564 224 96
Households
2010 5,162 28,896 86,880 79,563 636,912 3,056,065 116,716,292
2020 5,521 31,597 96,935 91,162 694,739 3,321,218 126,817,580
2024 5,626 32,975 100,092 94,737 713,823 3,415,123 130,716,571
2029 5,739 34,195 103,098 98,059 731,442 3,511,747 134,930,577
Compound Chg 2020 - 2024 0.47% 1.07% 0.80% 0.97% 0.68% 0.70% 0.76%
Compound Chg 2024 - 2029 0.40% 0.73% 0.59% 0.69% 0.49% 0.56% 0.64%
Other Demographics
Med. Household Income $59,375 $60,261 $65,353 $91,393 $78,865 $89,834 $79,068
Avg. Household Size 25 2.5 2.4 2.7 25 25 2.5
College Graduate % 25.9% 26.5% 31.4% 37.8% 36.5% 43.0% 36.8%
Median Age 39 36 37 39 38 39 39
Owner Occupied % 58% 52% 54% 72% 63% 67% 64%
Renter Occupied % 42% 48% 46% 28% 37% 33% 36%
Med. Home Value $285,817 $282,417 $335,788 $423,207 $369,743 $415,172 $355,577

Source: Esri 2025. Compiled by JLL Valuation & Advisory Services, LLC.

As illustrated above, the current population within a three-mile radius of the subject is 81,840, and the
average household size is 2.5. Population in the area has risen since the 2020 census, and this trend is
expected to continue in the ensuing five years. The pace of population growth within a three-mile radius
is projected to exceed that of the Virginia Beach MSA overall.

Median household income is $60,261, which is considerably lower than the household income for the
Virginia Beach MSA as a whole. The populace within a three-mile radius has a notably lower level of
formal college education than residents in the Virginia Beach MSA, and median home values in the area
are also substantially lower.
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Demand Generators

Chesapeake, Virginia, serves as a strategic hub for various industries, supported by a diverse economic
base and recent development initiatives. Major employers in the area include Dollar Tree, Chesapeake
Public Schools, Amazon Fulfillment Services Inc., and Chesapeake Regional Healthcare, reflecting
strengths in retail, education, logistics, and healthcare sectors.

In November 2022, the Chesapeake City Council rezoned 1,420 acres for the Coastal Virginia Commerce
Park, an industrial park designed to attract manufacturing and distribution operations. The city allocated
$14.3 million to the Chesapeake Economic Development Authority for a down payment on the property,
with plans to acquire additional acreage to support future industrial growth.

Additionally, the city is updating its Comprehensive Plan to envision Chesapeake’s development through
2045, focusing on opportunities for residents and businesses in the community.

Access and Linkages

The subject is well-situated within the Hampton Roads industrial market, benefiting from proximity to
major transportation infrastructure. It is located approximately two miles from 1-464, which provides direct
access to |-64 and 1-264, facilitating regional and interstate connectivity. The property is also
approximately nine miles from the Port of Virginia, one of the largest and most efficient deep-water ports
on the East Coast, supporting extensive maritime trade. Additionally, Norfolk International Airport, located
about 13 miles north, offers domestic and limited international cargo handling capabilities. The site’s rail
access, served by Norfolk Southern, further enhances its logistical advantages, providing multimodal
transportation options for industrial users. This connectivity to highways, rail, ports, and air transport
infrastructure supports the property’s suitability for distribution, warehousing, and logistics operations.

Safety and Support Services

Chesapeake Police Department is responsible for maintaining law and order within the city. Chesapeake
Fire Department is responsible for fire suppression, rescue operations, and other emergency services
within the city.

Outlook and Conclusion
The subject’s area has experienced recent employment growth and construction activity has been strong
contributing to our conclusion that the subject’s area is in the growth stage of its life cycle.
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Surroundlng Area Map
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Property Description

Site Description
Aerial Map

-

Ll
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iy

Land Summary

Gross Land Gross Land Usable Land Usable Land
Parcel ID Area (Acres) Area (Sq Ft) Area (Acres) Area (SqFt) Topography Shape
1470000001810 20.98 913,679 20.98 913,679 Level Irregular
Totals 20.98 913,679 20.98 913,679
Source: Survey

In addition to the three main structures, there is a small brick building and a one-story pump house that
have not been included in the gross building area. The site also features extensive paved areas, including
asphalt and concrete surfaces, concrete loading docks and ramps, and concrete steps and platforms.
Other notable improvements include two water tanks, chain-link fencing around parts of the property,
existing spur railroad tracks, and building signage.
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Land Description
Corner Lot
Primary Street Frontage
Average Depth (Feet)
Average Width (Feet)
Access Rating

Visibility Rating
Functional Utility
Landscaping
Topography
Shape

Soil Conditions
Drainage

Flood Zone Designation
Flood Zone

FEMA Map Number
FEMA Map Date

Flood Insurance Required

Earthquake Zone
Wetlands/Watershed
Utilities

Utilities Adequacy
Rail Service

Environmental Hazards

201 West Dexter Street Real Estate Appraisal

Yes

Dexter Street
1,421.89
417.98

Below average; the property has limited direct frontage on West
Dexter Street and relies on a 60' non-exclusive road and utility
easement over the adjacent property for additional access to Atlantic
Avenue.

Average

Yes

Typical landscaping

Level

Irregular

Adequate for development

No drainage problems were observed or disclosed to us during our
inspection. This appraisal assumes that surface water collection is
adequate.

X

The subject is outside the 500-year flood plain. The appraiser is not
an expert in this matter and is reporting data from FEMA maps.

5100340016D
12/16/2014
No

Zone 1

No

All public utilities are available to the site including public water and
sewer, gas, electric, and telephone

Adequate
Service to building

An environmental assessment was not provided for review. No environmental hazards were apparent
from inspection, and it is assumed the subject is free and clear of any environmental hazards including,
without limitation, hazardous waste, toxic substances and mold.
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Zoning
Zoning District M-1
Zoning Description Light Industrial
Permitted Uses Motor vehicle supplies and new parts; tires and tubes;
furniture and home furnishings; lumber and other
construction materials; professional and commercial
equipment and supplies; metal service center and offices;
electrical goods; hardware, plumbing, and heating
equipment and supplies; machinery, plumbing, and
heating equipment and supplies; sporting and
recreational goods and supplies; toys and hobbies, goods
and supplies; jewelry, watches, precious stones and
precious metals; durable goods; paper and paper
products; drugs, drug proprietaries and druggist
sundries; apparels, piece goods and notions; groceries
and related products; grain and field beans; farm-product
raw materials, except horses, mules and poultry; plastic
materials and basic forms; nonhazardous chemicals and
allied products; petroleum and petroleum products
wholesalers, except bulk stations and terminals; beer,
wine and distilled alcoholic beverages; miscellaneous
nondurable goods.
Conforming Status Legally conforming
Category Municipal Requirement
Setback Requirements
Front Yard 25 feet
Back Yard 25 feet
Side Yard 10 feet
Minimum Lot Width 100 feet
Minimum Lot Frontage 80 feet
Building Height Limit 75 feet
Maximum Site Coverage 50%
Parking Requirement 1 space for every 200 Sq. Ft. of office space, customer
service, or retail sales and 0.5 spaces for every 1,000
Sq. Ft. of remaining building area
Minimum Site Size (Sq. Ft.) 15,000
Source City of Chesapeake

The M-1, light industrial district was established to provide areas for the location of light manufacturing,
wholesaling and distribution operations which are free from noxious fumes, noise, odors, vibrations, etc.,
which are often found in heavy industrial areas.

According to the local planning department, there are no pending or prospective zoning changes. It
appears that the current use of the site is a legally conforming use.

We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use attorney
should be engaged if a determination of compliance is required.
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Encumbrance/Easements/Restrictions

The ALTA/NSPS Land Title Survey provided by the client reveals several easements, encroachments,
and restrictions on the subject. These include multiple VEPCO (Virginia Electric and Power Company)
easements, private drainage easements, a non-exclusive road and utility easement, and building
setbacks. Notably, there is an encroachment where the building crosses into the VEPCO Easement line
by a maximum distance of 1.2 feet. The property is also subject to various recorded easements and
rights-of-way as detailed in the survey notes. Exceptions to title of this type would not appear to adversely
affect value. Our valuation assumes no adverse impacts from easements, encroachments, or restrictions,
and further assumes that the subject has clear and marketable title.

Overall Site Utility

While the property's large size, access to municipal utilities, and industrial zoning provide potential for
various uses, its irregular shape, access limitations, and the presence of railroad tracks along both the
southern and western perimeters may present challenges for certain types of development.
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Improvements Description

The primary structure, Building 1, is a 417,417-square-foot food-grade industrial facility featuring
approximately 1% office finish, 1% cooler space, 26’ to 30’ clear heights, 47 dock doors (including 10 rail
doors), nine drive-in doors, and rail service provided by Norfolk Southern. This building is fully leased to
Transnational Foods, Inc. and RPM Warehouse, LLC, both of which utilize the space for warehousing
and distribution. Building 2, a 13,981-square-foot office building, and Building 3, a 10,237-square-foot
industrial facility, are leased together by Lighthouse Business Services, Inc. The weighted average lease
term remaining is 1.4 years.

Improvements Description

Building 1 Building 2 Building 3 Overall Property
General Description
Building Name / Type Building 1 Building 2 Building 3 201 West Dexter Street
General Property Type Industrial Office Industrial Industrial
Property Type Warehouse Office Warehouse Industrial Complex
Competitive Property Class B B B B
Occupancy Type Multi-Tenant Single Tenant Single Tenant Multi-Tenant
Occupancy 100% 100% 100% 100%
Number of Buildings 1 1 1 3
Stories 1 1 1 1
Year Built 1967 1967 1967 1967
Construction Class C D S Multiple
Construction Type Masonry Wood Frame Metal Multiple
Construction Quality Average Average Average Average
Condition Average Average Average Average
Building Areas and Ratios
Gross Building Area (SF) 417,417 13,981 10,237 441,635
Rentable Area (SF) 414,870 13,981 10,237 439,088
Building Efficiency Ratio 99% 100% 100% 99%
Percent Office Space 1% 100% - 4%
Percent Cooler Space 1% - - 1%
Land Area (SF) 913,679
Floor Area Ratio (GBA/Land SF) 0.48
Land to Building Ratio (Land SF/GBA) 2.07
Building Area Source Survey Survey Survey Survey
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Construction Description
Building Name / Type Subject
Foundation, Frame, and Exterior

Foundation

Structural Frame

Concrete slab-on-grade over spread footings for warehouse space;
concrete slab on grade for office space

Steel frame with metal deck and concrete for warehouse space;
wooden frame for office space

Exterior Concrete along lower portions and steel columns with corrugated
metal panels along upper portions for warehouse space; vinyl siding
for office space

Windows Aluminum-framed storefront window system

Roof/Cover Flat/low-slope type standing seam metal roof system over

steelsupported metal deck for warehouse space; flat and encased in
asphalt for office space

Building Features

Clear Height (Feet) 26'- 30'

Rail Doors 10

Dock Doors 37

Drive-in Doors 9

Rail Service Service to building

Craneways No

Interior Features

Floor Cover Commercial grade carpet in office space; exposed concrete slab in
warehouse space

Walls Painted gypsum board walls in office space; unpainted perimeter wall
panels with exterior wall insulation in warehouse space

Ceilings Lay-in acoustical tile ceilings in office space; exposed metal deck in
warehouse space

Lighting Recessed fluorescent tube fixtures in office space; fluorescent tube

fixtures in warehouse space

Mechanical Systems

Heating

Central in office space; gas-fired ceiling mounted space heating in
warehouse space

Cooling Central in office space; temperature controlled in warehouse space

Electrical Assumed adequate and up to code

Plumbing Assumed adequate and up to code

Sprinklers 100% wet in office space; none in warehouse space

Security Key access, video surveillance, and alarm

Parking

Building Name / Type Building 1 Building 2 Building 3 201 West Dexter Street
Total Parking Spaces 44 16 16 76
Parking Type Asphalt Asphalt Asphalt Asphalt
Source of Parking Count Survey Aerial Aeirial Multiple
Parking Spaces/1,000 SF GBA 0.1 1.1 1.6 0.2
Parking Spaces/1,000 SF RA 0.1 1.1 1.6 0.2
Parking Condition Average Average Average Average
Parking Adequacy Adequate Adequate Adequate Adequate
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We note that the parking spaces for Building 1 are based on the survey and the parking spaces for
Buildings 2 and 3 are based on the aerial map.

Effective Age and Economic Life

Building Name / Type

Year Built

Actual Age (Yrs.)

Estimated Effective Age (Yrs.)
Estimated Economic Life (Yrs.)
Remaining Economic Life (Yrs.)

Improvements Analysis
Design & Functional Utility

Appeal & Appearance

Deferred Maintenance

Capital Improvements
Personal Property
Americans With Disabilities Act

Hazardous Substances

Improvements Conclusion

Building 1 Building 2 Building 3 201 West Dexter Street
1967 1967 1967 1967

58 58 58 58

30 30 30 30

50 50 50 50

20 20 20 20

Typical for property age, class, and location

Consistent with competitive properties

We did not identify any major items of deferred maintenance during our inspection
and ownership indicated there were none.

Based on discussions with ownership, there are no planned capital expenditures.
Our appraisal considers only the real property, personal property is not included.
Based on our inspection and information provided, we are not aware of any ADA
issues. However, we are not experts in ADA matters, and further study by an
appropriately qualified professional would be recommended to assess ADA
compliance.

An environmental assessment was not provided for review. We discovered no
environmental hazards in our inspection and we assume the subject is free and
clear of any environmental hazards including, without limitation, hazardous waste,
toxic substances and mold.

On balance, the condition, quality, and functional utility of the improvements are typical for their age and

location.
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Subject Photographs

Building 1 Truck Court Building 1 Loading Doors
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

Building 1 Office Space Building 1 Warehouse Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

Building 1 Warehouse Space Building 1 Cooler Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)
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W
LR

Building 1 Rail Service Building 1 Rail Service
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

i

Building 1 Truck Court Building 1 Loading Doors
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

Building 1 Office Space Building 1 Warehouse Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)
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R
Building 1 Warehouse Space Building 1 Warehouse Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

Building 1 Truck Entrance Building 1 Truck Court
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

s : /
Building 2 Parking Lot Building 2 Office Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)
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Building 2 Office Space Building 2 Office Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

Building 3 Entrance Building 3 Truck Court
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)

e s
Building 3 Office Space Building 3 Warehouse Space
(Photo Taken on February 24, 2025) (Photo Taken on February 24, 2025)
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Assessment and Taxes

Real estate assessments attempt to fairly distribute the necessary tax burden among all property owners
based on the market value of their property. State statutes require all jurisdictions to assess real estate
at market value and require jurisdictions with a population of over 30,000 to reassess at least every two
years. City Code requires annual assessments.

Real Estate Taxes

Taxing Authority City of Chesapeake
Assessment Year 2025

Real estate taxes and assessments for the current tax year are shown in the following table.

Real Estate Assessment and Taxes - 2025

Assessed Value Taxes and Assessments
's A 's A 's
Land Size Market Value Market Value Market Value A nent A d Ad Valorem
Tax ID Land Size (SF) (Acres) Land Improvements Total Ratio Value Tax Rate Taxes Total Taxes
1470000001810 913,679 20.98  $3,146,600 $25,355,800  $28,502,400 100%  $28,502,400 1.0100% $287,874 $287,874

913,679 20.98  $3,146,600 $25,355,800 $28,502,400 100% $28,502,400 1.0100% $287,874 $287,874

Depicted in the ensuing table is the subject's tax history.

Tax History

Assessment Total Ad Valorem Annual
Year Assessment Tax Rate Taxes Total Taxes Change
2025 $28,502,400 1.010000% $287,874 $287,874 9.8%
2024 $25,960,900 1.010000% $262,205 $262,205 91.4%
2023 $13,567,200 1.010000% $137,029 $137,029 5.4%
2022 $12,387,600 1.050000% $130,070 $130,070 -1.1%
2021 $12,528,100 1.050000% $131,545 $131,545 8.1%
2020 $11,592,400 1.050000% $121,720 $121,720 3.3%
2019 $11,218,400 1.050000% $117,793 $117,793 9.9%
2018 $10,204,700 1.050000% $107,149 $107,149 6.7%
2017 $9,564,000 1.050000% $100,422 $100,422 9.9%
2016 $8,703,100 1.050000% $91,383 $91,383 N/A

Assessment Analysis

We have analyzed the assessment and corresponding taxation of competitive properties in the
marketplace as a test of reasonableness compared to the subject’s current assessment and taxation.

Tax Comparables

Total Assessment/ Taxes/

No. Name City Rentable Area Year Built Assessment Rentable Area Taxes Rentable Area
Subject 201 West Dexter Street  Chesapeake 439,088 1967 $28,502,400 $64.91 $287,874 $0.66
1 101 West Dexter Street  Chesapeake 122,189 1974 $8,542,700 $69.91 $86,281 $0.71
2 1960 Diamond Hill Road Chesapeake 269,290 1974 $17,959,800 $66.69  $181,394 $0.67
3 1910 Campostella Road Chesapeake 222,599 1997 $17,968,200 $80.72 $181,479 $0.82
4 1920 Campostella Road Chesapeake 224,620 1980 $15,399,100 $68.56  $155,531 $0.69
JLL Tax Projection: $287,874 $0.66

Taxes for comparable properties range from $0.67 to $0.82 per square foot, as compared with the subject
at $0.66 per square foot. On balance, the subject’s taxes appear to be reasonable. We project year 1
taxes in our income capitalization approach at $287,874 or $0.66 per square foot.
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Highest and Best Use

Highest and best use may be defined as the reasonably probable and legal use of vacant land or
improved property, which is physically possible, appropriately supported, financially feasible, and that
results in the highest value.

= Legally Permissible: What uses are permitted by zoning and other legal restrictions?
= Physically Possible: To what use is the site physically adaptable?

=« Financially Feasible: Which possible and permissible use will produce any net return to the
owner of the site?

= Maximally Productive: Among the feasible uses which use will produce the highest net return,
(i.e., the highest present worth)?

Highest and Best Use of the Site

Legally Permissible

The site is zoned M-1, Light Industrial. To our knowledge, there are no legal restrictions such as
easements or deed restrictions that would effectively limit the use of the property. Given prevailing land
use patterns in the area, only industrial development is given further consideration in determining highest
and best use of the site, as though vacant.

Physically Possible

The subject site comprises a 20.98-acre irregularly shaped parcel with 406 feet of frontage along Dexter
Street West. While the site's physical characteristics present some challenges, they do not impose
restrictions on development. The property's large size offers potential for various uses, but its irregular
shape may require creative site planning. Access is constrained, with primary entry via Dexter Street
West and secondary access dependent on a 60' non-exclusive road and utility easement to Atlantic
Avenue. The presence of railroad tracks along the southern and western perimeters further restricts direct
access from these directions. Despite these constraints, the site benefits from access to municipal
utilities, enhancing its development potential. Overall, while the physical characteristics of the site present
some challenges, they still allow for functional utility suitable for a variety of industrial or commercial uses,
albeit with careful consideration of access and easement limitations.

Financially Feasible

The determination of financial feasibility is dependent primarily on the relationship of supply and demand
for the legally permissible and physically possible land uses in relation to the cost to create these land
uses. The financial feasibility of developing property in the Norfolk industrial market is supported by
current market dynamics. As of Q4 2024, the Hampton Roads industrial market, which includes Norfolk,
reported a vacancy rate of 4.3%, indicating a tight supply of industrial space. This low vacancy has
contributed to positive net absorption of 253,000 square feet during the fourth quarter, reflecting strong
demand. Additionally, average asking rents increased by 4% year-over-year, reaching $10.62 per square
foot. Notably, from the beginning of 2020 through Q4 2024, the market experienced a substantial 24%
increase in rents. These factors suggest that a newly developed industrial use on the site would likely
achieve rental rates that justify development costs, making industrial development a financially feasible
option in this market. Overall, it appears that a newly developed industrial use on the site would have a
value commensurate with its cost. Therefore, industrial development is considered to be financially
feasible.
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Maximally Productive

The test of maximum productivity is to determine the actual use of the property that results in the highest
land value and/or the highest return to the land. There does not appear to be any reasonably probable
use of the site that would generate a higher residual land value than industrial development. Accordingly,
it is our opinion that industrial use, developed to the normal market density level permitted by zoning, is
the maximally productive use of the property.

Conclusion
Industrial development is the only use that meets the four tests of highest and best use. Therefore, it is
concluded to be the highest and best use of the property as if vacant.

Highest and Best Use as Improved

The subject site is developed with an industrial use, which is consistent with the highest and best use of
the site as if it were vacant. The existing improvements are fully leased, supporting their continued use.
However, the two smaller buildings introduce a degree of functional obsolescence, as they do not align
with the modern trend toward larger, high-clearance industrial buildings with maximized yard space. The
office component is unlikely to lease independently, and its viability is primarily dependent on its
integration with the adjacent industrial building. Additionally, the smaller structures may reduce site
efficiency for trailer parking, truck circulation, or potential future expansion of Building 1.

From an income perspective, the existing contract rents are below market levels, with a weighted average
remaining lease term of just 1.4 years. While this indicates a significant gap between in-place and market
rents, it also presents an opportunity for future rent growth as leases roll over. The relatively short lease
terms provide the flexibility to capture rental rate appreciation in the near term, which supports the
financial viability of continued use.

Given these factors, the highest and best use as improved is continued industrial use in its current
configuration. While redevelopment or reconfiguration may be explored in the future to optimize site
efficiency, the existing improvements remain functional, income-generating, and market-supported in the
near term.

Most Probable Buyer

The likely buyer is a private industrial investor or institutional real estate fund seeking a value-add
opportunity, given the below-market rents and near-term lease expirations, which provide potential for
rental growth and repositioning within the Norfolk industrial market.
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Valuation Methodology

Three basic approaches may be applicable and utilized, then reconciled to arrive at an estimate of market
value. An approach to value is included or eliminated based on its applicability to the property type being
valued and the information available. The reliability of each approach depends on the availability and
comparability of market data as well as the motivation and thinking of purchasers. Applicable approaches
and whether or not they were utilized are summarized below:

Cost Approach

The Cost Approach is based on the proposition that an informed purchaser would pay no more for the
subject than the cost to produce a substitute property with equivalent utility. In the Cost Approach, the
appraiser forms an opinion of the cost of all improvements, depreciation from physical, functional and
external causes. The land value, entrepreneurial profit and depreciated improvement costs are then
added, resulting in indication of value.

Sales Comparison Approach

The Sales Comparison Approach compares sales of similar properties with the subject. Each comparable
sale is adjusted for its inferior or superior characteristics. The values derived from the adjusted
comparable sales form a range of value for the subject. A gross income multiplier and / or effective gross
income multiplier may also be analyzed. By process of correlation and analysis, a final indicated value is
derived.

Income Approach

In the Income Capitalization Approach the income-producing capacity of a property is estimated by using
contract rents on existing leases and by estimating market rent from rental activity at competing properties
for the vacant space. Deductions are then made for vacancy and collection loss and operating expenses.
The resulting net operating income is divided by an overall capitalization rate to derive an opinion of value
for the subject. The capitalization rate represents the relationship between net operating income and
value. This method is referred to as Direct Capitalization.

Related to the Direct Capitalization Method is the Yield Capitalization Method. In this method periodic
cash flows (which consist of net operating income less capital costs) and a reversionary value are
developed and discounted to a present value using a discount rate or an internal rate of return.

The Income Approach converts the anticipated flow of future benefits (income) to a present value
estimate through a capitalization and or a discounting process.

Final Reconciliation

The appraisal process concludes with the Final Reconciliation of the values derived from the approaches
applied for a single estimate of market value. Different properties require different means of analysis and
lend themselves to one approach over the others.

Analyses Applied
Applicability and utilization of the approaches in this assignment is described as follows.
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Approach Description Applicability Utilization

Cost A cost approach is most applicable in Not Applicable Not Utilized
valuing new or proposed construction when
the improvements represent the highest
and best use of the land and the land value,
cost new and depreciation are well

supported.
Sales A sales approach is most applicable when Applicable Utilized
Comparison sufficient data on recent market

transactions is available and there is an
active market for the property type.

Income An income approach is most applicable Applicable Utilized
when the subject is an income producing
property or has the ability to generate
income in the future as an investment.

The cost approach is not applicable due to the age and condition of the improvements and noting the
difficulty in estimating the physical depreciation. Further, market participants do not rely on this approach
for properties like the subject. The omission of this approach does not impact the credibility of the results
of this analysis.
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Sales Comparison Approach

The Sales Comparison Approach is based on the premise that a buyer would pay no more for a specific
property than the cost of obtaining a property with the same quality, utility, and perceived benefits of
ownership. It is based on the principles of supply and demand, balance, substitution and externalities.
The following steps describe the applied process of the Sales Comparison Approach.

1.

o > b

The market in which the subject competes is investigated; comparable sales, contracts for sale
and current offerings are reviewed.

The most pertinent data is further analyzed, and the quality of the transaction is determined.
The most meaningful unit of value for the subject is determined.
Each comparable sale is analyzed and where appropriate, adjusted to equate with the subject.

The value indication of each comparable sale is analyzed, and the data reconciled for a final
indication of value via the Sales Comparison Approach.

We have researched comparables for this analysis, which are documented on the following pages,
followed by a location map and analysis grid. All sales have been researched through numerous sources
and, when possible, verified by a party to the transaction.
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Improved Sales Summary - Industrial

No. Name; Sale Date; Year Blt.; Percent Office; Property Type; Rentable Area; Sale Price; $/RA; Occ. % Cap Rate;
Address Status; Yr. Renov. Clear Height; Investment Class GBA Effective Price $/GBA EGIM
Prop. Rights Truck Doors
1 Virginia Port Logistics Park 12/20/2024 2022 Industrial & Logistics 348,500 $42,500,000 $121.95 100%  4.93%
1401 Enterprise Drive Closed Sale 32 A 348,500 $121.95
Suffolk, VA 23434 Leased Fee 47

Sale Comments: This is the sale of a 348,500-square foot distribution center at 1401 Enterprise Drive in Suffolk, Virginia. The seller was a joint venture between AIG and Equus Capital Partners
and the buyer was Heitman. The building was constructed in 2022 and features 32' clear heights, 46 dock doors, and one drive in door. The property was fully occupied by GXO Logistics through
November 2026 and sold at a 4.93% capitalization rate based on the in place NOI.

2 401 Woodlake Drive 8/22/2024 1982 9.02% Industrial & Logistics 142,684 $14,500,000 $101.62 100% 5.54%
401 Woodlake Drive Closed Sale 24' B 142,684 $101.62
Chesapeake, VA 23320 Leased Fee 17

Sale Comments: This is the sale of a 142,684-square foot industrial building at 401 Woodlake Drive in Chesapeake, Virginia. Range Commercial Partners, Inc. represented the seller in the sale
to B&D Holdings. The building was constructed in 1982 and features approximately 8% office finish, 24' clear heights, 12 dock doors, and five drive in doors. The property was fully occupied by
three tenants and sold at a 5.54% capitalization rate based on the in place NOI.

3 1337-1345 Taylor Farm Road 7/22/2024 2005 4.53% Industrial & Logistics 185,550 $22,000,000 $118.57 86% 6.90%
1337-1345 Taylor Farm Road Closed Sale 2008 22'-25' B 185,550 $118.57
Virginia Beach, VA 23453 Leased Fee 24

Sale Comments: This is the sale of two industrial buildings totaling 185,550 square feet at 1337-1345 Taylor Farm Road in Virginia Beach, Virginia. The seller was Red Tail Acquisitions and the
buyer was Schenley Investments, LLC. The buildings were constructed between 2005 and 2008 and feature approximately 5% office finish, 22' to 25' clear heights, 12 dock doors, and 12 drive in
doors. The property was 86% occupied by four tenants and sold at a 6.90% capitalization rate based on the in place NOI.

4 3321 East Princess Anne Road ~ 7/1/2024 1959 Industrial & Logistics 298,126 $34,897,500 $117.06 35%
3321 East Princess Anne Road Closed Sale 2022 21'- 36" B 298,126 $117.06
Norfolk, VA 23502 Leased Fee 36

Sale Comments: This is the sale of a 298,126-square foot industrial building at 3321 East Princess Anne Road in Norfolk, Virginia. S.L. Nusbaum Realty Co. represented the seller in the sale to
Industrial Realty Group, LLC. The building was constructed in 1959, renovated in 2022, and features approximately 21' to 36' clear heights, 31 dock doors, and five drive in doors. The property
was 35% occupied by two tenants at the time of sale.

5 Diamond Hill Distribution Center 2/21/2024 1974 3.03% Industrial & Logistics 719,930 $73,500,000 $102.09 100%
1910-1920 Campostella Road Closed Sale 1997 27'- 29 B 719,930 $102.09
Chesapeake, VA 23324 Leased Fee 96

Sale Comments: This is the sale of four industrial buildings totaling 719,930 square feet at 1910-1920 Campostella Road in Chesapeake, Virginia. Cushman & Wakefield represented the seller,
Link Logistics Real Estate, in the sale to a joint venture between Heitman and Lovett Industrial. The buildings were constructed between 1974 and 1997 and feature approximately 3% office
finish, 27" to 29' clear heights, 80 dock doors, and 16 drive in doors. The property was fully occupied by four tenants at the time of sale.

201 West Dexter Street Industrial Complex 439,088
Chesapeake, VA 23324 441,635

*If applicable, prices per SF/unit and capitalization rates and/or income multipliers based on effective sale price.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 53



201 West Dexter Street Real Estate Appraisal

Improved Sale Comparable Photographs

Improved Sale #1 Improved Sale #2
Virginia Port Logistics Park 401 Woodlake Drive

Improved Sale #3 Improved Sale #4
1337-1345 Taylor Farm Road 3321 East Princess Anne Road

Improved Sale #5
Diamond Hill Distribution Center
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Improved Sales Map
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No. Name Location Subject Rentable Area Price/Rentable Area
1 Virginia Port Logistics Park Suffolk, VA 23.6 348,500 $121.95
2 401 Woodlake Drive Chesapeake, VA 1.2 142,684 $101.62
3 1337-1345 Taylor Farm Road Virginia Beach, VA 11.0 185,550 $118.57
4 3321 East Princess Anne Road  Norfolk, VA 4.7 298,126 $117.06
5 Diamond Hill Distribution Center Chesapeake, VA 0.5 719,930 $102.09
S 201 West Dexter Street Chesapeake, VA 439,088

Analysis and Adjustment of Sales
On the following page is a sales comparison grid displaying the subject, the comparables and the
adjustments applied.
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Sales Grid
Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5
Name 201 West Dexter Street Virginia Port 401 Woodlake 1337-1345 Taylor 3321 East Diamond Hill
Logistics Park Drive Farm Road Princess Anne Distribution Center
Road
Address 201 West Dexter Street 1401 Enterprise 401 Woodlake 1337-1345 Taylor 3321 East 1910-1920
Drive Drive Farm Road Princess Anne Campostella Road
Road

City Chesapeake Suffolk Chesapeake Virginia Beach Norfolk Chesapeake
State VA VA VA VA VA VA
Date Feb-2025 Dec-2024 Aug-2024 Jul-2024 Jul-2024 Feb-2024
Price $42,500,000 $14,500,000 $22,000,000 $34,897,500 $73,500,000
Price Adjustment $0 $0 $0 $0 $0
Adjusted Price $42,500,000 $14,500,000 $22,000,000 $34,897,500 $73,500,000
Rentable Area 439,088 348,500 142,684 185,550 298,126 719,930
Rentable Area Unit Price $121.95 $101.62 $118.57 $117.06 $102.09
Year Built 1967 2022 1982 2005 1959 1974
Renovations - - 2008 2022 1997
TOS Occupancy Rate 100.00% 100.00% 100.00% 86.05% 35.00% 100.00%
Percent Office 3.65% - 9.02% 4.53% - 3.03%
Clear Height 26'- 30" 32' 24' 22'-25' 21'-36' 27'-29'
Land to Building Ratio 2.07 2.46 2.53 2.51 1.79 2.32
Total Loading Doors 56 47 17 24 36 96
Loading Doors per 10,000 SF 1.28 1.35 1.19 1.29 1.21 1.33
Rail Service Service to building None None None None None

Transaction Adjustments
Property Rights Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee

% Adjustment
Financing

% Adjustment
Conditions of Sale
% Adjustment

Cash to Seller

Arm's Length

Cash to Seller Cash to Seller

Arm's Length Arm's Length

Cash to Seller

Arm's Length

Cash to Seller

Arm's Length

Market Trends Through Feb-25 - - - - - -
Adjusted Rentable Area Unit Price $121.95 $101.62 $118.57 $117.06 $102.09
Location 10% 5% 5% 5% 5%
Size - -5% -5% - 5%
Age/Condition -5% 5% -5% -5% 5%
Percent Office - - - - -
Clear Height -5% 5% 5% - -
Land to Building Ratio - - - - -
Economic Characteristics 5% 5% 10% 10% 5%
Adjusted Rentable Area Unit Price $128.05 $116.87 $130.42 $128.76 $122.51
Net Adjustments 5% 15% 10% 10% 20%
Gross Adjustments 25% 25% 30% 20% 20%
Summary Indicators Range Average Median

Comparables - Unadjusted $101.62 - $121.95 $112.26 $117.06

Comparables - Adjusted $116.87 - $130.42 $125.32 $128.05

Reconciled Unit Value $130.00

Comparable Sale Adjustments

Property Rights

This adjustment accounts for differing property rights such as fee simple, leased fee, leasehold, partial
interest, etc. No adjustments for real property rights were required.

Financing
This adjustment accounts for seller financing, or assumption of existing financing, at non-market terms.
No adjustments for financing terms were required.

Conditions of Sale
This adjustment accounts for extraordinary motivation of buyer or seller, assemblage, or forced sale. No
adjustments for conditions of sale were required.
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Expenditures After Sale

This adjustment accounts for atypical economics of a transaction, such as demolition cost, impact fees,
remediation, or other expenditures by buyer at time of purchase. No adjustments for expenditures after
sale were required.

Economic Trends

This adjustment accounts for changes in the economic environment over time that affect the appreciation
and depreciation of real estate. A review of market conditions, including leasing trends, investor
sentiment, and financing availability, indicates that property values have remained largely consistent
throughout the year. While fluctuations in interest rates and economic uncertainty have influenced overall
transaction volume, pricing for stabilized industrial assets has not exhibited a discernible upward or
downward trend that would necessitate an economic adjustment. As a result, no economic trends
adjustment is applied to the improved sales.

Location

This adjustment accounts for market or submarket area influences on sale price or rental rate and/or
surrounding land use influences. While all five comparables have been adjusted upward due to their lack
of rail services when compared to the subject, Comparable 1 has been further adjusted upward due to
its secondary locale.

Size

This adjustment accounts for the inverse relationship that often exists between size and unit value.
Comparables 2 and 3 have been adjusted downward due to their smaller size when compared to the
subject. Comparable 5 has been adjusted upward due to its larger size when compared to the subject.
Comparables 1 and 4 have not been adjusted.

Age/Condition

This adjustment accounts for effective age and/or physical condition. Comparables 1 and 4 have been
adjusted downward due to their superior age/condition when compared to the subject. The remaining
four comparables have not been adjusted.

Percent Office

This adjustment accounts for office space as a percentage of total building area. No adjustments for
percent office were required.

Clear Height

This adjustment accounts for average clear height. Comparable 1 has been adjusted downward due to
its higher clear height when compared to the subject. Comparables 2 and 3 have been adjusted upward
due to their lower clear height when compared to the subject. Comparables 4 and 5 have not been
adjusted.

Land to Building Ratio
This adjustment accounts for ratio of land area to building area. No adjustments for land to building ratio
were required.
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Economic Characteristics

This adjustment accounts for non-stabilized occupancy, above/below market rents, and other economic
factors but excludes differences in rent levels that are already considered in previous adjustments, such
as for location or quality. Comparables 3 and 4 have been adjusted upward due to their non-stabilized
occupancy. Comparables 1, 2, and 5 have been adjusted upward due to their below market rents.

Sales Comparison Approach Conclusion

All of the value indications have been considered, and in the final analysis, Comparables 2, 3, 4, and 5
have been given most weight in arriving at our final reconciled value, as depicted below, as they are most
similar in location and physical characteristics to the subject.

Sales Approach Valuation

Premise Value
Fair Value February 28, 2025
Indicated Value per Rentable Area $130
Subject Rentable Area 439,088
Indicated Stabilized Value $57,081,440
Adjustments

Lease-Up Costs -$1,152,250

Below Market Rent -$4,610,460
Total Adjustments -$5,762,710
Indicated Fair Value $51,318,730
Rounded Fair Value $51,300,000

Adjustments to Value

The stabilized value must be adjusted to account for the costs associated with near-term lease rollover,
including potential downtime, tenant improvement allowances, and leasing commissions, as well as the
impact of below-market rents, which will require time to reset to market levels based on the remaining
lease terms. The following table shows the difference between the contract rent and the market rent. The
difference is discounted back at a discount rate of 8.25% in line with the general assumptions of our
discounted cash flow analysis.

Above/(Below) Market Rent Analysis - Lease 1

Year 1 Year 2 Year 3
Tenant Name: RPM Warehouse, LLC Contract Rent
MLA: Warehouse Base Rent per SF $2.12 $2.17 $1.46
Square Feet: 245,445 Reimbursements per SF $1.73 $1.78 $1.23
Expiration Date: 10/31/2027 Total Gross Rent per SF $3.86 $3.95 $2.69
Months Remaining: 32
Year 1 Market Rent/SF: $9.50 Market Rent
Discount Rate: 8.25% Base Rent per SF $9.50 $9.79 $6.72
Remaining Contract Rent:  $1,411,761 Reimbursements per SF $1.73 $1.78 $1.23
Total Gross Rent per SF $11.23 $11.57 $7.94
Variance
Base Rent per SF -$7.38 -$7.62 -$5.26
Reimbursements per SF $0.00 $0.00 $0.00
Total Gross Rent per SF -$7.38 -$7.62 -$5.26

PV of Above/Below Rent: -$4,285,565 Total Gross Rent -$1,810,592 -$1,870,121 -$1,290,087
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Above/(Below) Market Rent Analysis - Lease 2

Year 1
Tenant Name: Transnational Foods, Inc. Contract Rent
MLA: Warehouse Base Rent per SF $5.35
Square Feet: 169,425 Reimbursements per SF $1.15
Expiration Date: 10/31/2025 Total Gross Rent per SF $6.50
Months Remaining: 8
Year 1 Market Rent/SF: $9.50 Market Rent
Discount Rate: 8.25% Base Rent per SF $6.33
Remaining Contract Rent:  $905,773 Reimbursements per SF $1.15
Total Gross Rent per SF $7.49
Variance
Base Rent per SF -$0.99
Reimbursements per SF $0.00
Total Gross Rent per SF -$0.99

PV of Above/Below Rent: -$154,506

Total Gross Rent

Above/(Below) Market Rent Analysis - Lease 3

Tenant Name: Lighthouse Business Services, Inc.
MLA: Flex

Square Feet: 24,218

Expiration Date: 11/30/2026

Months Remaining: 21

Year 1 Market Rent/SF: $10.50

Discount Rate: 8.25%

Remaining Contract Rent:  $276,390

Year 1 Year 2

Contract Rent

Base Rent per SF $6.46 $4.95

Reimbursements per SF $1.35 $1.04

Total Gross Rent per SF $7.81 $6.00
Market Rent

Base Rent per SF $10.50 $8.11

Reimbursements per SF $1.73 $1.34

Total Gross Rent per SF $12.23 $9.45
Variance

Base Rent per SF -$4.04 -$3.16

Reimbursements per SF -$0.38 -$0.30

Total Gross Rent per SF -$4.43 -$3.45

PV of Above/Below Rent: -$170,389

Total Gross Rent
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Income Capitalization Approach

The Income Approach to value is based on the present worth of the future rights to income. This type of
analysis considers the property from an investor's point of view, the basic premise being that the amount
and quality of the income stream are the basis for value of the property. The market in which the subject
competes is investigated; comparable sales, contracts for sale and current offerings are reviewed.

In this analysis, we use direct capitalization analysis and discounted cash flow analysis because investors
in this property type typically rely on these methods.

Direct Capitalization Analysis
The steps involved in capitalizing the subject's net operating income are as follows:

1. Develop the subject's Potential Gross Income (PGI) through analysis of the subject’s actual
historic income and an analysis of competitive current market income rates.
Estimate and deduct vacancy and collection losses to develop the Effective Gross Income (EGI).
Develop and subtract operating expenses to derive the Net Operating Income (NOI).
Develop the appropriate capitalization rate (Ro).

o DN

Divide the net operating income by the capitalization rate for an estimate of value through the
income approach.

Occupancy and Potential Gross Income
The following rent roll details the current occupancy and rent status.

Rent Roll
No.of Square %ofleased  LeaseDate LeaseDate  Leas: Contract Contr. Rent S Mkt. Rent Bind. Rent Projection Projected Contract % of
Uni t i

e Term
Suite Space Type its  Feet Total Start End (Months) Lease Type Rent* orUnit SForUnit SF or Unit Basis Rent Market

201 Warehouse 1 245445 55.9% 10/1/2020  10/31/2027 85 Triple Net $521,136 $2.12 $9.50 $2.12 Market $2,331,728 22%
103 Warehouse 1 169,425 38.6% 11/1/2020 10/31/2025 60 Triple Net $905,773 $5.35 $9.50 $6.73 Market  $1,609,538 56%
101 Flex 1 24218 5.5% 12/1/2020  11/30/2026 72 Modified Gross $156,395 $6.46 $10.50 $6.46 Market  $254,289 62%
3 439,088 Total Contract Rent $1,583,303 $3.61 $/SF/Year Total Projected Rent  $4,195,554
3 439,088

We note that the suite for Lighthouse Business Services is comprised of two buildings. However, as the
two buildings function as one economic unit, they are considered to be one suite. In addition, given the
57% office finish, they are considered to be flex space for the purpose of analysis.

As will be more fully demonstrated in our market rent analysis, the in-place leases with RPM Warehouse,
LLC; Transnational Foods, Inc.; and Lighthouse Business Services, Inc. are considered to be below
market. Therefore, we have imputed market rent for these spaces in our direct capitalization analysis and
deducted the present value of the deficit to arrive at a fair value for the subject.

We note that the suite for Transnational Foods, Inc. is being marketed for leased. Based on discussions
with this tenant, twice the current space is needed for inventory. Further, the tenant is planning to vacate
if a larger space is available. Therefore, a 50% renewal probability has been applied to this tenant.

Space Types & Occupancy
The following table details the subject’s unit mix and occupancy.
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Occupancy

Units/ SF % of SF SF % Units Units % Units
Space Type Tenants Total Total Leased Vacant Vacant Leased Vacant Vacant
Warehouse 2 414,870 94.5% 414,870 0 0.0% 2 0 0.0%
Flex 1 24218 55% 24,218 0 0.0% 1 0 0.0%
Totals 3 439,088 100.0% 439,088 0 0.0% 3 0 0.0%

Major Tenants
Major tenants are detailed below.

Major Tenants

Lease End Total % of Avg Contract
Tenant Space Type Date(s)* SF NRA Rent/SF**
RPM Warehouse, LLC Warehouse 10/31/2027 245,445 55.9% $2.12
Transnational Foods, Inc. Warehouse 10/31/2025 169,425 38.6% $5.35

*If multiple leases, earliest lease end date to latest listed. **Avg Contract Rent = Annualized rent as of appraisal date, weighted avg if multiple leases

Lease Expiration Schedule
The lease expiration schedule provides insight to vacancy exposure and lease-up expenses.

Lease Expirations

SF
Year Ending Expiring* % of Total Cumulative % of Total
2/28/2026 169,425 39% 169,425 39%
2/28/2027 24,218 6% 193,643 44%
2/28/2028 245,445 56% 439,088 100%
2/28/2029 0 0% 439,088 100%
2/28/2030 0 0% 439,088 100%
2/28/2031 0 0% 439,088 100%
2/28/2032 0 0% 439,088 100%
2/28/2033 0 0% 439,088 100%
2/28/2034 0 0% 439,088 100%
2/28/2035 0 0% 439,088 100%

Tenant Rollover Schedule
The following chart details the subject rollover on a tenant-by-tenant basis. This chart does not include
tenant renewals or option terms.

Tenant Rollover
Lease WALT Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year9 Year 10

Suite Tenant End (Years) SF Feb-26 Feb-27 Feb-28 Feb-29 Feb-30 Feb-31 Feb-32 Feb-33 Feb-34 Feb-35 Total
103 Transnational Foods, Inc. Oct-25 0.7 169,425 169,425 169,425
101 Lighthouse Business Services, Inc. Nov-26 1.8 24,218 24,218 24,218

201 RPM Warehouse, LLC - 8 , 245,445 245,445
Total Leasable Square Feet
Leased SF / SF Expiring H 169,425 245,445 0 0 (] 0 (] 0 439,088

Occupancy % / % GLA Expiring .0% 38.6% .5% 55.9% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Cumulative Expiration 169,425 439,088 439,088 439,088 439,088 439,088 439,088 439,088 439,088
Cumulative Percent 38.6% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
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Leased Status Conclusion

The subject is currently leased to three quality tenants, who have demonstrated strong operational history
and consistent rent payment performance. However, we note that 39% of the existing tenant base expires
within the next 12 months. This near-term lease expiration introduces leasing risk, compounded by
potential downtime, tenant improvement costs, and leasing commissions associated with securing a new
tenant. As a result, the short-term lease expiration is viewed as a factor increasing overall investment
risk. However, with significantly below-market rents in place, there is an opportunity for future rental
income growth upon lease expiration or renegotiation. This below-market position presents a
manageabile risk, given the strength of the tenants, but it also highlights potential upside should market
rents continue to rise. Additionally, this rent disparity may attract investor interest by providing value-add
potential, though it may also require strategic timing to align with market conditions and tenant retention
considerations.

Market Rent - Warehouse Leasing

To estimate market rent for the larger warehouse spaces, we analyze comparable rentals most relevant
to the subject in terms of location, building class, size, and transaction date. Comparable rentals
considered most relevant are summarized in the following table.

Lease Comparables Summary - Warehouse

No. Name; Year Built; Percent Office; Tenant; Escalations; Rent/SF;

Address Total RA; Clear Height; Lease Start; T.L.ISF; Lease Type;
Parking Ratio Truck Doors Leased SF Free Rent Term (Mos.)

1 2555 Ellsmere Avenue 1985 11.02% Federal Express Corporation 3.50% annually  $9.00
2555 Ellsmere Avenue 205,784 34 02/01/2025 None Reported  Triple Net
Norfolk, VA 23513 33 103,388 None Reported 48

2 1000 Lucas Way 1992 21.67% Measurement Specialties 2.75% annually ~ $8.30
1000 Lucas Way 119,499 20'-24' 08/01/2024 None Reported  Triple Net
Hampton, VA 23666 5.00/1,000 SF 4 120,000 None Reported 36

3 301 West Park Lane 2007 16.77% Newport News Shipbuilding, Inc. 3.50% annually  $9.95
301 West Park Lane 178,481 25'-28' 04/01/2024 None Reported  Triple Net
Hampton, VA 23666 1.27/1,000 SF 67 162,118 1 85

4 Coastal Logistics Center 2023 ESKA Graphics 3.50% annually  $8.50
150 Judkins Court 814,105 36' 06/01/2024 $5.00 Triple Net
Suffolk, VA 23434 0.40/1,000 SF 86 204,000 3 123

5 Indian River Distribution Center 2006 Communications Test Design, Inc.  3.50% annually ~ $9.50
2601 Indian River Road 231,852 28' 11/01/2023 None Reported  Triple Net
Chesapeake, VA 23325 0.41/1,000 SF 44 115,926 None Reported 60

201 West Dexter Street
Chesapeake, VA 23324

1967
207,435

0.17/1,000 SF
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Lease #1 Lease #2

Lease #3 Lease #4
301 West Park Lane Coastal Logistics Center

Lease #5
Indian River Distribution Center
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Lease Comparables Map
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No. Name Location Subject Suite Size Base Rent/SF
1 2555 Ellsmere Avenue Norfolk, VA 6.3 103,388 $9.00
2 1000 Lucas Way Hampton, VA 20.2 120,000 $8.30
3 301 West Park Lane Hampton, VA 211 162,118 $9.95
4 Coastal Logistics Center Suffolk, VA 19.8 204,000 $8.50
5 Indian River Distribution Center Chesapeake, VA 2.4 115,926 $9.50
S 201 West Dexter Street Chesapeake, VA 207,435

Analysis and Adjustment of Comparable Rentals
On the following page is a lease comparison grid displaying the subject, the comparables and the
adjustments applied.
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Warehouse Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5
Name 201 West Dexter 2555 Ellsmere 1000 Lucas Way 301 West Park Coastal Logistics Indian River
Street Avenue Lane Center Distribution
Center
Address 201 West Dexter 2555 Ellsmere 1000 Lucas Way 301 West Park 150 Judkins 2601 Indian
Street Avenue Lane Court River Road
City Chesapeake Norfolk Hampton Hampton Suffolk Chesapeake
State VA VA VA VA VA VA
Date Feb-2025 Dec-2024 Jun-2024 Apr-2024 Oct-2023 Jul-2023
Lease Type Triple Net Triple Net Triple Net Triple Net Triple Net
Term 48 36 85 123 60
Year Built 1967 1985 1992 2007 2023 2006
Year Renovated - - - - -
Suite Size 207,435 103,388 120,000 162,118 204,000 115,926
Tenant Federal Express Measurement  Newport News ESKA Graphics Communications
Corporation Specialties Shipbuilding, Test Design, Inc.
Inc.
Percent Office 3.65% 11.02% 21.67% 16.77% - -
Clear Height 26'- 30 34 20'- 24' 25'-28' 36' 28'
Land to Building Ratio 2.07 2.06 8.38 2.92 3.81 2.47
Total Loading Doors 56 33 4 67 86 44
Loading Doors per 10,000 SF 1.28 1.60 0.33 3.75 1.06 1.90
Rail Service Service to None None None None Service to
building building
Base Rent/SF $9.00 $8.30 $9.95 $8.50 $9.50
Transaction Adjustments
Expense Structure Triple Net Triple Net Triple Net Triple Net Triple Net
$ Adjustment - - - - -
Conditions of Lease Normal Normal Normal Normal Normal
% Adjustment - - - 5% -
Market Conditions Feb-25 Dec-24 Jun-24 Apr-24 Oct-23 Jul-23
Market Trends/Year 3.0% 1% 2% 3% 4% 5%
Adjusted Rent $9.07 $8.48 $10.22 $9.31 $9.97
Location 5% 5% 5% 10% -
Size -5% -5% -5% - -5%
Age/Condition 5% 5% -5% -5% -5%
Economic Characteristics - - - - -
Percent Office - - - - -
Clear Height -5% 5% - -5% -
Land to Building Ratio - -5% - - -
Adjusted Rent $9.07 $8.91 $9.71 $9.31 $8.97
Net Adjustments 1% 7% -2% 9% -6%
Gross Adjustments 21% 28% 18% 31% 15%
Summary Indicators Range Average Median
Comparables - Unadjusted $8.30 - $9.95 $9.05 $9.00
Comparables - Adjusted $8.91 - $9.71 $9.19 $9.07
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An upward adjustment of 3.0% per annum is first applied to all the comparable rents for the generally
strong rent growth and market fundamentals witnessed across the regional distribution sector of the
industrial market. And while good rental growth is still apparent, we note that our estimate of appreciation
has been somewhat moderated from the recent growth rates for the asset type due to the current effects
of recent deliveries of new industrial properties. Adjustments have been applied to account for market or
submarket area influences. Further adjustments are applied to account for differences in physical
characteristics when compared to the subject. Once adjusted, the range is narrowed, from $8.91 to $9.71
per square foot, triple net.

Market Rent - Flex Leasing

To estimate market rent for the two smaller buildings, we again analyze comparable rentals most relevant
to the subject in terms of location, building class, size, and transaction date. Comparable rentals
considered most relevant are summarized in the following table.

Lease Comparables Summary - Flex

No. Name; Year Built; Percent Office; Tenant; Escalations; Rent/SF;

Address Total RA; Clear Height; Lease Start; T.L/SF; Lease Type;
Parking Ratio Truck Doors Leased SF Free Rent Term (Mos.)

1 5803 Curlew Drive 1956 26.93% Continental Tide Defense Systems Inc.  3.00% annually ~ $10.00
5803 Curlew Drive 37,128 28' 08/01/2023 None Reported  Triple Net
Norfolk, VA 23502 1.08/SF 3 37,128 3 104

2 1408 Stephanie Way 1998 37.64% Leidos 3.00% annually ~ $10.65
1408 Stephanie Way 52,056 26' 01/01/2023 $4.50 Triple Net
Chesapeake, VA 23320  3.73/SF 9 53,541 5 84

3 Oceana East 1999 29.96% Roto-Rooter 3.00% annually  $11.75
2680 Production Road 14,000 16' 10/01/2022 None Reported  Triple Net
Virginia Beach, VA 23454 1.57/SF 6 14,000 3 63

201 West Dexter Street 1967
Chesapeake, VA 23324 24,218

1.32/SF
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Lease #1 Lease #2
5803 Curlew Drive 1408 Stephanie Way

Lease #3
Oceana East
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Lease Comparables Map
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No. Name Location Subject Suite Size Base Rent/SF

1 5803 Curlew Drive Norfolk, VA 45 37,128 $10.00

2 1408 Stephanie Way Chesapeake, VA 2.0 53,541 $10.65

3 Oceana East Virginia Beach, VA 11.5 14,000 $11.75

S 201 West Dexter Street Chesapeake, VA 24,218

Analysis and Adjustment of Comparable Rentals
On the following page is a lease comparison grid displaying the subject, the comparables and the
adjustments applied.
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Flex Subject Comp 1 Comp 2 Comp 3
Name 201 West 5803 Curlew 1408 Stephanie Oceana East

Dexter Street Drive Way
Address 201 West 5803 Curlew 1408 Stephanie 2680 Production

Dexter Street Drive Way Road
City Chesapeake Norfolk Chesapeake Virginia Beach
State VA VA VA VA
Date Feb-2025 Aug-2023 Dec-2022 Oct-2022
Lease Type Triple Net Triple Net Triple Net
Term 104 84 63
Year Built 1967 1956 1998 1999
Suite Size 24,218 37,128 53,541 14,000
Tenant Continental Tide Leidos Roto-Rooter

Defense
Systems Inc.

Percent Office 56.52% 26.93% 37.64% 29.96%
Clear Height 26' 28' 26' 16'
Land to Building Ratio 2.07 1.69 3.35 5.82
Total Loading Doors 56 3 9 6
Loading Doors per 10,000 SF 1.28 0.81 1.73 4.29
Base Rent/SF $10.00 $10.65 $11.75
Transaction Adjustments
Expense Structure Triple Net Triple Net Triple Net
$ Adjustment - - -
Conditions of Lease Normal Normal Normal
% Adjustment - - -
Market Conditions Feb-25 Aug-23 Dec-22 Oct-22
Market Trends/Year 3.0% 5% 7% 7%
Adjusted Rent $10.48 $11.36 $12.60
Location - - -
Size - 5% -5%
Functional Utility -5% -5% -5%
Age/Condition 5% -5% -5%
Economic Characteristics - - -
Percent Office - - -
Clear Height - - 5%
Land to Building Ratio — — -5%
Adjusted Rent $10.48 $10.79 $10.71
Net Adjustments 5% 1% -9%
Gross Adjustments 15% 23% 34%
Summary Indicators Range Average Median
Comparables - Unadjusted $10.00 - $11.75 $10.80 $10.65
Comparables - Adjusted $10.48 - $10.79 $10.66 $10.71

Concluded Market Rent

$10.50 /SF
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As with the industrial lease analysis, an upward adjustment of 3.0% per annum is first applied to all the
comparable rents for the generally strong rent growth and market fundamentals. Adjustments have been
applied to account for market or submarket area influences. Further adjustments are applied to account
for differences in physical characteristics when compared to the subject. Once adjusted, the range is
narrowed, from $11.53 to $11.97 per square foot, triple net.

Market Rent Survey

We note that the suite for Transnational Foods, Inc. is being marketed for leased. Based on discussions
with the subject’s leasing broker from JLL Markets Advisory, the asking rent for Transnational Foods, Inc.
is $10.22 per square foot, triple net, and the asking rent for this suite in the market is $10.71 per square
foot, triple net.

Market Rent Conclusions
Our concluded market leasing assumptions for each space type are shown in the following table.

Concluded Market Leasing Assumptions

Market Lease Term Free Rent TISF  TI/SF Renewal LC Months
Space Type SF Rent Measure Rent Escalations Lease Type (Mos.) (Mos.) New Renew Probability LC New Renewal Downtime
Warehouse 414,870 $9.50 $/SF/Year 3.00% Per Year Triple Net 63 2/1 $3.00 $1.00 70% 6.00% 3.00% 9

Flex 24,218 $10.50 $/SF/Year 3.00% Per Year Triple Net 63 21 $5.00 $1.00 70% 6.00% 3.00% 9

Market rent is now projected at $9.50 per square foot, triple net, for the subject’s industrial space and
$10.50 per square foot, triple net, for the subject’s flex space. Further, and following current area leasing
practices, five-year terms plus three months of free rent are now assumed with 3.00% annual escalations
noted. At this rental rate, new second-generation spaces can command tenant improvement packages
of approximately $3.00 per square foot for the subject’s industrial space and $5.00 per square foot for
the subject’s flex space; a $1.00 per square foot tenant improvement allowance is assumed for renewals.
Leasing commissions in the area are typically paid on a percentage basis. Based on our conversations
with local market participants, we have utilized leasing commissions of 6.00% for new tenants and 3.00%
for renewal tenants.

Potential Gross Income

As demonstrated, the in-place rents are considered to be below market parameters. Therefore, we assign
the concluded market rents to the subject’s building areas and deduct the present value of the rent
differential over the remainder of the lease terms for each tenant. Figures presented below reflect the 12-
month period following the effective date of the appraisal.

Potential Gross Income - Occupied Space

Projected Projected $ Market Market Market V.
Occupied Space SF Units Rent Rent/SF Rent Rent/SF Proj. Rent
Warehouse 414,870 2 $3,941,265 $9.50 $3,941,265 $9.50 0.0%

Flex 24,218 1 $254,289 $10.50 $254,289 $10.50 0.0%

Occupied Space Totals 439,088 3  $4,195,554 $4,195,554

Expense Recoveries

In accord with current market preferences, additional income is assumed from the tenant obligations to
reimburse the owner for pass-through of nearly all operating expenses, exclusive of general and
administrative charges. The expense recovery utilized in this analysis has been manually calculated
based on our expense projections. As with the potential gross rent, all reimbursements are projected
from the first stabilized year of the cash flow and reflect the 12-month period following the effective date
of the appraisal.
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Vacancy and Collection Loss

As discussed in the Market Analysis, the current market vacancy rate is 4.3% and the current submarket
vacancy rate is 1.4%. Based on a review of market conditions and the subject’s operating history, we
have projected vacancy at 4.0% and collection loss at 1.0% with lag vacancy of 4.0% at reversion in the
discounted cash flow analysis. This attests to the overall investor expectations for multi-tenant properties.

Effective Gross Income
The following table details the subject’s history of effective gross income, along with our projections.

Effective Gross Income

Actual Budget JLL

2024 2025 Projection 1

Total $2,301,414 $2,153,004 $4,774,391
$/SF $5.24 $4.90 $10.87

Our effective gross income forecast for the 12 months following the effective date of this appraisal is
$4,774,391, or $10.87 per square foot. This is 107.5% greater than the most recent full year of reported
EGI. Our forecast is notably higher than the subject's recent history due to the below market rents.

Expenses

To develop projections of stabilized operating expenses, we analyze the subject's expenses and
comparable data. The following table summarizes our analysis. As appropriate, the owner’s operating
expenses are reclassified into standard categories and exclude items that do not reflect normal operating
expenses for this type of property.

Expense Comparables

Subject Comp 1 Comp 2 Comp 3 Comp 4 Ranges
State MD PA MD MA
Date 9/30/2024 3/31/2024 12/31/2023 12/31/2023
Rentable Area 251,541 168,000 423,565 345,455
Vacancy Actual Budget JLL 0% 0% 0% 0%
EGI 2024 2025 Projection 1 $3,064,213 $2,045,322 $3,925,742 $3,204,580 Low Avg. Med. High
Tax Expense $/SF $0.74  $0.71 $0.66 $1.05 $0.91 $0.83 $1.58 $0.83  $1.09 $0.98  $1.58
Insurance $/SF  $0.17  $0.17 $0.20 $0.13 $0.23 $0.10 $0.10  $0.10  $0.14  $0.12  $0.23
Total Utilities $/SF $0.13  $0.13 $0.20 $0.28 $0.06 $0.19 $0.08  $0.06  $0.15  $0.14  $0.28
Repairs and Maintenance $/SF $0.07  $0.06 $0.40 $0.71 $0.15 $0.40 $0.45  $0.15  $0.43  $0.43  $0.71
Management %EGlI  4.0% 3.7% 4.0% 2.9% 51% 2.7% 3.0% 2.7% 3.4% 3.0% 5.1%
General and Administrative $/SF $0.08  $0.05 $0.05 $0.02 $0.06 $0.05 $0.03  $0.02  $0.04  $0.04  $0.06

Total Expenses

Total Expenses

The following table details the subject’s current expenses and recent history.
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Actual Budget JLL
Income 2024 2025 Projection 1
Base Rent $1,544,101 $1,580,803 $4,195,554
Expense Reimbursements $757,313 $572,201 $830,120
Eff./Potential Gross Income(1) $2,301,414 $2,153,004 $5,025,674
Vacancy & Collection Loss - - ($251,284)
Effective Gross Income $2,301,414 $2,153,004 $4,774,391
Expenses
Tax Expense $325,580 $311,482 $287,874
Insurance $76,068 $75,570 $87,818
Total Utilities $57,207 $57,461 $87,818
Repairs and Maintenance $32,641 $25,068 $175,635
Management $91,811 $79,040 $190,976
General and Administrative $35,847 $23,580 $21,954
Total Expenses $619,153 $572,201 $852,075
Expense Ratio 26.9% 26.6% 17.8%
Net Operating Income $1,682,261 $1,580,803 $3,922,316

(1)Historic, Annualized and Budget = Effective Income after vacancy and loss, Projections = Potential
Gross Income before vacancy and collection loss

Replacement reserves are excluded from total expenses for the purpose of calculating the expense ratio
for the subject.

Tax Expense

This expense category includes all local, county, and state property tax levies, including special
assessments. A full analysis of the subject's tax expense was presented within the Assessment and
Taxes section of this report.

Tax Expense

Actual Budget JLL Comp1 Comp2 Comp3 Compi4

2024 2025 Projection 1 2024 2024 2023 2023

Total $325,580  $311,482 $287,874 $264,845 $152,709 $353,318 $545,744

% of EGI 14.1% 14.5% 6.0% 8.6% 7.5% 9.0% 17.0%

$/SF $0.74 $0.71 $0.66 $1.05 $0.91 $0.83 $1.58
Insurance

Coverage for loss or damage to the property caused by the perils of fire, lightning, extended coverage
perils, vandalism and malicious mischief, and additional perils.

Insurance
Actual Budget JLL Comp1 Comp2 Comp3 Compi4
2024 2025 Projection 1 2024 2024 2023 2023
Total $76,068 $75,570 $87,818  $33,021 $38,939  $43,257  $34,887
% of EGI 3.3% 3.5% 1.8% 1.1% 1.9% 1.1% 1.1%
$/SF $0.17 $0.17 $0.20 $0.13 $0.23 $0.10 $0.10
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Total Utilities

While utility charges are assumed to be separately metered and independently paid by the tenant,

modestutility charges are acknowledged to include building utilities during tenant turnover.

Total Utilities
Actual Budget JLL Comp1
2024 2025 Projection 1 2024
Total $57,207 $57,461 $87,818  $70,371
% of EGI 2.5% 2.7% 1.8% 2.3%
$/SF $0.13 $0.13 $0.20 $0.28

Repairs and Maintenance

Comp 2
2024
$9,660
0.5%
$0.06

Comp 3
2023
$80,446
2.0%
$0.19

Comp 4
2023
$27,670
0.9%
$0.08

All expenses incurred for the general repairs and maintenance of the building including common areas
and general upkeep. Repairs and maintenance expense includes elevator, HVAC, electrical and
plumbing, structural/roof, and other repairs and maintenance expense items.

Repairs and Maintenance

Actual Budget JLL Comp1

2024 2025 Projection 1 2024

Total $32,641 $25,068 $175,635 $178,297

% of EGI 1.4% 1.2% 3.7% 5.8%

$/SF $0.07 $0.06 $0.40 $0.71
Management

Comp 2
2024
$25,434
1.2%
$0.15

Comp 3
2023
$170,088
4.3%
$0.40

Comp 4
2023
$155,314
4.8%
$0.45

Management fees are considered an expense of operation, whether the services are contracted or
provided by the property owner. We estimate this expense at 4.0% of effective gross income, which is

typical for a property like the subject.

Management
Actual Budget JLL Comp1
2024 2025 Projection 1 2024
Total $91,811 $79,040 $190,976
% of EGI 4.0% 3.7% 4.0% 2.9%

General and Administrative

Comp 2
2024

$89,304 $104,412

5.1%

Comp 3
2023
$104,524
2.7%

Comp 4
2023
$96,137
3.0%

General and administrative may include staff wages and benefits, consulting expenses, miscellaneous

insurance, office supplies, audit fees, subscriptions, etc.

General and Administrative

Actual Budget JLL Comp1

2024 2025 Projection 1 2024

Total $35,847 $23,580 $21,954 $6,122

% of EGI 1.6% 1.1% 0.5% 0.2%
$/SF $0.08 $0.05 $0.05 $0.02
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Comp 2
2024
$9,511
0.5%
$0.06

Comp 3
2023
$20,717
0.5%
$0.05

Comp 4
2023
$10,364
0.3%
$0.03
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Income Annual Per SF
Base Rent $4,195,554 $9.56
Expense Reimbursements $830,120 $1.89
Potential Gross Income $5,025,674 $11.45
Vacancy & Collection Loss -$251,284 -$0.57
Effective Gross Income $4,774,391 $10.87
Expenses

Tax Expense $287,874 $0.66
Insurance $87,818 $0.20
Total Utilities $87,818 $0.20
Repairs and Maintenance $175,635 $0.40
Management 4% $190,976 $0.43
General and Administrative $21,954 $0.05
Total Expenses $852,075 $1.94
Net Operating Income $3,922,316 $8.93

Capitalization Rate

The capitalization rate is the factor that converts the stabilized net operating income (NOI) to a present
value. It is the ratio of net income to value or sale price.

NOI + Sale Price = Capitalization Rate
For example, if a property sells for $500,000, and has a stabilized NOI of $50,000, the indicated

capitalization rate is 10%.

Market Extracted Rates

The table below details capitalization rates extracted from the market.

Comparable Sale Capitalization Rates

o. Name

N

1 Virginia Port Logistics Park
2 401 Woodlake Drive

3 1337-1345 Taylor Farm Road Virginia Beach VA

Rentable
City State Area
Suffolk VA 348,500
Chesapeake VA 142,684
185,550

Year

Built Price Price Per RA Date

2022 $42,500,000
1982 $14,500,000
2005 $22,000,000

Occupancy
$122 12/20/24 100.00%
$102 8/22/24 100.00%
$119  7/22/24 86.05%

Average (Mean):
Median:

Cap
Rate
4.93%
5.54%
6.90%
5.79%
5.54%

As shown above, capitalization rates indicate a range of 4.93% to 6.90% for the subject. Comparables 2
and 3 are considered to be the best indicators of value, as they are most similar in physical characteristics
to the subject. Accordingly, based on the market extracted rates, a capitalization rate withing a range of
5.75% to 6.75% could be expected for the subject.

Band of Investment
This technique utilizes lender and real estate investor investment criteria to develop or synthesize a
capitalization rate. There are four key inputs necessary for this method:
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= The loan-to-value ratio (M)

= The mortgage interest rate (i)

= The loan term (n)

= The equity cap rate or equity dividend rate (RE)

Capitalization Rate Calculations

Capitalization Rate Variables

Mortgage Interest Rate 5.00%
Amortization Term (Years) 30
Loan To Value Ratio 75%
Debt Coverage Ratio 1.3
Equity Dividend Rate 6.75%

Band of Investment Analysis

Mortgage Constant Loan Ratio Contributions
0.0644 X 75% = 4.83%
Equity Dividend Rate Equity Ratio

6.75% X 25% = 1.69%

Band of Investment Capitalization Rate  6.52%

Debt Coverage Ratio Analysis
Loan to Value Ratio x Debt Coverage Ratio x Mortgage Constant
75% x 1.3 x.06442 = 6.28%

Debt Coverage Ratio Capitalization Rate  6.28%

Published Investor Surveys
The results of the most recent investor surveys are summarized in the following chart.

Recent Investor Survey Industrial Cap Rates

Property Type Source Period Cap Rate
Mid-Atlantic
24 Q4 Range 4.35% — 5.50%
Warehouse PWC
24 Q4 Average 5.08%

Based on the survey data, a capitalization rate within a range of 4.35% to 5.50% could be expected for
the subject.

Market Expert Interviews

The following map summarizes the capitalization rates for Class A industrial properties. According to
awarded transactions and investor feedback from JLL, capitalization rates in Richmond/Norfolk are
currently between 5.50% and 5.95%.
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National industrial Class A cap rate map @I

Saht Laka City

U.S. core Class A Industrial cap rates
As of 08/03/2024

“Figures based on curenty awarded transaction of estmated figures based on imvestor feediack
1

The following table summarizes the results of our interviews with investors and investment property
brokers who are active in the local market.

Market Expert Survey

Source Cap Rate
JLL Capital Markets 6.25% to 6.50%

Based on discussions with JLL Capital Markets, Class B industrial properties like the subject would trade
at capitalization rates near the high end of the reported range.

Capitalization Rate Conclusion
The following table summarizes the data from the previous capitalization rate analysis.

Capitalization Rate Reconciliation

Source Range Average Median
Market Extracted Rates 4.93% — 6.90% 5.79% 5.54%
Band of Investment 6.52% - -
Debt Coverage Ratio 6.28% - -
Published Investor Surveys 4.35% — 5.50% 5.08% -
Market Expert Interviews 6.25% — 6.50% 6.38% —

6.50%

JLL Projection

Based on the preceding analysis, we have concluded to a capitalization rate of 6.50%. Considering the
previously discussed factors, JLL Value & Risk Advisory’s Industrial Sector has concluded the following

as key factors in the Direct Capitalization Approach:
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= AsofJanuary 29, 2025, the Federal Reserve maintained the federal funds rate at 4.25% to 4.50%,
following a cumulative 100 basis points reduction over the last three meetings of 2024. Projections
now indicate only two additional 25 basis point cuts in 2025, totaling 50 basis points, a more
gradual easing than previously anticipated. This cautious approach reflects ongoing concerns
about inflation, which remains above the 2% target, and suggests that while borrowing costs may
decrease slightly, the environment will continue to influence investor expectations and

capitalization rate considerations.
Direct Capitalization Analysis Conclusion

Net operating income is divided by the capitalization rate to derive the stabilized value of the subject. The

fair value indication is then derived through the adjustments noted below.

Direct Capitalization

Premise Value
Fair Value February 28, 2025
Effective Gross Income $4,774,391
Expenses $852,075
Net Operating Income $3,922,316
Capitalization Rate 6.50%
Indicated Stabilized Value $60,343,321
Adjustments

Lease-Up Costs -$1,152,250

Below Market Rent -$4,610,460
Total Adjustments -$5,762,710
Indicated Fair Value $54,580,612

Rounded Fair Value $54,600,000

Adjustments to Value

The stabilized value must be adjusted to account for the costs associated with near-term lease rollover,
including potential downtime, tenant improvement allowances, and leasing commissions, as well as the
impact of below-market rents, which will require time to reset to market levels based on the remaining
lease terms. The following table shows the difference between the contract rent and the market rent. The
difference is discounted back at a discount rate of 8.25% in line with the general assumptions of our

discounted cash flow analysis.
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Above/(Below) Market Rent Analysis - Lease 1

Year 1 Year 2 Year 3
Tenant Name: RPM Warehouse, LLC Contract Rent
MLA: Warehouse Base Rent per SF $2.12 $2.17 $1.46
Square Feet: 245,445 Reimbursements per SF $1.73 $1.78 $1.23
Expiration Date: 10/31/2027 Total Gross Rent per SF $3.86 $3.95 $2.69
Months Remaining: 32
Year 1 Market Rent/SF: $9.50 Market Rent
Discount Rate: 8.25% Base Rent per SF $9.50 $9.79 $6.72
Remaining Contract Rent:  $1,411,761 Reimbursements per SF $1.73 $1.78 $1.23
Total Gross Rent per SF $11.23 $11.57 $7.94
Variance
Base Rent per SF -$7.38 -$7.62 -$5.26
Reimbursements per SF $0.00 $0.00 $0.00
Total Gross Rent per SF -$7.38 -$7.62 -$5.26

PV of Above/Below Rent: -$4,285,565

Total Gross Rent

-$1,810,592

Above/(Below) Market Rent Analysis - Lease 2

Tenant Name:

MLA:

Square Feet:

Expiration Date:

Months Remaining:
Year 1 Market Rent/SF:
Discount Rate:
Remaining Contract Rent:

-$1,870,121 -$1,290,087

Year 1
Transnational Foods, Inc.  [Contract Rent
Warehouse Base Rent per SF $5.35
169,425 Reimbursements per SF $1.15
10/31/2025 Total Gross Rent per SF $6.50
8
$9.50 Market Rent
8.25% Base Rent per SF $6.33
$905,773 Reimbursements per SF $1.15
Total Gross Rent per SF $7.49
Variance
Base Rent per SF -$0.99
Reimbursements per SF $0.00
Total Gross Rent per SF -$0.99

PV of Above/Below Rent:

-$154,506

Total Gross Rent
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Above/(Below) Market Rent Analysis - Lease 3

Tenant Name: Lighthouse Business Services, Inc.
MLA: Flex

Square Feet: 24,218

Expiration Date: 11/30/2026

Months Remaining: 21

Year 1 Market Rent/SF: $10.50

Discount Rate: 8.25%

Remaining Contract Rent:  $276,390

Year 1 Year 2

Contract Rent

Base Rent per SF $6.46 $4.95

Reimbursements per SF $1.35 $1.04

Total Gross Rent per SF $7.81 $6.00
Market Rent

Base Rent per SF $10.50 $8.11

Reimbursements per SF $1.73 $1.34

Total Gross Rent per SF $12.23 $9.45
Variance

Base Rent per SF -$4.04 -$3.16

Reimbursements per SF -$0.38 -$0.30

Total Gross Rent per SF -$4.43 -$3.45

Total Gross Rent

PV of Above/Below Rent: -$170,389
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Discounted Cash Flow Analysis

We use Argus Enterprise to develop a projection of periodic cash flows from the property over an
anticipated investment holding period based on leases in place and anticipated changes in market rent
and operating expenses. This analysis considers current market conditions and typical assumptions of
market participants concerning future trends as summarized in the following table.

Discounted Cash Flow Analysis - General Assumptions

Cash Flow Software Program Argus Enterprise
Analysis Start Date 3/1/2025
Holding Period (Yrs) 10
Discount Rate and Reversion Cap Rate Projection 1 Spread
Going-In Capitalization Rate 6.50% 25 bps
Reversion Capitalization Rate 6.75% 150 bps
Discount Rate 8.25%
Inflation Year 2 Year 3 Year 4 Year 5 Year 6 Thereafter
General Inflation Rate 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Market Inflation Rate 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Expense Inflation Rate 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
CPI Inflation Rate 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Absorption of Vacant Space
Total Gross Leasable Area (SF) 439,088
Vacant SF 0
# Months to Absorb 0
Vacancy & Collection Loss
Year 1 Year 2 Year 3 Year 4 Year 5 Thereafter
General Vacancy 4.0% 4.0% 4.0% 4.0% 4.0% 4.0%
Applied to: % of Potential Gross Revenue
Excluded Tenants: None
Collection Loss 1.0% 1.0% 1.0% 1.0% 1.0% 1.0%
Applied to: % of Potential Gross Revenue
Excluded Tenants: None
Argus General Vacancy Adjustments
Applied to revenue net of absorption & turnover vacancy? Yes

General vacancy reduced by absorption & turnover vacancy?  Yes
Capital Expenditures

Reserves/SF $0.15

Reserves Deducted Below NOI? Yes

Reversion Analysis Factors

Vacancy/Collection Loss Treatment 4.0% Lag Vacancy
Selling Expenses 2.0%

Our analysis also considers market lease terms, analyzed previously, as well as assumptions regarding
leasing commissions and the probability of existing tenants renewing their leases. This information is
detailed in the following tables.

Concluded Market Leasing Assumptions

Market Lease Term Free Rent TISF  TISF Renewal LC Months
Space Type SF Rent Measure Rent Escalations Lease Type (Mos.) (Mos.) New Renew Probability LC New Renewal Downtime
Warehouse 414,870 $9.50 $/SF/Year 3.00% Per Year Triple Net 63 21 $3.00 $1.00 70% 6.00% 3.00% 9
Flex 24,218 $10.50 $/SF/Year 3.00% Per Year Triple Net 63 21 $5.00 $1.00 70% 6.00% 3.00% 9

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 80



201 West Dexter Street Real Estate Appraisal

Leasing Commissions

Leasing commissions in the area are typically paid on a percentage basis. Based on our conversations
with local market participants, we have utilized leasing commissions of 6.00% for new tenants and 3.00%
for renewal tenants.

Tenant Improvement Allowance

Based on discussions with market participants, tenant improvement allowances are typical within the
market. Within our analysis, we have assumed the following tenant improvement allowances for each
space type:

= For the larger warehouse spaces, we have assumed a tenant improvement allowance of $3.00
per square foot for new leases and $1.00 per square foot for renewals.

= For the two smaller buildings that are considered to be one flex suite, we have assumed a tenant
improvement allowance of $5.00 per square foot for new leases and $1.00 per square foot for
renewals.

Renewal Probability

A 70% renewal probability has been applied to our market leasing assumptions for each space type. We
note that the suite for Transnational Foods, Inc. is being marketed for leased. Based on discussions with
this tenant, twice the current space is needed for inventory. Further, the tenant is planning to vacate if a
larger space is available. Therefore, a 50% renewal probability has been applied to this tenant.

Replacement Reserves

This expense category accounts for the cost of periodic replacement of capital items such as the roof
and HVAC system. We estimate this expense at $0.15 per square foot.

Discount Rate and Reversion Capitalization Rate Selection

Current survey data indicates a range of reversion capitalization rates of 4.75% to 6.25%, with an average
of 5.60%, for the regional warehouse sector. The average spread between the going-in and reversion
rates is 52 basis points, and in general, reversion rates are typically 25 to 100 basis points greater than
going-in rates. The indicated range for discount rates is 5.75% to 9.00%, with an average of 7.20%. The
average spread between reversion capitalization rates and discount rates is 160 basis points.

Investor Survey 2024 Q4 Industrial Statistics

Market Rent Expense
Property Type Discount Rate Exit Cap Rate Growth Rate Growth Rate
Mid-Atlantic
Range 5.75% —9.00% 4.75% —6.25% 0.00% —5.00% 0.00% — 5.00%
Warehouse

Average 7.20% 5.60% 2.90% 2.65%

Source: PWC Real Estate Investor Survey.

The concluded reversion capitalization rate and discount rates are 6.75%, and 8.25%, respectively. This
represents a spread of 150 bps, which is consistent with investor surveys. This represents a spread of
125 bps, which is consistent with investor surveys. Considering the previously discussed factors, JLL
Value & Risk Advisory’s Industrial Sector has concluded the following as key factors in the Discounted
Cash Flow Approach:
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= Since market participants believe that capitalization rates are at a high and that the Federal
Reserve is likely to continue to drop rates, investors are highly focused on the spreads between
going-in and exit capitalization rates. Most are quoting spreads between zero and 25 basis points
(if a property is leased at market). This spread can widen if a property has a significant mark-to-
market opportunity in the first 2 to 3 years of the hold.

= Investors are also focused on returns over the holding period. Market sentiment varies by market,
but a focus on positive leverage in the first three years is still important for most. Generally,
investors are solving to a 7.0+ percent return by year three, though there can be variances based
on the investment thesis, asset, and buyer.

= Rent growth is also a key factor, particularly in estimating an appropriate discount rate. In the
absence of data points, we have considered the following build-up method of a discount rate,
using the 60-day average UST as a starting point. Investors expect returns to be related to the
compound annual rent growth over the holding period. This is not a one-to-one correlation;
instead, it is usually lower. The following chart shows implied discount rates at various correlation
levels (33% of the compound annual rent growth, 50% of compound annual rent growth, and
100% of compound annual rent growth).

Discount Rate Support

1/3 Implied 1/2 Implied 10Yr. Implied Implied DCR

OAR  Spread (bps) TCR 10 Yr. RG DCR 10Yr.RG DCR RG DCR Range
60-Day Avg 10-YR UST Mar-25 4.52%
Top Tier Market 1.50% 7.03%
Normalized Class A Cap Rate 6.02% 0.25% 6.25% 1.03% 7.03% 1.55% 7.55% 3.10% 9.10% to
Rounded 6.00% 9.10%
2nd Tier Market 2.00% 7.50%
Normalized Class A Cap Rate 6.52% 0.25% 6.75% 1.00% 7.50% 1.50% 8.00% 3.00% 9.50% to
Rounded 6.50% 9.50%
3rd Tier Market 2.50% 8.00%
Normalized Class A Cap Rate 7.02% 0.50% 7.50% 1.00% 8.00% 1.50% 8.50% 3.00%  10.00% to
Rounded 7.00% 10.00%
4th Tier Market 3.00% 8.30%
Normalized Class A Cap Rate 7.52% 0.50% 8.00% 0.83% 8.33% 1.25% 8.75% 2.50%  10.00% to
Rounded 7.50% 10.00%

1st Tier Market: 3rd Tier Market:
LA, IE, SFBA, Seattle, Chicago Infill, Baltimore/DC, Dallas at DFW, NNJ, S. Florida Salt Lake, Reno, Indy, Columbus, Cincy, Memphis, Louisville, Boston
2nd Tier Market: 4th Tier Market:

Portland, Vegas, Phoenix, Denver, Dallas, Philly, Nashville, Chicago Suburbs, E. Penn, Charlotte, Atlanta, Orlando Pittsburgh, Greenville, Shreveport

The following tables show the projected cash flows and present value calculations. Based on the model’s
present value indication, the NOI return in Year 1 is 2.18%, while the return on cash is 0.90%. Over the
holding period the compound annual growth rate (CAGR) for the cash flows is 26.70% per year. Based
on a gross reversion sale price of $76,450,225, the subject's compounded annual appreciation rate is
3.73% over the holding period.
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Cash Flow: Fair Value

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11
Feb-2026 Feb-2027 Feb-2028 Feb-2029 Feb-2030 Feb-2031 Feb-2032 Feb-2033 Feb-2034 Feb-2035 Feb-2036 Total CAGR
Rental Revenue
Potential Base Rent $1,817,892 $2,330,595 $3,115,386 $4,537,637 $4,667,397 $4,807,418 $4,993,624 $5,106,679 $5,247,966 $5,361,098 $5,521,931  $47,507,623 11.75%
Lost Absorption / Turnover Rent -$402,384 -$65,479 -$824,577 -$212,328 $0 $0 -$480,468 -$70,740 -$738,441 $0 $0  -$2,794,417 -
Free Rent -$134,128 -$40,238 -$29,226 -$318,493 $0 $0 -$208,203 -$30,654 -$319,991 $0 $0  -$1,080,932 -
Scheduled Base Rent $1,281,379 $2,224,877 $2,261,584 $4,006,816 $4,667,397 $4,807,418 $4,304,953 $5,005,286 $4,189,534 $5,361,098 $5,521,931  $43,632,274 15.73%
Total Rental Revenue $1,281,379 $2,224,877 $2,261,584 $4,006,816 $4,667,397 $4,807,418 $4,304,953 $5,005,286 $4,189,534 $5,361,098 $5,521,931  $43,632,274 15.73%
Other Tenant Revenue
Expense Recoveries $678,026 $801,027 $684,556 $896,758 $983,517 $1,013,023 $924,018 $1,058,408 $918,358 $1,138,203 $1,172,349  $10,268,244 5.63%
Total Other Tenant Revenue $678,026 $801,027 $684,556 $896,758 $983,517 1,013,023 $924,018 $1,058,408 $918,358 1,138,203 1,172,349 $10,268,244 5.63%
Total Tenant Revenue $1,959,405 $3,025,904 $2,946,140 $4,903,575 $5,650,914 5,820,441 $5,228,971 $6,063,694 $5,107,892 6,499,302 6,694,281  $53,900,518 13.07%
Potential Gross Revenue $1,959,405 $3,025,904 $2,946,140 $4,903,575 $5,650,914 $5,820,441 $5,228,971 $6,063,694 $5,107,892 6,499,302 6,694,281  $53,900,518 13.07%
Vacancy & Credit Loss
Vacancy Allowance $0 -$58,176 $0 $0 -$226,037 -$232,818 $0 -$174,638 $0 -$259,972 -$267,771 -$1,219,411
Credit Loss -$19,594 -$30,259 -$29,461 -$49,036 -$56,509 -$58,204 -$52,290 -$60,637 -$51,079 -$64,993 -$66,943 -$539,005
Total Vacancy and Credit Loss -$19,594 -$88,435 -$29,461 -$49,036 -$282,546 -$291,022 -$52,290 -$235,275 -$51,079 -$324,965 -$334,714  -$1,758,416
Effective Gross Revenue $1,939,811 $2,937,469 $2,916,679 $4,854,539 $5,368,368 $5,529,419 $5,176,681 $5,828,419 $5,056,813 $6,174,337 $6,359,567  $52,142,102 12.61%
Operating Expenses
Tax Expense $287,874 $296,510 $305,406 $314,568 $324,005 $333,725 $343,737 $354,049 $364,670 $375,611 $386,879 $3,687,034 3.00%
Insurance $87,818 $90,452 $93,166 $95,961 $98,839 $101,805 $104,859 $108,005 $111,245 $114,582 $118,020 $1,124,750 3.00%
Total Utilities $87,818 $90,452 $93,166 $95,961 $98,839 $101,805 $104,859 $108,005 $111,245 $114,582 $118,020 $1,124,750 3.00%
Repairs and Maintenance $219,544 $226,130 $232,914 $239,902 $247,099 $254,512 $262,147 $270,011 $278,112 $286,455 $295,049 $2,811,875 3.00%
Management $77,592 $117,499 $116,667 $194,182 $214,735 $221,177 $207,067 $233,137 $202,273 $246,973 $254,383 $2,085,684 12.61%
General and Administrative $21,954 $22,613 $23,291 $23,990 $24,710 $25,451 $26,215 $27,001 $27,811 $28,646 $29,505 $281,187 3.00%
Total Operating Expenses $782,600 $843,657 $864,610 $964,563 $1,008,227 $1,038,474 $1,048,883 $1,100,207 $1,095,355 $1,166,849 $1,201,854  $11,115,280 4.38%
Net Operating Income $1,157,211 $2,093,812 $2,052,069 $3,889,976 $4,360,141 $4,490,945 $4,127,798 $4,728,212 $3,961,458 $5,007,488 $5,157,712  $41,026,822
Leasing Costs
Tenant Improvements $271,080 $0 $56,524 $536,409 $0 $0 $323,684 $47,656 $497,476 $0 $0 $1,732,829 -
Leasing Commissions $344,657 $0 $57,768 $627,629 $0 $0 $411,539 $60,591 $632,502 $0 $0 $2,134,686 -
Total Leasing Costs $615,737 $0 $114,292 $1,164,038 $0 $0 $735,222 $108,247 $1,129,977 $0 $0 $3,867,514 -
Capital Expenditures
Replacement Reserves $65,863 $67,839 $69,874 $71,970 $74,130 $76,354 $78,644 $81,003 $83,434 $85,937 $88,515 $843,562 3.00%
Total Capital Expenditures $65,863 $67,839 $69,874 $71,970 $74,130 $76,354 $78,644 $81,003 $83,434 $85,937 $88,515 $843,562 3.00%
Total Leasing & Capital Costs $681,600 $67,839 $184,167 $1,236,008 $74,130 $76,354 $813,866 $189,251 $1,213,411 $85,937 $88,515 $4,711,077 -18.46%

Cash Flow Before Debt Service $475,611 $2,025,973 $1,867,902 $2,653,968 $4,286,011 $4,414,592 $3,313,931 $4,538,961 $2,748,047 $4,921,551 $5,069,198  $36,315,745

Return on NOI 8.47% 7.79% 8.92% 9.45%
Return on Cash Flows 8.33% 6.25% 8.56% 9.29%

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 83



Present Value: Fair Value

201 West Dexter Street Real Estate Appraisal

Cash Flow P.V.of Cash P.V.of Cashi P.V.of Cashi P.V.of Cash P.V.of Cash

Before Debt Flow @ Flow @ Flow @ Flow @ Flow @

Analysis Period Period Ending Service 7.25% 7.75% 8.25% 8.75% 9.25%
Year 1 Feb-2026 $475,611 $443,460 $441,402 $439,363 $437,343 $435,342
Year 2 Feb-2027  $2,025,973 $1,761,323 $1,745,014 $1,728,931 $1,713,070 $1,697,425
Year 3 Feb-2028  $1,867,902 $1,514,127 $1,493,146 $1,472,551 $1,452,333 $1,432,484
Year 4 Feb-2029  $2,653,968 $2,005,887 $1,968,913 $1,932,787 $1,897,486 $1,862,987
Year 5 Feb-2030  $4,286,011 $3,020,416 $2,950,984 $2,883,459 $2,817,779 $2,753,887
Year 6 Feb-2031 $4,414,592 $2,900,726 $2,820,895 $2,743,615 $2,668,793 $2,596,342
Year 7 Feb-2032  $3,313,931 $2,030,310 $1,965,271 $1,902,603 $1,842,208 $1,783,994
Year 8 Feb-2033  $4,538,961 $2,592,854 $2,498,149 $2,407,317 $2,320,184 $2,236,583
Year 9 Feb-2034  $2,748,047 $1,463,688 $1,403,682 $1,346,397 $1,291,697 $1,239,456
Year 10 Feb-2035  $4,921,551 $2,444,156 $2,333,078 $2,227,527 $2,127,205 $2,031,831
Totals $31,246,547  $20,176,947 $19,620,534; $19,084,550! $18,568,099 $18,070,330
Property Resale @ 6.75% Cap Rate $74,921,220 $37,207,615 $35,516,655; $33,909,844! $32,382,635 $30,930,745

Total Unleveraged P.V.
Total Unleveraged P.V. per SF

Annually Compounded Appreciation Rate
*Results displayed are based on forecast data only

$57,384,562
$130.69
2.91%
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$55,137,189

$125.57
3.32%

$52,994,394

$120.69
3.73%

$50,950,734
$116.04
4.14%

$49,001,075
$111.60
4.55%
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Value Indication
The income capitalization approach results in the following value indication.

Income Capitalization Approach - Indicated Value

Method Fair Value
Direct Capitalization $54,600,000
Discounted Cash Flow $53,000,000
Reconciled Value $53,000,000
Rounded $53,000,000
Per SF $120.70

The discounted cash flow analysis is given greater weight since it better accounts for the impact of an
irregular cash flow pattern on value, and is the method more often relied upon by investors in this property

type.
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Final Reconciliation

The process of reconciliation involves the analysis of each approach to value. The quality of data applied,
the significance of each approach as it relates to market behavior and defensibility of each approach are
considered and weighed. Finally, each is considered separately and comparatively with each other.

Based on the preceding valuation analysis and subject to the definitions, assumptions, and limiting
conditions expressed in the report, our value opinion follows:

Value Indications
Summary of Value Indications

Fair Value
Cost Approach Not Utilized
Sales Comparison Approach $51,300,000
Income Capitalization Approach $53,000,000
Reconciled $53,000,000

Cost Approach

The cost approach is most reliable for newer properties that have no significant amount of accrued
depreciation. The cost approach is not applicable due to the age and condition of the improvements and
noting the difficulty in estimating the physical depreciation. Further, market participants do not rely on this
approach for properties like the subject. The omission of this approach does not impact the credibility of
the results of this analysis.

Sales Comparison Approach

The sales comparison approach is most reliable in an active market when an adequate quantity and
quality of comparable sales data are available. In addition, it is typically the most relevant method for
owner-user properties, because it directly considers the prices of alternative properties with similar utility
for which potential buyers would be competing. The analysis and adjustment of the sales provides a
reasonably narrow range of value indications. Nonetheless, it does not directly account for the income
characteristics of the subject. Therefore, this approach is given secondary weight.

Income Approach

The income capitalization approach is usually given greatest weight when evaluating investment
properties. The value indication from the income capitalization approach is supported by market data
regarding income, expenses and required rates of return. An investor is the most likely purchaser of the
appraised property, and a typical investor would place greatest reliance on the income capitalization
approach. For these reasons, the income capitalization approach is given greatest weight in the
conclusion of value.

Value Conclusion
Based on the data and analyses developed in this appraisal, we have reconciled to the following value
conclusion(s), subject to the Limiting Conditions and Assumptions of this appraisal.

Appraisal Premise Interest Appraised Date of Value Value Conclusion
Fair Value Leased Fee February 28, 2025 $53,000,000
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Extraordinary Assumptions & Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment results. An
extraordinary assumption is an assignment-specific assumption as of the effective date regarding uncertain information
used in the analysis which, if found to be false, could alter the appraiser’s opinions of conclusions.

1. None.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A
hypothetical condition is a condition, directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purpose of analysis.

1. None.

Exposure Time

Exposure time is the length of time the subject would have been exposed for sale in the market had it
sold on the effective valuation date at the concluded market value. Exposure time is always presumed to
precede the effective date of the appraisal. Based on our review of recent sales transactions for similar
properties and our analysis of supply and demand in the regional industrial market, it is our opinion that
the probable exposure time for the subject at the concluded market value stated previously is 3 - 6
months.

Marketing Time

Marketing time is an estimate of the amount of time it might take to sell a property at the concluded market
value immediately following the effective date of value. Given the market uncertainty and volatility,
marketing times are currently difficult to predict. It is our opinion that a reasonable marketing period for
the subject is likely to be the same as the exposure time. Accordingly, we estimate the subject’s marketing
period at 3 - 6 months.

Our estimate is supported by the following national investor survey data.

Investor Survey 2024 Q4 Industrial Marketing Time

Property Type Marketing Time
Mid-Atlantic
Range 0.0-12.0
Warehouse
Average 4.0

Source: PwC Real Estate Investor Survey.
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Limiting Conditions and Assumptions

1.

10.

All reports and work product we deliver to you (collectively called “report”) represent an opinion
of value, based on historical information and forecasts of market conditions. Actual results may
vary from those forecasted in the report. There is no guaranty or warranty that the opinion of value
reflects the actual value of the property.

The conclusions stated in our report apply only as of the effective date of the appraisal, and no
representation is made as to the effect of subsequent events. Assessed values may change
significantly and unexpectedly over short periods. We are not liable for any conclusions in the
report that may be different if there are subsequent changes in value. We are not liable for loss
relating to reliance upon our report more than three months after its date.

There may be differences between projected and actual results because events and
circumstances frequently do not occur as predicted, and those differences may be material. We
are not liable for any loss arising from these differences.

We are not obligated to predict future political, economic or social trends. We assume no
responsibility for economic factors that may affect or alter the opinions in the report if the economic
factors were not present as of the date of the letter of transmittal accompanying the report.

The report reflects an appraisal of the property free of any liens or encumbrances unless
otherwise stated.

We assume responsible ownership and competent property management.

The appraisal process requires information from a wide variety of sources. We have assumed
that all information furnished by others is correct and complete, up to date and can be relied upon,
but no warranty is given for its accuracy. We do not accept responsibility for erroneous information
provided by others. We assume that no information that has a material effect on our appraisal has
been withheld.

We assume the following, unless informed to the contrary in writing: Each property has a good
and marketable title. All documentation is satisfactorily drawn and that there are no
encumbrances, restrictions, easements or other adverse title conditions, which would have a
material effect on the value of the interest under consideration. There is no material litigation
pending involving the property. All information provided by the Client, or its agents, is correct, up
to date and can be relied upon. We are not responsible for considerations requiring expertise in
other fields, including but not limited to: legal descriptions, interpretation of legal documents and
other legal matters, geologic considerations such as soils and seismic stability, engineering, or
environmental and toxic contaminants. We recommend that you engage suitable consultants to
advise you on these matters.

We assume that all engineering studies are correct. The plot plans and illustrative material in the
report are included only to help the reader visualize the property.

We assume that there are no hidden or unapparent conditions of the property, subsoil or
structures that render it more or less valuable. We are not responsible for such conditions or for
obtaining the engineering studies that may be required to discover them.
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11. We assume that the property is in full compliance with all applicable federal, state, and local
environmental regulations and laws unless the lack of compliance is stated, described, and
considered in the report. We have not made or requested any environmental impact studies in
conjunction with the report. We reserve the right to revise or rescind any opinion of value that is
based upon any subsequent environmental impact studies. If any environmental impact statement
is required by law, the report assumes that such statement will be favorable and will be approved
by the appropriate regulatory bodies.

12. Unless otherwise stated in the report, you should assume that we did not observe any hazardous
materials on the property. We have no knowledge of the existence of such materials on or in the
property; however, we are not qualified to detect such substances, and we are not providing
environmental services. The presence of substances such as asbestos, urea-formaldehyde foam
insulation and other potentially hazardous materials may affect the value of the property. Our
report assumes that there is no such material on or in the property that would cause a loss in
value. We do not assume responsibility for such conditions or for any expertise or engineering
knowledge required to discover them. We encourage you to retain an expert in this field, if desired.
We are not responsible for any such environmental conditions that exist or for any engineering or
testing that might be required to discover whether such conditions exist. We are not experts in
the field of environmental conditions, and the report is not an environmental assessment of the
property.

13. We may have reviewed available flood maps and may have noted in the report whether the
property is generally located within or out of an identified Special Flood Hazard Area. However,
we are not qualified to detect such areas and therefore do not guarantee such determinations.
The presence of flood plain areas and/or wetlands may affect the value of the property. Any
opinion of value we include in our report assumes that floodplain and/or wetlands interpretations
are accurate.

14. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made
a specific survey or analysis of the property to determine whether it is in compliance with the ADA.
We claim no expertise in ADA issues and render no opinion regarding compliance of the property
with ADA regulations.

15. We assume that the property conforms to all applicable zoning and use regulations and
restrictions unless we have identified, described and considered a non-conformity in the report.

16. We assume that all required licenses, certificates of occupancy, consents, and other legislative
or administrative authority from any local, state, or national government or private entity or
organization have been or can be obtained or renewed for any use on which the opinion of value
contained in the report is based.

17. We assume that the use of the land and improvements is confined within the boundaries or
property lines of the property described and that there is no encroachment or trespass unless
noted in the report.

18. We have not made any investigation of the financial standing of actual or prospective tenants
unless specifically noted in the report. Where properties are valued with the benefit of leasing, we
assume, unless we are informed otherwise, that the tenants are capable of meeting their financial
obligations under the leases, all rent and other amounts payable under the leases have been paid
when due, and that there are no undisclosed breaches of the leases.
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We did not conduct a formal survey of the property and assume no responsibility for any survey
matters. The Client has supplied the spatial data, including sketches and/or surveys included in
the report, and we assume that data is correct, up to date and can be relied upon.

Unless otherwise stated, the opinion of value included in our report excludes any additional value
attributable to goodwill, or to fixtures and fittings which are only of value, in situ, to the present
occupier. We have made no allowance for any plant, machinery or equipment unless they form
an integral part of the building and would normally be included in a sale of the building. We do not
normally carry out or commission investigations into the capacity or condition of services being
provided to the property. We assume that the services, and any associated controls or software,
are in working order and free from defect. We also assume that the services are of sufficient
capacity to meet current and future needs.

In the case of property where construction work is in progress, such as refurbishment or repairs,
or where developments are in progress, we have relied upon cost information supplied to us by
the Client or its appointed experts or upon industry accepted cost guides. In the case of property
where construction work is in progress, or has recently been completed, we do not make
allowance for any liability already incurred, but not yet discharged, in respect of completed work,
or obligations in favor of contractors, subcontractors or any members of the professional or design
team. We assume the satisfactory completion of construction, repairs or alterations in a
workmanlike manner.

Any allocation in the report of value between the land and the improvements applies only under
the stated program of utilization. The separate values allocated to the land and buildings must not
be used in conjunction with any other appraisal and are invalid if so used.

The report is confidential to the party to whom it is addressed, and those other intended users
specified in the report for the specific purpose to which it refers. Use of the report for any other
purpose or use by any party not identified as an intended user of the report without our prior
written consent is prohibited, and we accept no responsibility for any use of the report in violation
of the terms of this Agreement.

We are not required to testify or provide court-related consultation or to be in attendance in court
unless we have agreed to do so in writing.

Neither the whole report, nor any part, nor reference thereto, may be published in any manner
without our prior written approval.

We may rely on, and will not verify, the accuracy and sufficiency of documents, information and
assumptions provided to it by the Client or others. We will not verify documents, information and
assumptions derived from industry sources or that JLL or its affiliates have prepared in the regular
course of business. We are not liable for any deficiency in the report arising from the inaccuracy
or insufficiency of such information, documents and assumptions. However, our report will be
based on our professional evaluation of all such available sources of information.

JLL IS NOT LIABLE TO ANY PERSON OR ENTITY FOR LOSS OF PROFITS,
CONSEQUENTIAL, PUNITIVE, EXEMPLARY OR SIMILAR DAMAGES IN CONNECTION WITH
THIS AGREEMENT. IN NO EVENT SHALL THE LIABILITY OF JLL AND ITS AFFILIATES IN
CONNECTION WITH THIS AGREEMENT EXCEED THE FEE PAID TO JLL HEREUNDER.
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28. Unless expressly advised to the contrary, we assume that appropriate insurance coverage is and
will continue to be available on commercially acceptable terms.

29. We assume that no material changes in any applicable federal, state or local laws, regulations or
codes (including, without limitation, the Internal Revenue Code) are anticipated.

30. This report is subject to the following Extraordinary Assumptions and Hypothetical Conditions:

Extraordinary Assumptions & Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment results. An
extraordinary assumption is an assignment-specific assumption as of the effective date regarding uncertain information
used in the analysis which, if found to be false, could alter the appraiser’s opinions of conclusions.

1. None.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A
hypothetical condition is a condition, directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purpose of analysis.

1. None.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved. 91



@)JILL 4.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.




Value and Risk Advisory

Current Responsibilities

Katelyn Drosnock serves as Executive Director under the National
Heads of the Industrial Sector and the Infrastructure Sector for JLL
Value & Risk Advisory in the United States. In this role, she assists in
driving growth, enhancing the customer experience, and providing
value to clients. The JLL Industrial Sector for Value & Risk Advisory
conducts assignments across a broad spectrum of property types,
including manufacturing, warehouse/distribution centers, cold
storage, food/beverage processing facilities, truck terminals, R&D
and life science, industrial yards, business parks, and airport-
related facilities.

Katelyn specializes in appraisals, portfolio valuations, and market
feasibility studies. She also has experience with LIHTC, LERTA,
Optional County Affordable Housing Funds (Act 137), HAP
contracts, and Yellow Book, as well as other federal, state, and/or
county-based tax incentives and tax abatement programs,
including Fannie Mae and Freddie Mac loan requirements,
RACP, and PHFA Tax Credit/PennHOMES applications.

Experience

Before joining JLL, Katelyn was the Managing Director of Bowery
Valuation’s Pennsylvania office for two years. She previously
worked for Newmark’s Valuation & Advisory group focusing on
industrial and logistics development since 2017, when the firm
acquired six affiliate offices of Integra Realty Resources. She started
with Integra in 2014. Katelyn’s clients have included life insurance
companies and pension fund advisors; banks, mortgage lenders
and other financial institutions; real estate developers and
investors; law firms; businesses; and government agencies. She has
assisted them with, or performed on their behalf, valuations for tax
appeals, condemnation purposes, financing, equity participation
and due diligence support.

JLL Valuation & Advisory Services, LLC. is the entity submitting this response. Itis an indirect subsidiary of Jones Lang LaSalle
Incorporated. Use of the terms ‘Jones Lang LaSalle’ and first person pronouns may refer to either entity or both.

@)JLL

Katelyn Drosnock, MRICS

Executive Director, Valuation Advisory - Americas
+1 610762 4977
katelyn.drosnock@ijll.com

Affiliations

Appraisal Institute, Candidate for Designation
Appraisal Institute, Director & University Relations Co-
Chair, Philadelphia Chapter

Royal Institution of Chartered Surveyors, MRICS
Designated Member

Urban Land Institute (ULI), member

Building Industry Association (BIA) of Philadelphia,
member

NAIOP Commercial Real Estate Development
Association, member

ICIS (Innovating Commerce Serving Communities),
member

The Traffic Club of the Lehigh Valley, member
Center City Business Association, member

Certified General Real Estate Appraiser in the
following States:

District of Columbia ¢ Kentucky

Maryland « Connecticut
New Jersey * New Hampshire
New York

Pennsylvania
South Carolina
Virginia

jll.com/value



T T T el - A L RO TOT L W U e T

IWEALTH of

| COMMO! VIRGINIA i
; o Department of Professional and Occupational Regulation k
| 9960 Mayland Drive, Suite 400, Richmond, VA 23233 NUMBER )
06-30-2026 Telephone: (804) 367-8500 R X f
| 5 i

REAL ESTATE APPRAISER BOARD

CERTIFIED GENERAL REAL ESTATE APPRAISER | fi

KATELYN JEAN DROSNOCK !!! “ \ |

.

[T

DPOR-LIC (02/2017)



Value and Risk Advisory (@ J LL

Patrick Adams

Director, Value and Risk Advisory - Americas
+1248 310 2747
patrick.adams@jll.com

Current responsibilities Education

Patrick Adams serves as Director under the National » University of Miami, Bachelor of Business Administration:
Industrial Sector Lead for JLL Value and Risk Advisory in Marketing and Management

the United States. In this role, he assists in driving + Johns Hopkins University, Master of Business Administration:
growth, enhancing the customer experience, and Real Estate and Finance

providing value to clients. The JLL Industrial Sector for
Value and Risk Advisory conducts assignments across a

broad spectrum of property types, including Certified General Real Estate Appraiser in the
manufacturing, warehouse/distribution centers, cold

following States:
storage, food/beverage processing facilities, truck g
terminals, R&D and life science, industrial vards,
business parks, and airport-related facilities. * District of Columbia
* Maryland
Experience + New Jersey

* Pennsylvania
Before joining JLL, Mr. Adams was Senior Associate at

Bowery Valuation. Before joining Bowery Valuation, Mr. * Virginia
Adams was Senior Analyst at Comerica Bank.

JLL Valuation & Advisory Services, LLC. is the entity submitting this re

ncorporated. Use of the terms ‘Jones Lang LaSalle’ and first person

es Lang LaSalle

onse. ItIsan indirect sw;swdwm, O

jll.com/value

onouns may refer to either e




T eweEson g Y
4001018528

i

08-30- 2025 Teies
{

REAL ESTATE APPRAISER BOARD
ERAL REAL ESTATE APPRAISER

CERTIFIED GEN

PATRICK CONNER ADAMS
875 10TH S7 MW APT 721

WASHINGTON, DC 20001

e L G

Staniay e e werBied 37 LN Meenin oo WOgRTe PO
S e

TEE BEEONSE BT FOR SR BUES A0 ST




@)JILL 4.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.




201 West Dexter Street Real Estate Appraisal

Definitions

The source of the following definitions is the Appraisal Institute, The Dictionary of Real Estate Appraisal,
7th ed. (Chicago: Appraisal Institute, 2022), unless otherwise noted.

Amenity

A tangible or intangible benefit of real property that enhances its attractiveness or increases the
satisfaction of the user. Natural amenities may include a pleasant location near water or a scenic view of
the surrounding area; man-made amenities include swimming pools, tennis courts, community buildings,
and other recreational facilities.

As Is Market Value

The estimate of the market value of real property in its current physical condition, use, and zoning as of
the appraisal date.

Class of Apartment Property

For the purposes of comparison, apartment properties are grouped into three classes. These classes
represent a subjective quality rating of buildings, which indicates the competitive ability of each building
to attract similar types of tenants. Combinations of factors such as rent, building finishes, system
standards and efficiency, building amenities, location/accessibility, and market perception are used as
relative measures.

Class A apartment properties are the most prestigious properties competing for the premier apartment
tenants, with rents above average for the area. Buildings have high-quality standard finishes, architectural
appeal, state-of-the-art systems, exceptional accessibility, and a definite market presence.

Class B apartment properties compete for a wide range of users, with rents in the average range for the
area. Class B buildings do not compete with Class A buildings at the same price. Building finishes are
fair to good for the area, and systems are adequate.

Class C apartment properties compete for tenants requiring functional space at rents below the average
for the area. Class C buildings are generally older, and are lower in quality and condition.

(Adapted from “Class of Office Building” in The Dictionary of Real Estate Appraisal.)

Deferred Maintenance

Needed repairs or replacement of items that should have taken place during the course of normal
maintenance.

Depreciation
A loss in property value from any cause; the difference between the cost of an improvement on the
effective date of the appraisal and the market value of the improvement on the same date.

Discounted Cash Flow (DCF) Analysis

The procedure in which a discount rate is applied to a set of projected income streams and a reversion.
The analyst specifies the quantity, variability, timing, and duration of the income streams and the quantity
and timing of the reversion, and discounts each to its present value at a specified yield rate.
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Disposition Value
The most probable price that a specified interest in real property should bring under the following

conditions:

Consummation of a sale within a future exposure time specified by the client.

The property is subjected to market conditions prevailing as of the date of valuation.

Both the buyer and seller are acting prudently and knowledgeably.

The seller is under compulsion to sell.

The buyer is typically motivated.

Both parties are acting in what they consider to be their best interests.

An adequate marketing effort will be made during the exposure time specified by the client.

® N O Ok N

Payment will be made in cash in U.S. dollars or in terms of financial arrangements comparable
thereto.

9. 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.

10. This definition can also be modified to provide for valuation with specified financing terms.

Effective Date of Appraisal

The date to which the appraiser’s analyses, opinions, and conclusions apply; also referred to as date of
value.

Entrepreneurial Profit

A market-derived figure that represents the amount an entrepreneur receives for his or her contribution
to a project and risk; the difference between the total cost of a property (cost of development) and its
market value (property value after completion), which represents the entrepreneur’s compensation for
the risk and expertise associated with development. An entrepreneur is motivated by the prospect of
future value enhancement (i.e., the entrepreneurial incentive). An entrepreneur who successfully creates
value through new development, expansion, renovation, or an innovative change of use is rewarded by
entrepreneurial profit. Entrepreneurs may also fail and suffer losses.

In economics, the actual return on successful management practices, often identified with coordination,
the fourth factor of production following land, labor, and capital; also called entrepreneurial return or
entrepreneurial reward.

Excess Land; Surplus Land

Excess Land: Land that is not needed to serve or support the existing improvement. The highest and
best use of the excess land may or may not be the same as the highest and best use of the improved
parcel. Excess land may have the potential to be sold separately and is valued independently.

Surplus Land: Land that is not currently needed to support the existing improvement but cannot be
separated from the property and sold off. Surplus land does not have an independent highest and best
use and may or may not contribute value to the improved parcel.
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Exposure Time

An opinion, based on supporting market data, of the length of time that the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal.

Extraordinary Assumption
An assignment-specific assumption as of the effective date regarding uncertain information used in the
analysis which, if found to be false, could alter the appraiser’s opinions of conclusions.

Fee Simple Estate
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power, and escheat.

Floor Area Ratio (FAR)

The relationship between the above-ground floor area of a building, as described by the building code,
and the area of the plot on which it stands; in planning and zoning, often expressed as a decimal, e.g., a
ratio of 2.0 indicates that the permissible floor area of a building is twice the total land area.

Gross Building Area (GBA)
Total floor area of a building, excluding unenclosed areas, measured from the exterior of the walls of the
above-grade area. This includes mezzanines and basements if and when typically included in the region.

Highest and Best Use

The reasonably probable and legal use of vacant land or an improved property that is physically possible,
appropriately supported, financially feasible, and that results in the highest value. The four criteria the
highest and best use must meet are legal permissibility, physical possibility, financial feasibility, and
maximum productivity. Alternatively, the probable use of land or improved property — specific with respect
to the user and timing of the use — that is adequately supported and results in the highest present value.

Hypothetical Condition
A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser
to exist on the effective date of the assignment results, but is used for the purpose of analysis.

Lease
A contract in which rights to use and occupy land or structures are transferred by the owner to another
for a specified period of time in return for a specified rent.

Leased Fee Interest
A freehold (ownership interest) where the possessory interest has been granted to another party by
creation of a contractual landlord-tenant relationship (i.e, a lease).

Leasehold Interest
The tenant’s possessory interest created by a lease.

Liquidation Value
The most probable price that a specified interest in real property should bring under the following
conditions:

1. Consummation of a sale within a short time period.
2. The property is subjected to market conditions prevailing as of the date of valuation.

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.



201 West Dexter Street Real Estate Appraisal

Both the buyer and seller are acting prudently and knowledgeably.

The seller is under extreme compulsion to sell.

The buyer is typically motivated.

Both parties are acting in what they consider to be their best interests.
A normal marketing effort is not possible due to the brief exposure time.

©® N o bk w

Payment will be made in cash in U.S. dollars, or in terms of financial arrangements comparable
thereto.

9. 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.

10. This definition can also be modified to provide for valuation with specified financing terms.

Marketing Time

An opinion of the amount of time it might take to sell a real or personal property interest at the concluded
market value level during the period immediately after the effective date of an appraisal. Marketing time
differs from exposure time, which is always presumed to precede the effective date of an appraisal.

Market Rent

The most probable rent that a property should bring in a competitive and open market reflecting all
conditions and restrictions of the lease agreement, including permitted uses, use restrictions, expense
obligations, term, concessions, renewal and purchase options, and tenant improvements.

Market Value

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

1. buyer and seller are typically motivated,;

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

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

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

5. the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42[g]; also Interagency Appraisal and
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472)

Multifamily Property Type

Residential structure containing five or more dwelling units with common areas and facilities. (Source:
Appraisal Institute Commercial Data Standards and Glossary of Terms, Chicago, lllinois, 2004 [Appraisal
Institute])

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.
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Multifamily Classifications

Garden/Low Rise Apartments: A multifamily development of two- or three-story, walk-up structures
built in a garden-like setting; customarily a suburban or rural-urban fringe development. (Source:
Appraisal Institute)

Mid/High-Rise Apartment Building: A multifamily building with four or more stories, typically elevator-
served. (Source: Appraisal Institute)

Prospective Opinion of Value

A value opinion effective as of a specified future date. The term does not define a type of value. Instead,
it identifies a value opinion as being effective at some specific future date. An opinion of value as of a
prospective date is frequently sought in connection with projects that are proposed, under construction,
or under conversion to a new use, or those that have not yet achieved sellout or a stabilized level of long-
term occupancy.

Rentable Floor Area (RFA)

Rentable area shall be computed by measuring inside finish of permanent outer building walls or from
the glass line where at least 50% of the outer building wall is glass. Rentable area shall also include all
area within outside walls less stairs, elevator shafts, flues, pipe shafts, vertical ducts, air conditioning
rooms, fan rooms, janitor closets, electrical closets, balconies and such other rooms not actually available
to the tenant for his furnishings and personnel and their enclosing walls. No deductions shall be made
for columns and projections unnecessary to the building. (Source: Income/Expense Analysis, 2013
Edition — Conventional Apartments, Institute of Real Estate Management, Chicago, lllinois)

Replacement Cost
The estimated cost to construct, at current prices as of the effective appraisal date, a substitute for the
building being appraised, using modern materials and current standards, design and layout.

Reproduction Cost

The estimated cost to construct, at current prices as of the effective date of the appraisal, an exact
duplicate or replica of the building being appraised, using the same materials, construction standards,
design, layout, and quality of workmanship and embodying all the deficiencies, superadequacies, and
obsolescence of the subject building.

Room Count

A unit of comparison used primarily in residential appraisal. No national standard exists on what
constitutes a room. The generally accepted method is to consider as separate rooms only those rooms
that are effectively divided and to exclude bathrooms.

Stabilized Income

Income at that point in time when abnormalities in supply and demand or any additional transitory
conditions cease to exist and the existing conditions are those expected to continue over the economic
life of the property; projected income that is subject to change, but has been adjusted to reflect an
equivalent, stable annual income.
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Chesapeake

February 21, 2025

Parcel Number:

Property Address (Primary):

Parcel Class:

Parcel Class Description:

1470000001810

4584

201 DEXTER ST W #100
CHESAPEAKE , 23324

COMMERCIAL - MEGA WAREHOUSES

Site Information

Neighborhood Number

0400

Summary
Property Owner 201 W DEXTERLLC
Owner Address Address

172 SBROADWAY

WHITE PLAINS, NY 10605

Neighborhood Description

SOUTH NORFOLK - COMMERCIAL

Zoning

MULTI: Multiple Zoning

Acreage

20.977

Legal Description

PROD INC 20.977AC

PAR B SUB CHESAPEAKE HARDWOOD

Borough: SOUTH NORFOLK - TIF
Building Name RPM and Transnational Foods
Frontage L ength 490.61

Other Dimensions XIRREGULAR

Land Use Participant No

Assessment | nfor mation

Date Fiscal Year Land Value Land Use Value Improvement Value Total Value
7/1/2024 2025 $3,146,600 $25,355,800 $28,502,400
7/1/2023 2024 $3,146,600 $22,814,300 $25,960,900
7/1/2022 2023 $1,048,900 $12,518,300 $13,567,200
7/1/2021 2022 $1,048,900 $11,338,700 $12,387,600
7/1/2020 2021 $1,048,900 $11,479,200 $12,528,100
7/1/2019 2020 $1,048,900 $10,543,500 $11,592,400
7/1/2018 2019 $1,048,900 $10,169,500 $11,218,400
7/1/2017 2018 $1,048,900 $9,155,800 $10,204,700
7/1/2016 2017 $1,048,900 $8,515,100 $9,564,000
7/1/2015 2016 $1,048,900 $7,654,200 $8,703,100
Owner ship Information
Buyer Name Seller Name Sale Date Sale Amount |Deed Book |Deed Page |Map Book/Page
201 W DEXTERLLC 201 DEXTERLLCET ALS 10/11/2022  |$26,500,000 (10608 292 100/53
201 DEXTERLLCET ALS EOLJCDEXTER LLC & MIPHOLDINGS 10/11/2022 |$ 10608 286 100/53
EOL]EZDEXTER LLC & MIPHOLDINGS |201 DEXTERLLC 10/11/2022  |$ 10608 280 100/53
201 DEXTERLLC CHESAPEAKE HARDWOOD 12/8/2010 $6,000,000 (8283 668 01000053
PRODUCTSINC
CHESAPEAKE HARDWOOD CHESAPEAKE HARDWOOD 10/25/1989 |$1 2524 251 01000053
PRODUCTSINC PRODUCTSINC
CHESAPEAKE HARDWOOD WEY ERHAEUSER COMPANY 10/25/1989  [$1 2524 251 00000000
PRODUCTSINC
WEYERHAEUSER COMPANY 10/13/1989  [$240,800 2521 557 00000000

Commercial |mprovement

DISCLAIMER: This datais provided without warranty of any kind, either expressed or implied, including but not limited to, the implied warrangiesof merchantability
and fitness for a particular purpose. Any person, firm or corporation which uses this map or any of the enclosed information assumes alrisk for the inaccuracy thereof,
as City of Chesapeake expressly disclaims any liability for loss or damage arising from the use of said information by anythird party.




Building# 1

Year Built : 1967 Front Wall :
Effecie Size: 11916 Front Wall 2:
Number of Stories: 1.0 SideWall :
Elevator : SideWall 2:
Number of Elevators: Rear Wall :
HVAC/AC : Rear Wall 2:
HVAC/AC 2: Sprinklers:
HVAC/AC 3:
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Building # 2
Year Built : 1967 Front Wall :
Effecie Size: 378797 Front Wall 2:
Number of Stories: 1.0 SideWall :
Elevator : SideWall 2:
Number of Elevators: Rear Wall :
HVAC/AC : Rear Wall 2:
HVAC/AC 2: Sprinklers:
HVAC/AC 3:

DISCLAIMER: This datais provided without warranty of any kind, either expressed or implied, including but not limited to, the implied warrangiesof merchantability
and fitness for a particular purpose. Any person, firm or corporation which uses this map or any of the enclosed information assumes allrisk for the inaccuracy thereof,
as City of Chesapeake expressly disclaims any liability for loss or damage arising from the use of said information by anythird party.
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Building # 3
Year Built : 1967 Front Wall :
Effecie Size: 36905 Front Wall 2:
Number of Stories: 1.0 SideWall :
Elevator : SideWall 2:
Number of Elevators: Rear Wall :
HVAC/AC : Rear Wall 2:
HVAC/AC 2: Sprinklers:
HVAC/AC 3:
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Building# 4

DISCLAIMER: This datais provided without warranty of any kind, either expressed or implied, including but not limited to, the implied warrangiesof merchantability
and fitness for a particular purpose. Any person, firm or corporation which uses this map or any of the enclosed information assumes allrisk for the inaccuracy thereof,
as City of Chesapeake expressly disclaims any liability for loss or damage arising from the use of said information by anythird party.




Year Built : 1967 Front Wall :
Effecie Size: 3256 Front Wall 2:
Number of Stories: 2.0 SideWall :
Elevator : SideWall 2:
Number of Elevators: Rear Wall :
HVAC/AC : Rear Wall 2:
HVAC/AC 2: Sprinklers:
HVAC/AC 3:
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Building #5
Year Built : 1967 Front Wall :
Effecie Size: 12069 Front Wall 2:
Number of Stories: 1.0 Sidewall :
Elevator : SideWall 2:
Number of Elevators: Rear Wall :
HVAC/AC : Rear Wall 2:
HVAC/AC 2: Sprinklers:
HVAC/AC 3:

DISCLAIMER: This datais provided without warranty of any kind, either expressed or implied, including but not limited to, the implied warrangiesof merchantability
and fitness for a particular purpose. Any person, firm or corporation which uses this map or any of the enclosed information assumes allrisk for the inaccuracy thereof,
as City of Chesapeake expressly disclaims any liability for loss or damage arising from the use of said information by anythird party.
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Segments I nformation
Building# 1
Segment Code Segment Description Square Feet
CAN CANOPY 460
OFF 344-OFFICE 11,916
Building # 2
Segment Code Segment Description Square Feet
CAN CANOPY 3,181
LDD LOADING DOCK 19,587
MGW 584-MEGA WAREHOUSE 377,705
OFF 344-OFFICE 1,092
RMP RAMP 1,424
MAT 391-MATERIAL STORAGE 36,905
OFF 344-OFFICE 3,256
Building # 3
Segment Code Segment Description Square Feet
SWH 406-WAREHOUSE, STORAGE 12,069
Outbuilding I nfor mation
Building Description Year Built Square Feet
PAVING 1967 24244
PAVING 1970 54567
PAVING 1970 61135
FENCING CHAIN LINK 2021 431
FENCING CHAIN LINK 1967 108
FENCING CHAIN LINK 1967 229

DISCLAIMER: This datais provided without warranty of any kind, either expressed or implied, including but not limited to, the implied warrangiesof merchantability
and fitness for a particular purpose. Any person, firm or corporation which uses this map or any of the enclosed information assumes alrisk for the inaccuracy thereof,
as City of Chesapeake expressly disclaims any liability for loss or damage arising from the use of said information by anythird party.




PUMP HOUSE 1967 572

FENCING CHAIN LINK 2011 392

FENCING CHAIN LINK 1996 2754

PAVING 1970 93124
WATER TANK 1967 250000
WATER TANK 1967 250000

RAIL SIDING 1967 1269

PAVING 1967 22857

PAVING 1967 26888

Taxesand Fees Owed

Bill Year Bill Number Installment Amount Penalty Interest Total Description Due Date
2025 085561 3RD $71,968.56 $0.00 $0.00 $71,968.56 REBILL 3/31/2025
2025 081286 1ST $24,638.58 $0.00 $0.00 $24,638.58 SW BILL 6/5/2025
2025 085561 4TH $71,968.56 $0.00 $0.00 $71,968.56 RE BILL 6/5/2025
2025 081286 2ND $24,638.58 $0.00 $0.00 $24,638.58 SW BILL 12/31/2025

Please contact the Treasurer’s Office at (757) 382-6281 if you have questions regarding Tax Paid or Balance Due.

Real Estate Notes

Note

1- DB10608 PG280 GRANTOR 201 DEXTER LLC GIVING 25% INTEREST TO GRANTEE MIPHOLDINGSLLC, 201 DEXTER LLC HOLDS OTHER 75%
INTEREST; SIG

2 - DB10608 PG286 GRANTOR GIVES 25% INTEREST TO GRANTEE, ET ALSARE MIPHOLDINGSLLC & PIA INVESTMENTSLLC,201 DEXTERLLC
HOLDS 50% INTEREST, MIP HOLDINGS LLC HOLDS 25% INTEREST & PIA INVESTMENTS LLC HOLDS 25% INTEREST; SIG

DISCLAIMER: This datais provided without warranty of any kind, either expressed or implied, including but not limited to, the implied warrangiesof merchantability
and fitness for a particular purpose. Any person, firm or corporation which uses this map or any of the enclosed information assumes alrisk for the inaccuracy thereof,
as City of Chesapeake expressly disclaims any liability for loss or damage arising from the use of said information by anythird party.
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DISCLAIMER: This drawing is neither a legally recorded map nor a survey and is not intended to be used as such. The
information displayed is a compilation of records,information, and data obtained from various sources, and City of

Chesapeake is not responsible for its accuracy or how current it may be.
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Improved Sale Comparables
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IMPROVED SALE COMPARABLE No. 1
Property Name: Virginia Port Logistics Park

Address: 1401 Enterprise Drive
City/State/Zip: Suffolk, VA 23434
Tax ID: 154000799
Comparable ID: 249c5fcc915c40ee9bcc7f657¢179ab2
Property Type: Industrial & Logistics
Year Built: 2022 Rentable Area (SF): 348,500
Renovated: - Condition: Excellent
Buildings: 1 Quality: Average
Floors: 1 Investment Class: A
Construction Class: (e} Land (ac): 19.660
Location: N/A Occupancy: 100%
Med (5mi) Home Val: $225,200 Median (5mi) Income: $64,865
Clear Height: 32' Land-to-Building Ratio: 2.46
Loading Doors: 47 Loading Doors/10,000 SF:  1.35
Drive-In Doors: 1 Total Dock Doors: 46
Craneways: No Rail Service: None
Cross Dock: No Trailer Spaces: -

Transaction Summary

Transaction Type: Closed Sale Date:

Buyer: 1401 Enterprise IND LLC Sale Price: $42,500,000

Seller: Monroe Lot 10 Owner, LLC Price/Rentable Area: $121.95

Deed Reference: 240013778 Capitalization Rate: 4.93%

Ownership Interest: Leased Fee Occupancy at Sale: 100%

Financing: Cash to Seller Deferred Maintenance:

Buyer Type: Institutional Capital Adjustment:

Seller Type: Institutional Adjusted Price:

Financial Period Utilized: Year 1 Stabilized

Remarks

This is the sale of a 348,500-square foot distribution center at 1401 Enterprise Drive in Suffolk, Virginia. The seller was a joint venture between AlIG and Equus Capital
Partners and the buyer was Heitman. The building was constructed in 2022 and features 32' clear heights, 46 dock doors, and one drive in door. The property was fully
occupied by GXO Logistics through November 2026 and sold at a 4.93% capitalization rate based on the in place NOI.
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Transaction Summary
Transaction Type:
Buyer:

Seller:

Deed Reference:
Verified With:
Ownership Interest:
Financing:

Buyer Type:

Seller Type:

Financial Period Utilized:

Remarks

This is the sale of a 142,684-square foot industrial building at 401 Woodlake Drive in Chesapeake, Virginia. Range Commercial Partners, Inc. represented the seller in

Closed Sale

Chesapeake Woodlake Dr LLC
Drew Rosen Family I, LLC
240017680

Buyer

Leased Fee

Cash to Seller

Private Equity

Private Equity

Year 1 Stabilized

201 West Dexter Street Real Estate Appraisal

Property Name:
Address:
City/State/Zip:
Tax ID:
Comparable ID:
Property Type:

Year Built:
Renovated:
Buildings:

Floors:
Construction Class:
Location:

Med (5mi) Home Val:

Construction:
Clear Height:
Loading Doors:
Drive-In Doors:
Craneways:
Cross Dock:

Date:
Sale Price:

Price/Rentable Area:

Capitalization Rate:
EGIM:
Occupancy at Sale:

Deferred Maintenance:

Capital Adjustment:
Adjusted Price:

401 Woodlake Drive
401 Woodlake Drive
Chesapeake, VA 23320
0270000000855
136432187605195058
Industrial & Logistics

1982 Rentable Area (SF):
- Condition:
1 Quality:
1 Investment Class:
C Land (ac):
N/A Occupancy:
$213,200 Median (5mi) Income:
Percent Office:
24 Land-to-Building Ratio:
17 Loading Doors/10,000 SF:
5 Total Dock Doors:
No Rail Service:
No Trailer Spaces:
$14,500,000
$101.62
5.54%
100%

142,684
Average
Average
B

8.296
100%
$59,091
9.02%
2.53
1.19

12

None

the sale to B&D Holdings. The building was constructed in 1982 and features approximately 8% office finish, 24' clear heights, 12 dock doors, and five drive in doors.
The property was fully occupied by three tenants and sold at a 5.54% capitalization rate based on the in place NOI.
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Transaction Summary
Transaction Type:
Buyer:

Seller:

Deed Reference:
Verified With:
Ownership Interest:
Financing:

Buyer Type:

Seller Type:

Financial Period Utilized:

Remarks

This is the sale of two industrial buildings totaling 185,550 square feet at 1337-1345 Taylor Farm Road in Virginia Beach, Virginia. The seller was Red Tail Acquisitions

Closed Sale

Sl Taylor Farm Owner LLC
RTA Taylor Farms LLC
202403029562

Cushman & Wakefield
Leased Fee

Cash to Seller

Private Equity

Private Equity

Year 1 Stabilized

201 West Dexter Street Real Estate Appraisal

Property Name:
Address:
City/State/Zip:
Tax ID:
Comparable ID:
Property Type:

Year Built:
Renovated:
Buildings:

Floors:
Construction Class:
Location:

Med (5mi) Home Val:

Construction:
Clear Height:
Loading Doors:
Drive-In Doors:
Craneways:
Cross Dock:

Date:
Sale Price:

Price/Rentable Area:

Capitalization Rate:
EGIM:
Occupancy at Sale:

Deferred Maintenance:

Capital Adjustment:
Adjusted Price:

No.

1337-1345 Taylor Farm Road
1337-1345 Taylor Farm Road
Virginia Beach, VA 23453
14955789850000, 14956718710000
96184378bbef4b8fb0f369c99160c9cft
Industrial & Logistics
2005 Rentable Area (SF):
2008 Condition:
2 Quality:
1 Investment Class:
C Land (ac):
N/A Occupancy:
$232,200 Median (5mi) Income:
Percent Office:
22'- 25 Land-to-Building Ratio:
24 Loading Doors/10,000 SF:
12 Total Dock Doors:
No Rail Service:
No Trailer Spaces:
$22,000,000
$118.57
6.90%
86%

185,550
Average
Average
B
10.700
86%
$75,060
4.53%
2.51
1.29

12

None

and the buyer was Schenley Investments, LLC. The buildings were constructed between 2005 and 2008 and feature approximately 5% office finish, 22' to 25' clear
heights, 12 dock doors, and 12 drive in doors. The property was 86% occupied by four tenants and sold at a 6.90% capitalization rate based on the in place NOI.
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IMPROVED SALE COMPARABLE No. 4
Property Name: 3321 East Princess Anne Road

Address: 3321 East Princess Anne Road
City/State/Zip: Norfolk, VA 23502
Tax ID: 43444301
Comparable ID: 135675186559194927
Property Type: Industrial & Logistics
Year Built: 1959 Rentable Area (SF): 298,126
Renovated: 2022 Condition: Good
Buildings: 1 Quality: Average
Floors: 1 Investment Class: B
Construction Class: (e} Land (ac): 12.270
Location: N/A Occupancy: 35%
Med (5mi) Home Val: $183,600 Median (5mi) Income: $51,509
Clear Height: 21'- 36 Land-to-Building Ratio: 1.79
Loading Doors: 36 Loading Doors/10,000 SF:  1.21
Drive-In Doors: 5 Total Dock Doors: 31
Craneways: No Rail Service: None
Cross Dock: No Trailer Spaces: -

Transaction Summary

Transaction Type: Closed Sale Date:

Buyer: Norfolk Princess Anne, LLC; Norfolk Sale Price: $34,897,500

Princess Anne Member, LLC

Seller: 3321 Princess, LLC Price/Rentable Area: $117.06

Deed Reference: 240010652 Capitalization Rate:

Verified With: S.L. Nusbaum Realty Co. EGIM:

Ownership Interest: Leased Fee Occupancy at Sale: 35%

Financing: Cash to Seller Deferred Maintenance:

Buyer Type: Private Equity Capital Adjustment:

Seller Type: Owner-Operator Adjusted Price:

Listing Broker:
Financial Period Utilized:

Remarks

This is the sale of a 298,126-square foot industrial building at 3321 East Princess Anne Road in Norfolk, Virginia. S.L. Nusbaum Realty Co. represented the seller in the

SL Nusbaum Realty Co
Year 1 Stabilized

Projected IRR:

sale to Industrial Realty Group, LLC. The building was constructed in 1959, renovated in 2022, and features approximately 21' to 36' clear heights, 31 dock doors, and
five drive in doors. The property was 35% occupied by two tenants at the time of sale.
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IMPROVED SALE COMPARABLE

s A

Transaction Summary
Transaction Type:
Buyer:

Seller:

Deed Reference:
Verified With:
Ownership Interest:
Financing:

Buyer Type:

Seller Type:

Financial Period Utilized:

Remarks

Closed Sale
DH VA Owner, LLC

Icon Mars Property Owner Pool 4 DC/VA,

LLC

240003624

Cushman & Wakefield
Leased Fee

Cash to Seller
Institutional

REIT

Year 1 Stabilized

201 West Dexter Street Real Estate Appraisal

Property Name:
Address:
City/State/Zip:
Tax ID:
Comparable ID:
Property Type:

Year Built:
Renovated:
Buildings:

Floors:
Construction Class:
Location:

Med (5mi) Home Val:
Construction:

Clear Height:
Loading Doors:
Drive-In Doors:
Craneways:

Cross Dock:

Date:
Sale Price:
Price/Rentable Area:

Capitalization Rate:
EGIM:

Occupancy at Sale:
Deferred Maintenance:
Capital Adjustment:
Adjusted Price:

Diamond Hill Distribution Center

1910-1920 Campostella Road

Chesapeake, VA 23324

1540000000060, 1530000000003, 1530000000004, 15300001
bf02aa70f8f84€23843946188c3bb6d3

Industrial & Logistics

1974 Rentable Area (SF): 719,930
1997 Condition: Average
3 Quality: Average
1 Investment Class: B
(e} Land (ac): 38.280
N/A Occupancy: 100%
$179,900 Median (5mi) Income: $51,071
Percent Office: 3.03%
27' - 29 Land-to-Building Ratio: 2.32
96 Loading Doors/10,000 SF:  1.33
16 Total Dock Doors: 80
No Rail Service: None
No Trailer Spaces: -
$73,500,000
$102.09
100%

This is the sale of four industrial buildings totaling 719,930 square feet at 1910-1920 Campostella Road in Chesapeake, Virginia. Cushman & Wakefield represented the
seller, Link Logistics Real Estate, in the sale to a joint venture between Heitman and Lovett Industrial. The buildings were constructed between 1974 and 1997 and
feature approximately 3% office finish, 27' to 29' clear heights, 80 dock doors, and 16 drive in doors. The property was fully occupied by four tenants at the time of sale.
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Lease Comparables
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Lease Summary

201 West Dexter Street Real Estate Appraisal

Tenant: Federal Express Corporation
SF Leased: 103,388

Floor: 1

Space Use: Industrial

Reimbursements: Triple Net

Free Rent: N/A

Commence Date: 2/1/2025

Sign Date: 12/1/2024

Escalations: Fixed %

Property Name: 2555 Ellsmere Avenue

Address: 2555 Ellsmere Avenue

City/State/Zip: Norfolk

Tax ID: 1448977018

Property Subtype: Warehouse

Year Built: 1985 Renovated:

GBA (SF): 205,784 NRA (SF):

Buildings: 1 Floors:

Constr. Class: C Investment Class:

On Campus: N/A Market Class:
Occupancy: 100.0% Occupancy Type:
Quality: Average Condition:

Land (ac): 9.72 Parking Ratio:
Amenities: N/A Median (5mi) Home Value:
Location: N/A Median (5mi) Income:
Construction: Percent Office:

Clear Height: 34' Land-to-Building Ratio:
Loading Doors: 33 Loading Doors/10,000 SF:
Drive-In Doors: 2 Total Dock Doors:
Craneways: No Rail Service:

Cross Dock: No Trailer Spaces:

Base Rent: $9.00

Effective Rent: N/A

Lease Term (mo.): 48

Credit Rating:

Credit Rating Src.:

Options: No

Tenant Improv: N/A

New Lease: Renewal

Direct or Sublease: Direct

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.

LE COMPARABLE No. 1

205,784

1

B
Secondary
N/A
Average
N/A
$192,000
$51,700
11.02%
2.06

1.60

31

None



201 West Dexter Street Real Estate Appraisal

Property Name:

1000 Lucas Way

LEASE COMPARABLE . No. 2

Lease Summary
Tenant:

SF Leased:
Floor:

Space Use:
Reimbursements:
Free Rent:
Commence Date:
Sign Date:
Escalations:

Measurement Specialties
120,000

1

Industrial

Triple Net

N/A

8/1/2024

6/1/2024

Fixed %

Address:
City/State/Zip:
Tax ID:
Property Subtype:
Year Built:
GBA (SF):
Buildings:
Constr. Class:
On Campus:
Occupancy:
Quality:

Land (ac):
Amenities:
Location:
Construction:
Clear Height:
Loading Doors:
Drive-In Doors:
Craneways:
Cross Dock:

Base Rent:
Effective Rent:
Lease Term (mo.):
Credit Rating:
Credit Rating Src.:
Options:

Tenant Improv:
New Lease:

1000 Lucas Way
Hampton
7001862
Warehouse

1992

119,499

1

(e}

N/A
100.0%
Average
23.00
N/A

N/A

20'- 24'

No
No

$8.30
N/A
36

No
N/A
Renewal

Direct or Sublease: Direct

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.

Renovated:

NRA (SF):

Floors:
Investment Class:
Market Class:
Occupancy Type:
Condition:
Parking Ratio:

Median (5mi) Home Value:

Median (5mi) Income:
Percent Office:
Land-to-Building Ratio:

Loading Doors/10,000 SF:

Total Dock Doors:
Rail Service:
Trailer Spaces:

119,499

1

B
Secondary
N/A
Average
5.00
$183,200
$52,417
21.67%
8.38

0.33

2

None



201 West Dexter Street Real Estate Appraisal

- " - - | Property Name: 301 West Park Lane

Address: 301 West Park Lane
City/State/Zip: Hampton
Tax ID: 13001417
Property Subtype: Warehouse
Year Built: 2007 Renovated: -
GBA (SF): 178,481 NRA (SF): 178,481
Buildings: 1 Floors: 1
Constr. Class: C Investment Class: B
On Campus: N/A Market Class: Secondary
Occupancy: 100.0% Occupancy Type: N/A
Quality: Average Condition: Good
Land (ac): 11.96 Parking Ratio: 1.27
Amenities: N/A Median (5mi) Home Value: $188,700
Location: N/A Median (5mi) Income: $55,227
Construction: Percent Office: 16.77%
Clear Height: 25'-28' Land-to-Building Ratio: 2.92
Loading Doors: 67 Loading Doors/10,000 SF: 3.75
Drive-In Doors: 2 Total Dock Doors: 65
Craneways: No Rail Service: None
Cross Dock: No Trailer Spaces: -

Lease Summary

Tenant: Newport News Shipbuilding, Inc. Base Rent: $9.95

SF Leased: 162,118 Effective Rent: N/A

Floor: 1 Lease Term (mo.): 85

Space Use: Industrial Credit Rating:

Reimbursements: Triple Net Credit Rating Src.:

Free Rent: 1 Options: No

Commence Date: 4/1/2024 Tenant Improv: N/A

Sign Date: 4/1/2024 New Lease: New Lease

Escalations: Fixed % Direct or Sublease: Direct
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201 West Dexter Street Real Estate Appraisal

LEASE COMPARABLE 4
Property Name: Coastal Logistics Center
Address: 150 Judkins Court
City/State/Zip: Suffolk
Tax ID: 154000366
Property Subtype: Distribution
Year Built: 2023 Renovated: -
GBA (SF): 814,105 NRA (SF): 814,105
Buildings: 1 Floors: 1
Constr. Class: C Investment Class: A
On Campus: N/A Market Class: Secondary
Occupancy: 25.6% Occupancy Type: N/A
Quality: Average Condition: Excellent
Land (ac): 71.12 Parking Ratio: 0.40
Amenities: N/A Median (5mi) Home Value: $196,200
Location: N/A Median (5mi) Income: $49,512
Clear Height: 36' Land-to-Building Ratio: 3.81

Loading Doors: 86 Loading Doors/10,000 SF:  1.06

Drive-In Doors: 4 Total Dock Doors: 82
Craneways: No Rail Service: None
Cross Dock: No Trailer Spaces: 386

Lease Summary

Tenant: ESKA Graphics Base Rent: $8.50

SF Leased: 204,000 Effective Rent: N/A

Floor: 1 Lease Term (mo.): 123

Space Use: Industrial Credit Rating:

Reimbursements: Triple Net Credit Rating Src.:

Free Rent: 3 Options: No

Commence Date: 6/1/2024 Tenant Improv: $5.00

Sign Date: 10/1/2023 New Lease: Relocation

Escalations: Fixed % Direct or Sublease: Direct
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LEASE COMPARABLE

Lease Summary
Tenant:

SF Leased:
Floor:

Space Use:
Reimbursements:
Free Rent:
Commence Date:
Sign Date:
Escalations:

Communications Test Design, Inc.
115,926

1

Industrial

Triple Net

N/A

11/1/2023

7/13/2023

Fixed %

201 West Dexter Street Real Estate Appraisal

Property Name:
Address:
City/State/Zip:
Tax ID:
Property Subtype:
Year Built:
GBA (SF):
Buildings:
Constr. Class:
On Campus:
Occupancy:
Quality:

Land (ac):
Amenities:
Location:

Clear Height:
Loading Doors:
Drive-In Doors:
Craneways:
Cross Dock:

Base Rent:
Effective Rent:
Lease Term (mo.):
Credit Rating:
Credit Rating Src.:
Options:

Tenant Improv:
New Lease:

No.

Indian River Distribution Center

2601 Indian River Road

Chesapeake

0120000000050

Warehouse

2006 Renovated:

231,852 NRA (SF):

1 Floors:

C Investment Class:

N/A Market Class:

100.0% Occupancy Type:
Average Condition:

13.14 Parking Ratio:

N/A Median (5mi) Home Value:
N/A Median (5mi) Income:
28' Land-to-Building Ratio:
44 Loading Doors/10,000 SF:
1 Total Dock Doors:

No Rail Service:

No Trailer Spaces:

$9.50

$9.50

60

No

N/A

Renewal

Direct or Sublease: Direct
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231,852

1

A
Secondary
N/A

Good

0.41
$179,900
$51,071
2.47

1.90

43

Service to building
20



201 West Dexter Street Real Estate Appraisal

Lease 2 Comparables
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201 West Dexter Street Real Estate Appraisal

LEASE COMPARABLE

fg s Property Name: 5803 Curlew Drive

Address: 5803 Curlew Drive
City/State/Zip: Norfolk
Tax ID: 05184600
Property Subtype: Warehouse
Year Built: 1956 Renovated: -
GBA (SF): 37,128 NRA (SF): 37,128
Buildings: 1 Floors: 1
Constr. Class: S Investment Class: B
On Campus: N/A Market Class: Secondary
Occupancy: 100.0% Occupancy Type: N/A
Quality: Average Condition: Average
Land (ac): 1.44 Parking Ratio: 1.08
Amenities: N/A Median (5mi) Home Value: $196,500
Location: N/A Median (5mi) Income: $54,000
Construction: Percent Office: 26.93%
Clear Height: 28' Land-to-Building Ratio: 1.69
Loading Doors: 3 Loading Doors/10,000 SF:  0.81
Drive-In Doors: 3 Total Dock Doors: -
Craneways: Yes Rail Service: None
Cross Dock: No Trailer Spaces: -

Lease Summary

Tenant: Continental Tide Defense Systems Inc. Base Rent: $10.00

SF Leased: 37,128 Effective Rent: N/A

Floor: 1 Lease Term (mo.): 104

Space Use: Industrial Credit Rating:

Reimbursements: Triple Net Credit Rating Src.:

Free Rent: 3 Options: No

Commence Date: 8/1/2023 Tenant Improv: N/A

Sign Date: 8/1/2023 New Lease: New Lease

Escalations: Fixed % Direct or Sublease: Direct

Verification

Source: Marketsphere Contact Phone: (757) 213-4147

Contact Person: Janet Whitbeck Contact Email: janet.whitbeck@thalhimer.com
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201 West Dexter Street Real Estate Appraisal

LEASE COMPARABLE No. 2
e Property Name: 1408 Stephanie Way

Address: 1408 Stephanie Way
City/State/Zip: Chesapeake
Tax ID: 0280000000705
Property Subtype: Flex
Year Built: 1998 Renovated: -
GBA (SF): 52,056 NRA (SF): 52,056
Buildings: 1 Floors: 1
Constr. Class: C Investment Class: B
On Campus: N/A Market Class: Secondary
Occupancy: 100.0% Occupancy Type: N/A
Quality: Average Condition: Average
Land (ac): 4.00 Parking Ratio: N/A
Amenities: N/A Median (5mi) Home Value: $222,900
Location: N/A Median (5mi) Income: $67,641
Construction: Percent Office: 37.64%
Clear Height: 26' Land-to-Building Ratio: 3.35
Loading Doors: 9 Loading Doors/10,000 SF:  1.73
Drive-In Doors: - Total Dock Doors: 6
Craneways: No Rail Service: None
Cross Dock: No Trailer Spaces: -

Lease Summary

Tenant: Leidos Base Rent: $10.65

SF Leased: 53,541 Effective Rent: N/A

Floor: 1 Lease Term (mo.): 84

Space Use: Industrial Credit Rating:

Reimbursements: Triple Net Credit Rating Src.:

Free Rent: 5 Options: Yes

Commence Date: 1/1/2023 Tenant Improv: $4.50

Sign Date: 12/23/2022 New Lease: Blend and Extend

Escalations: Fixed % Direct or Sublease: Direct
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201 West Dexter Street Real Estate Appraisal

LEASE COMPARABLE No. 3
s Property Name:  Oceana East
Address: 2680 Production Road
City/State/Zip: Virginia Beach
Tax ID: 14967834530000, 14967834530001, 14967834530002

Lease Summary

Tenant: Roto-Rooter
SF Leased: 14,000
Floor: 1

Space Use: Industrial
Reimbursements: Triple Net
Free Rent: 3
Commence Date: 10/1/2022
Sign Date: 10/20/2022
Escalations: Fixed %

Property Subtype: Warehouse
Year Built: 1999 Renovated:

GBA (SF): 14,000 NRA (SF):
Buildings: 1 Floors:

Constr. Class: S Investment Class:
On Campus: N/A Market Class:
Occupancy: 100.0% Occupancy Type:
Quality: Average Condition:

Land (ac): 1.87 Parking Ratio:
Amenities: N/A

Location: N/A Median (5mi) Income:
Construction: Percent Office:

Clear Height: 16' Land-to-Building Ratio:
Loading Doors: 6 Loading Doors/10,000 SF:
Drive-In Doors: 3 Total Dock Doors:
Craneways: No Rail Service:

Cross Dock: No Trailer Spaces:

Base Rent: $11.75

Effective Rent: N/A
Lease Term (mo.): 63

Credit Rating:

Credit Rating Src.:

Options: No

Tenant Improv: N/A

New Lease: New Lease

Direct or Sublease: Direct

Copyright © Jones Lang LaSalle IP, Inc. 2025. All Rights Reserved.

Median (5mi) Home Value:

14,000

1

B
Secondary
N/A
Average
1.57
$232,200
$70,817
29.96%
5.82
4.29

None
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Cash Flow

201 Dexter Street (Amounts in USD)
Mar, 2025 through Feb, 2036
3/5/2025 1:40:02 PM

Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

For the Years Ending Feb-2026  Feb-2027 Feb-2028 Feb-2029 Feb-2030 Feb-2031  Feb-2032  Feb-2033  Feb-2034 Feb-2035 Feb-2036 Total
Rental Revenue

Potential Base Rent 1,817,892 2,330,595 3,115,386 4,537,637 4,667,397 4,807,418 4,993,624 5,106,679 5,247,966 5,361,098 5,521,931 47,507,623

Absorption & Turnover Vacancy -402,384 -65,479 -824,577 -212,328 0 0 -480,468 -70,740 -738.,441 0 0 -2,794,417

Free Rent -134,128 -40,238 -29,226 -318,493 0 0 -208,203 -30,654 -319,991 0 0 -1,080,932

Scheduled Base Rent 1,281,379 2,224,877 2,261,584 4,006,816 4,667,397 4,807,418 4,304,953 5,005,286 4,189,534 5,361,098 5,521,931 43,632,274
Total Rental Revenue 1,281,379 2,224,877 2,261,584 4,006,816 4,667,397 4,807,418 4,304,953 5,005,286 4,189,534 5,361,098 5,521,931 43,632,274
Other Tenant Revenue

Total Expense Recoveries 678,026 801,027 684,556 896,758 983,517 1,013,023 924,018 1,058,408 918,358 1,138,203 1,172,349 10,268,244
Total Other Tenant Revenue 678,026 801,027 684,556 896,758 983,517 1,013,023 924,018 1,058,408 918,358 1,138,203 1,172,349 10,268,244
Total Tenant Revenue 1,959,405 3,025,904 2,946,140 4,903,575 5,650,914 5,820,441 5,228,971 6,063,694 5,107,892 6,499,302 6,694,281 53,900,518
Potential Gross Revenue 1,959,405 3,025,904 2,946,140 4,903,575 5,650,914 5,820,441 5,228,971 6,063,694 5,107,892 6,499,302 6,694,281 53,900,518
Vacancy & Credit Loss

Vacancy Allowance 0 -58,176 0 0 -226,037 -232,818 0 -174,638 0 -259,972 -267,771  -1,219,411

Credit Loss -19,594 -30,259 -29,461 -49,036 -56,509 -58,204 -52,290 -60,637 -51,079 -64,993 -66,943 -539,005
Total Vacancy & Credit Loss -19,594 -88,435 -29,461 -49,036 -282,546 -291,022 -52,290 -235,275 -51,079 -324,965 -334,714  -1,758,416
Effective Gross Revenue 1,939,811 2,937,469 2,916,679 4,854,539 5,368,368 5,529,419 5,176,681 5,828,419 5,056,813 6,174,337 6,359,567 52,142,102
Operating Expenses

Tax Expense 287,874 296,510 305,406 314,568 324,005 333,725 343,737 354,049 364,670 375,611 386,879 3,687,034

Insurance 87,818 90,452 93,166 95,961 98,839 101,805 104,859 108,005 111,245 114,582 118,020 1,124,750

Total Utilities 87,818 90,452 93,166 95,961 98,839 101,805 104,859 108,005 111,245 114,582 118,020 1,124,750

Repairs and Maintenance 219,544 226,130 232,914 239,902 247,099 254,512 262,147 270,011 278,112 286,455 295,049 2,811,875

Management 77,592 117,499 116,667 194,182 214,735 221,177 207,067 233,137 202,273 246,973 254,383 2,085,684

General and Administrative 21,954 22,613 23,291 23,990 24,710 25,451 26,215 27,001 27,811 28,646 29,505 281,187
Total Operating Expenses 782,600 843,657 864,610 964,563 1,008,227 1,038,474 1,048,883 1,100,207 1,095,355 1,166,849 1,201,854 11,115,280
Net Operating Income 1,157,211 2,093,812 2,052,069 3,889,976 4,360,141 4,490,945 4,127,798 4,728,212 3,961,458 5,007,488 5,157,712 41,026,822
Leasing Costs

Tenant Improvements 271,080 0 56,524 536,409 0 0 323,684 47,656 497,476 0 0 1,732,829

Leasing Commissions 344,657 0 57,768 627,629 0 0 411,539 60,591 632,502 0 0 2,134,686

Total Leasing Costs 615,737 0 114,292 1,164,038 0 0 735,222 108,247 1,129,977 0 0 3,867,514
Capital Expenditures

Replacement Reserves 65,863 67,839 69,874 71,970 74,130 76,354 78,644 81,003 83,434 85,937 88,515 843,562
Total Capital Expenditures 65,863 67,839 69,874 71,970 74,130 76,354 78,644 81,003 83,434 85,937 88,515 843,562
Total Leasing & Capital Costs 681,600 67,839 184,167 1,236,008 74,130 76,354 813,866 189,251 1,213,411 85,937 88,515 4,711,077
Cash Flow Before Debt Service 475,611 2,025,973 1,867,902 2,653,968 4,286,011 4,414,592 3,313,931 4,538,961 2,748,047 4,921,551 5,069,198 36,315,745

Cash Flow Available for Distribution 475,611 2,025,973 1,867,902 2,653,968 4,286,011 4,414,592 3,313,931 4,538,961 2,748,047 4,921,551 5,069,198 36,315,745




Present Value Report
201 Dexter Street (Amounts in USD)
3/5/2025 1:40:04 PM

Valuation (PV/IRR) Date: Mar, 2025
Discount Method: Annual

P.V. of P.V. of P.V. of P.V. of P.V. of NOI to
Analysis Period Cash Flow Cash Flow Cash Flow Cash Flow Cash Flow Cash Flow Book
Period Ending Before Debt Service @ 7.25% @ 7.75% @ 8.25% @ 8.75% @ 9.25% Value
Year 1 Feb-2026 475,611 443,460 441,402 439,363 437,343 435,342 169.78%
Year 2 Feb-2027 2,025,973 1,761,323 1,745,014 1,728,931 1,713,070 1,697,425 279.38%
Year 3 Feb-2028 1,867,902 1,514,127 1,493,146 1,472,551 1,452,333 1,432,484 219.80%
Year 4 Feb-2029 2,653,968 2,005,887 1,968,913 1,932,787 1,897,486 1,862,987 179.29%
Year 5 Feb-2030 4,286,011 3,020,416 2,950,984 2,883,459 2,817,779 2,753,887 194.32%
Year 6 Feb-2031 4,414,592 2,900,726 2,820,895 2,743,615 2,668,793 2,596,342 193.57%
Year 7 Feb-2032 3,313,931 2,030,310 1,965,271 1,902,603 1,842,208 1,783,994 131.71%
Year 8 Feb-2033 4,538,961 2,592,854 2,498,149 2,407,317 2,320,184 2,236,583 142.28%
Year 9 Feb-2034 2,748,047 1,463,688 1,403,682 1,346,397 1,291,697 1,239,456 87.32%
Year 10 Feb-2035 4,921,551 2,444,156 2,333,078 2,227,527 2,127,205 2,031,831 108.33%
Totals 31,246,547 20,176,947 19,620,534 19,084,550 18,568,099 18,070,330
Property Resale @ 6.75% Cap Rate 74,921,220 37,207,615 35,516,655 33,909,844 32,382,635 30,930,745
Total Unleveraged Present Value 57,384,562 55,137,189 52,994,394 50,950,734 49,001,075
Percentage Value Distribution
Income 35.16% 35.58% 36.01% 36.44% 36.88%
Net Sale Price 64.84% 64.42% 63.99% 63.56% 63.12%
100.00% 100.00% 100.00% 100.00% 100.00%

* Results displayed are based on Forecast data only



Lease Summary Report

201 Dexter Street (Amounts in USD, Measures in SF)

As of Dec, 2016
All Tenants/ All Lease Periods
3/5/2025 1:40:05 PM

General Tenant Information Rent Details CPI Free Rent Miscellaneous Rent Recovery Tenant Improvements | Leasing Commissions Incentives Security Deposits Renewal Assumption
Tenant Name Rate Per Year Name
Suite Number Lease Period Amount Per Year Rent Rent Rent Tvpe Tvpe Structure Name Name Security Deposit @ % Market - %
Lease Dates Initial Area Lease Status Rate Per Month Changes On | Changes To | Chanages To Timina Rate $/SF Type Rate $/SF Rate $/SF Rate $/SF Percent to Refund Reabsorb
Lease Term Building Share % | Market Leasina Amount Per Month Date $/SF-Annual | $/SF-Monthlv | Inflation Rate/Index Date Months Total Amount Input Amount Total Amount Total Amount Total Amount | Non-Refundable Deposit Option
Tenure Lease Type Rental Value Per Year
1. RPM Warehouse, LLC 245,445. Base 1.85 Nov-2020 1.95 0.16 None None Net 0.00 0.00 Market - 50.00%
Suite: 201 55.90% Contract 453,585 Nov-2021 1.99 0.17 0 0
10/1/2020 - 10/31/2027 Warehouse 0.15 Nov-2022 2.03 0.17
7 Years 1 Month Industrial 37.799 Nov-2023 2.07 0.17
Freehold 2.331.728 Nov-2024 2.11 0.18
Nov-2025 2.15 0.18
Nov-2026 2.19 0.18
1. RPM Warehouse, LLC 245,445, Market 10.38 Apr-2029 10.69 0.89 None Apr-2028 | 1.5 Months Net 2.19 2.56 Market - 70.00%
Suite: 201 55.90% Speculative 2.547.942 Aor-2030 11.01 0.92 536.409 627.629
4/1/2028 - 6/30/2033 Warehouse 0.87 Apr-2031 11.34 0.95
5 Years 3 Months Industrial 212,328 Apr-2032 11.68 0.97
Freehold 2,547,942 Apr-2033 12.03 1.00
1. RPM Warehouse, LLC 245.445. Market 12.03 Oct-2034 12.40 1.03 None Oct-2033 | 1.3 Months Net 2.03 2.58 Market - 70.00%
Suite: 201 55.90% Speculative 2,953,763 Oct-2035 12.77 1.06 497,476 632,502
10/1/2033 - 12/31/2038 Warehouse 1.00 Oct-2036 13.15 1.10
5 Years 3 Months Industrial 246,147 Oct-2037 13.54 113
Freehold 2,953,763 Oct-2038 13.95 1.16
2. Transnational Foods, Inc. 169,425. Base 4.75 Nov-2021 4.89 0.41 None None Net 0.00 0.00 Market - 70.00%
Suite: 103 38.59% Contract 804,767 Nov-2022 5.04 0.42 0 0
11/1/2020 - 10/31/2025 Warehouse 0.40 Nov-2023 5.19 0.43
5 Years Industrial 67.064 Nov-2024 5.35 0.45
Freehold 1.609.538
2. Transnational Foods, Inc. 169,425. Market 9.50 Feb-2027 9.79 0.82 None Feb-2026 | 1.3 Months Net 1.60 2.03 Market - 70.00%
Suite: 103 38.59% Speculative 1,609,538 Feb-2028 10.08 0.84 271,080 344,657
2/1/2026 - 4/30/2031 Warehouse 0.79 Feb-2029 10.38 0.87
5 Years 3 Months Industrial 134.128 Feb-2030 10.69 0.89
Freehold 1,609,538 Feb-2031 11.01 0.92
2. Transnational Foods, Inc. 169,425. Market 11.34 Aug-2032 11.68 0.97 None Aua-2031 | 1.3 Months Net 1.91 2.43 Market - 70.00%
Suite: 103 38.59% Speculative 1,921,872 Aua-2033 12.03 1.00 323,684 411,539
8/1/2031 - 10/31/2036 Warehouse 0.95 Aua-2034 12.40 1.03
5 Years 3 Months Industrial 160,156 Aug-2035 12.77 1.06
Freehold 1,921,872 Aua-2036 13.15 1.10
3. Lighthouse Business Services, Inc. 24,218, Base 5.68 Sep-2021 5.73 0.48 None None Modified Gross 0.00 0.00 Market - 70.00%
Suite: 101 5.52% Contract 137.653 Dec-2021 5.85 0.49 0 0
12/1/2020 - 11/30/2026 Flex 0.47 Sep-2022 5.90 0.49
6 Years Industrial 11,471 Dec-2022 6.03 0.50
Freehold 254,289 Sep-2023 6.08 0.51
Dec-2023 6.21 0.52
Sep-2024 6.26 0.52
Dec-2024 6.40 0.53
Sep-2025 6.45 0.54
Dec-2025 6.59 0.55
Sep-2026 6.64 0.55
3. Lighthouse Business Services, Inc. 24,218, Market 11.14 Mar-2028 11.47 0.96 None Mar-2027 | 1.3 Months Net 2.33 2.39 Market - 70.00%
Suite: 101 5.52% Speculative 269,775 Mar-2029 11.82 0.98 56,524 57,768
3/1/2027 - 5/31/2032 Warehouse 0.93 Mar-2030 12.17 1.01
5 Years 3 Months Industrial 22,481 Mar-2031 12.54 1.04
Freehold 269.775 Mar-2032 12.91 1.08
3. Lighthouse Business Services, Inc. 24,218, Market 11.68 Sep-2033 12.03 1.00 None Sep-2032 | 1.3 Months Net 1.97 2.50 Market - 70.00%
Suite: 101 5.52% Speculative 282,958 Sep-2034 12.40 1.03 47,656 60,591
9/1/2032 - 11/30/2037 Warehouse 0.97 Sep-2035 12.77 1.06
5 Years 3 Months Industrial 23.580 Sen-2036 13.15 1.10
Freehold 282,958 Sep-2037 13.54 113

* Results displayed are based on Forecast data only




Assumptions Report

201 Dexter Street (Amounts in USD, Measures in SF)

Mar, 2025 through Feb, 2036
3/5/2025 1:40:06 PM

For the Years Ending

Propertv Market Assumptions
General Inflation

Market Inflation

Expense Inflation

CPI Inflation

Capital Expenditures ($/SF)
General Vacancy (%)

Credit Loss Reserve (%)

Market Leasing Profiles

Warehouse

Term Length (Years/Months)

Renewal Probabilityt

Months Vacant

Months Vacant (Blended)

Market Base Rent (New, $ / SF / Year)
Market Base Rent (Renew, $ / SF / Year)
Market Base Rent (Blended, $ / SF / Year)
Market Rental Value (Continue Prior)

Use Market or Prior

Prior Rent

Fixed Steps (% Increase)

CPI Increases

Free Rent (New, Months)

Free Rent (Renew, Months)

Free Rent (Blended, Months)

Recovery Type

Recoveries (Net)

Miscellaneous Rent

Incentives

Tenant Improvements (New, $ / Area)
Tenant Improvements (Renew, $ / Area)
Tenant Improvements (Blended, $ / Area)
Leasina Commissions (New, Fixed %)
Leasing Commissions (Renew, Fixed %)
Leasing Commissions (Blended, Fixed %)
Upon Expiration

Flex

Term Length (Years/Months)

Renewal Probability

Months Vacant

Months Vacant (Blended)

Market Base Rent (New, $ / SF / Year)
Market Base Rent (Renew, $ / SF / Year)
Market Base Rent (Blended, $ / SF / Year)
Market Rental Value (Continue Prior)

Use Market or Prior

Prior Rent

Fixed Steps (% Increase)

CPI Increases

Free Rent (New, Months)

Free Rent (Renew, Months)

Free Rent (Blended, Months)

Recovery Type

Recoveries (Net)

Miscellaneous Rent

Incentives

Tenant Improvements (New, $ / Area)
Tenant Improvements (Renew, $ / Area)
Tenant Improvements (Blended, $ / Area)
Leasing Commissions (New, Fixed %)
Leasina Commissions (Renew, Fixed %)
Leasing Commissions (Blended, Fixed %)
Upon Expiration

Year 1
Feb-2026

0.00%
0.00%
0.00%
0.00%
0.15
4.00%
1.00%

Year 1
Feb-2026
5/3
70.00%
9.00
2.70
9.50
9.50
9.50
Continue Prior
N/A
N/A
0.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.00
1.00
1.60
6.00%
3.00%
3.90%
Warehouse

Year 1
Feb-2026
5/3
70.00%
9.00
2.70
10.50
10.50
10.50
Continue Prior
N/A
N/A
0.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.00
1.00
2.20
6.00%
3.00%
3.90%
Warehouse

T This parameter varies within the reporting period.

Year 2
Feb-2027

3.00%
3.00%
3.00%
3.00%
0.15
4.00%
1.00%

Year 2
Feb-2027
5/3
70.00%
9.00
2.70
9.79
9.79
9.79
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.09
1.03
1.65
6.00%
3.00%
3.90%
Warehouse

Year 2
Feb-2027
5/3
70.00%
9.00
2.70
10.82
10.82
10.82
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.15
1.03
2.27
6.00%
3.00%
3.90%
Warehouse

Year 3
Feb-2028

3.00%
3.00%
3.00%
3.00%
0.16
4.00%
1.00%

Year 3
Feb-2028
5/3
70.00%
9.00
2.70
10.08
10.08
10.08
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.18
1.06
1.70
6.00%
3.00%
3.90%
Warehouse

Year 3
Feb-2028
5/3
70.00%
9.00
2.70
11.14
11.14
11.14
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.30
1.06
2.33
6.00%
3.00%
3.90%
Warehouse

Year 4
Feb-2029

3.00%
3.00%
3.00%
3.00%
0.16
4.00%
1.00%

Year 4
Feb-2029
5/3
70.00%
9.00
2.70
10.38
10.38
10.38
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.28
1.09
1.75
6.00%
3.00%
3.90%
Warehouse

Year 4
Feb-2029
5/3
70.00%
9.00
2.70
11.47
11.47
11.47
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.46
1.09
2.40
6.00%
3.00%
3.90%
Warehouse

Year 5
Feb-2030

3.00%
3.00%
3.00%
3.00%
0.17
4.00%
1.00%

Year 5
Feb-2030
5/3
70.00%
9.00
2.70
10.69
10.69
10.69
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.38
1.13
1.80
6.00%
3.00%
3.90%
Warehouse

Year 5
Feb-2030
5/3
70.00%
9.00
2.70
11.82
11.82
11.82
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.63
1.13
2.48
6.00%
3.00%
3.90%
Warehouse

Year 6
Feb-2031

3.00%
3.00%
3.00%
3.00%
0.17
4.00%
1.00%

Year 6
Feb-2031
5/3
70.00%
9.00
2.70
11.01
11.01
11.01
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.48
1.16
1.85
6.00%
3.00%
3.90%
Warehouse

Year 6
Feb-2031
5/3
70.00%
9.00
2.70
12.17
12.17
12.17
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.80
1.16
2.55
6.00%
3.00%
3.90%
Warehouse

Year 7
Feb-2032

3.00%
3.00%
3.00%
3.00%
0.18
4.00%
1.00%

Year 7
Feb-2032
5/3
70.00%
9.00
2.70
11.34
11.34
11.34
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.58
1.19
191
6.00%
3.00%
3.90%
Warehouse

Year 7
Feb-2032
5/3
70.00%
9.00
2.70
12.54
12.54
12.54
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
5.97
1.19
2.63
6.00%
3.00%
3.90%
Warehouse

Year 8
Feb-2033

3.00%
3.00%
3.00%
3.00%
0.18
4.00%
1.00%

Year 8
Feb-2033
5/3
70.00%
9.00
2.70
11.68
11.68
11.68
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.69
1.23
1.97
6.00%
3.00%
3.90%
Warehouse

Year 8
Feb-2033
5/3
70.00%
9.00
2.70
12.91
12.91
12.91
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
6.15
1.23
2.71
6.00%
3.00%
3.90%
Warehouse

Year 9
Feb-2034

3.00%
3.00%
3.00%
3.00%
0.19
4.00%
1.00%

Year 9
Feb-2034
5/3
70.00%
9.00
2.70
12.03
12.03
12.03
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.80
1.27
2.03
6.00%
3.00%
3.90%
Warehouse

Year 9
Feb-2034
5/3
70.00%
9.00
2.70
13.30
13.30
13.30
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
6.33
1.27
2.79
6.00%
3.00%
3.90%
Warehouse

Year 10
Feb-2035

3.00%
3.00%
3.00%
3.00%
0.20
4.00%
1.00%

Year 10
Feb-2035
5/3
70.00%
9.00
2.70
12.40
12.40
12.40
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
3.91
1.30
2.09
6.00%
3.00%
3.90%
Warehouse

Year 10
Feb-2035
5/3
70.00%
9.00
2.70
13.70
13.70
13.70
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
6.52
1.30
2.87
6.00%
3.00%
3.90%
Warehouse

Year 11
Feb-2036

3.00%
3.00%
3.00%
3.00%
0.20
4.00%
1.00%

Year 11
Feb-2036
5/3
70.00%
9.00
2.70
12.77
12.77
12.77
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
4.03
1.34
2.15
6.00%
3.00%
3.90%
Warehouse

Year 11
Feb-2036
5/3
70.00%
9.00
2.70
14.11
14.11
14.11
Continue Prior
N/A
N/A
3.00%
None
2.00
1.00
1.30
Net
N/A
None
None
6.72
1.34
2.96
6.00%
3.00%
3.90%
Warehouse
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JLL's Value and Risk Advisory platform leverages the firm’s global experience and deep knowledge of local
real estate markets to provide industry-leading valuation, market analytics and advisory services to a wide
range of clients. We offer the highest quality market insights and property valuations to help our clients
make optimal business decisions and manage risk. JLL Value and Risk Advisory is comprised of over 2,000
valuation experts and 146 offices globaliy.

This engagement letter is subject to the General Terms and Conditions attached to this letter as Exhibit A,
the Statement of Assumptions and Limiting Conditions attached to this letter as Exhibit B.

Upon your acceptance of this Agreement, we will introduce the team compieting the assignment, provide
our information request and coordinate a property tour, if applicable. Per USPAP, we are required to
analyze any current purchase for the subject property and request that copies of these, or a term sheet be
provided with other applicable information.

We appreciate the opportunity to be of service.
Sincerely,

JLL VALUATION & ADVISORY SERVICES, LLC
Patrick Adams

Director

AGREED AND ACCEPTED BY

IrePvSe——

Client comgany&" ™
M\oz zoz*i
Sngnature Date
‘/Aas Real T ke To we ek Co(e? m\/c\ag o - \\
Printed Name Email Address
CE
Title C) Phone Number

Contact for data and site visit:

Printed Name Email Address

Company Phone Number


Mobile User
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Deliver fo (if different than client):

\{OV\'\"L ENNEN %\s‘\\s't yOr\it @m\]é&?g L (O . '1\

Printed Name £mail Address f
J"\y &’{S’E R ¥ sloke Tedmeds uin_ Cib?z-%\ _9273%R0
ompany one Number

Invoice fo (if different than client):

Hylps \\\rﬁ‘m\m Lo

Name Company
Street Address City, ST, Zip
Email Address X Phone Number


Mobile User


JLL VALUE AND RISK ADVISORY
Engagement Agreement

February 11, 2025

Yonit Tsvi Tabibi

Chief Financial Officer

Mydas Real Estate Investment Ltd.

2 Raul Wallenberg Street, Tel Aviv, 6871901 J
yonit@mydas.co.il ,

Dear Mr. Tabibi,
We are pleased to provide this contract for services:

Property identification 201 West Dexter Street

Property address 201 West Dexter Street, Chesapeake, VA 23324

Property interest Leased Fee

Interest appraised Leased Fee

Parcel ID 1470000001810

Purpose Fair Value

intended user(s) Mydas Real Estate Investment Ltd.

Intended use Financial Reporting

Value provided The valuation will be conducted in accordance with the definition of Fair
Value as outlined in IFRS 13 - Fair Value Measurement.

Appraisal standards The appraisal will be prepared in compliance with: International Valuation

Standards (IVS), as issued by the International Valuation Standards Council
(IVSC); Uniform Standards of Professional Appraisal Practice (USPAP); and
IFRS 13 — Fair Value Measurement, consistent with financial reporting
requirements under International Financial Reporting Standards.

Property inspection Full Inspection

Valuation approaches All applicable approaches to value
Report option Appraisal Report

Fee $4,800

Expenses All inclusive

Retainer No retainer required

Delivery date 15 business days

A PDF of the repori(s) will be delivered to the client contact identified in this engagement agreement.

Hard copies available upon request.
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Exhibit A
Terms and Conditions

11

21
22

2.3

24

31

3.2

33

4.1

5.1

5.2

53

54

5.5

1. INTRCDUCTION
These Terms and Conditions supplement the proposal, agreement, letter of engagement or email (the
“engagement”) between JLL Valuation and Advisory Services, LLC and the Client indicated in the
engagement that sets out details of the Services to be provided to the Client. All capitalized terms in
this exhibit have the meanings given to them in the engagement unless given a different meaning in
this exhibit. These Terms and Conditions, together with the engagement and ail other exhibits,
schedules and riders to the engagement, are collectively called the “agreement’.

2. SERVICES
We will provide the Services using reasonable care and skill.
We may make changes to the Services if necessary to comply with any law or safety requirement,
We will notify you if that happens. Otherwise, each of us must agree in writing to any changes to the
Services, the Fees, or any other provision of the agreement.
We may use electronic communication and systems, including a digital dashboard, to provide the
Services. Any necessary software not generally available will be made accessible to you while you
are a client of ours under this Agreement. It is hereby agreed between us that the final signed report
delivered pursuant to this Agreement shall serve as the sole, autheritative source of information, on
which all reliance should be based. Any additional sharing of values or content from the report through
any technology platform, including any digital platform, is intended for the sole purpose of improving
our service delivery and convenience. We may implement future updates to our technology platforms
and digital dashboards in order to enhance our service delivery.
We may use artificial intelligence, including generative artificial intelligence, when providing the
Services.

3. CLIENT OBLIGATIONS
You agree to give us all documents and other information that we advise you are reasonably
necessary for us to provide the Services.
You will maintain adequate property and public liability insurance to reasonably insure property that
you own or occupy and any activities on that property. You will obtain all necessary licenses,
permissions and consents which may be required to enable us to perform the Services (other than
- professional licenses that we are required to maintain to perform the Services). You are responsible
to keep your property in a safe condition so that we may perform the Services in reasonable safety.
You will notify us promptly if you believe any information you have provided is incomplete or
inaccurate.

4. DELAY
We are not responsible for any delay in our performance of the Services if caused by any event
beyond our reasonable control, or for any delay caused by your failure to comply with the agreement.

5. FEES, EXPENSES AND PAYMENT
Our fee in its entirety is earned upon delivery of the first report. We will invoice you at time of delivery
for any outstanding balance.
You agree that your obligation to pay the Fee is not contingent upon the results, conclusions or
recommendations we provide.
If we are asked to invoice any other party, you agree to settle our invoice immediately if the other party
does not do so within 30 days of the date of the invoice.
Delinquent payments under the agreement will earn interest at the rate of one and one-half percent
(1-1/2%) per month from the date due until paid, or if lower, the maximum rate permitted by law. If the
Fee or any part of it remains unpaid 30 days after it was due, youmay not use any report or work product
we have delivered fo you for any reason.
If you terminate this agreement before the Services are completed, you will pay us, no later than the
termination date, a reasonable fee proportionate to the part of the Services performed to the date of
termination.
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56 Ourrights under Section 5.3 and 5.4 are in addition to, and will not limit, our right to pursue any other
rights and remedies under the agreement or at law or in equity.

6. INDEMNITY _

61 You agree to indemnify and defend us and hold us harmless from any loss, liahility or expense
(including attorneys' fees) arising from a third-party action, claim or proceeding (“loss”) that we suffer
arising out of the agreement or the Services, other than Loss that a court of competent jurisdiction
has determined was the result of our negligence or wiliful misconduct. We agree to indemnify and
defend you and hold you harmless from any Loss that you suffer arising out of our negligent
performance of Services under the agreement, other than Loss that is found by a court of competent
jurisdiction to result from your negligence or willful misconduct.

7. EXCLUSIONS OF, AND LIMITATIONS ON, LIABILITY
71 EACH OF US WAIVES ANY CLAIMS AGAINST THE OTHER FOR LOSS OF PROFITS,
CONSEQUENTIAL, PUNITIVE, EXEMPLARY OR SIMILAR DAMAGES IN CONNECTION WITH
THE AGREEMENT. IN NO EVENT SHALL OUR LIABILITY IN CONNECTION WITH THE
AGREEMENT EXCEED THE FEE PAID TO US HEREUNDER.

8. TERMINATION
8.1 Either of us may terminate the agreement without reason by giving 30 days’ advance written notice
to the other.
g2 Either of us may terminate the agreement immediately if the other breaches the agreement and fails
to remedy the breach within 10 days of notice by the non-breaching party.
83 We may terminate the agreement immediately for any of the following reasons:
@ We cannot provide any of the Services due to conditions beyond our reascnable control.
) In our reasonable opinion, there is insufficient information available to provide a report or other
work product that meets our standards.
@ A conflict of interest arises which prevents us from acting for you.
(@ You have asked us to provide reports or work product that we do not consider to be accurate.

9. ASSUMPTIONS AND LIMITATIONS

8.1 Any report or other work product we deliver as part of the Services will be subject to our standard
Statement of Assumptions and Limiting Conditions, provided as an exhibit and as part of the
agreement, which will be incorporated into the report or work product.

82 We understand that you may wish to use the report or other work product we deliver as part of the
Services to support your Stark law and Anti-Kickback compliance process. Our reports and work
product are appraisals prepared pursuant to Uniform Standards of Professional Appraisal Practice,
and do not undertake to evaluate any such compliance. You acknowledge that many factors in
addition to property value must be considered to determine Stark or anti-kickback law compliance
and agree that any reports and work product we deliver make no opinion or representation that any
transaction involving property we appraise is compliant with Stark law or any anti-kickback law.

10. CONFIDENTIALITY
101 We each agree to maintain the confidentiality of each other's confidential information and will not
disclose any information received in confidence from each other, until two years after termination or
expiration of the agreement, except where required to do so by law.
102 Any report or other work product that we deliver to you in connection with the Services is confidential
and may be used by only you, unless we agree othenwise in writing.

11. INTELLECTUAL PROPERTY RIGHTS
111 We retain all copyright (and other intellectual property rights) in all materials, reports, systems and
other deliverables which we produce or develop for the purposes of the agreement, or which we use
to provide the Services.
112 You will not reproduce or copy any part of any report or other work product we preduce as part of
the Services without cur prior written consent.
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11.3

You will grant us a non-exclusive, non-transferable license to use the data you provide to us, and
any intellectual property contained therein, for the purpose of anonymizing and aggregating such
data (such that it may not be reverse engineered) and using such information for our legitimate:
business purposes.

12. GENERAL

12.1

12.2

12.3

12.4

125
126

127

128

129

1210

1211

1212

1213

12.14

12.15

1216

The agreement may be modified only by a written agreement signed by both of us. Liability accruing
before the agreement terminates or expires will survive termination or expiration.

The agreement states the entire agreement, and supersedes all prior agreements, between the
parties with respect to the matters described in the agreement.

If a court determines that any part of the agreement is unenforceable, the remainder of the
agreement will remain in effect.

The agreement is governed by the laws of the State of lllinois. Each of us irrevocably submits to the
exclusive jurisdiction of the courts of that State.

The agreement may be executed in multiple counterparts.

No director, officer, agent, employee, or representative of either of us has any personal liability in
connection with the agreement.

Neither of us may assign or transfer any rights or obligations under the agreement without the prior
written approval of the other. We each agree to be reasonable in evaluating such a request for
approval.

If there is any conflict between the terms of the letter and this exhibit, the terms of the letter will
prevail.

If sither of us fails to enforce any provision or exercise any right under the Agreement at any time,
that failure will not operate as a waiver to enforce that provision or to exercise that right at any other
time.

The agreement does not establish any partnership or joint venture between us or make either of us
the agent of the other.

A person who is not a party to the agreement does not have any rights to enforce its terms unless
specifically agreed in writing.

Neither of us may publicize or issue any specific information to the media about the Services or the
agreement without the written consent of the other.

Each of us represents to the other that it is not a person or entity with whom U.S. entities are
restricted from doing business under regulations of the Office of Foreign Asset Control ("OFAC") of
the Department of the Treasury (including those named on OFAC's Specially Designated and
Blocked Persons List) or under any statute, executive order or other governmental action. Each of
us agrees to comply with all applicable laws, statutes, and regulations relating to anti-bribery and
anti-corruption.

If either party does not comply with the obligations under the agreement and legal action is
commenced to enforce the rights under the agreement, the losing party will reimburse the prevailing
party reasonable costs (including attorneys’ fees), associated with such action. THE PARTIES
HEREBY WAIVE TRIAL BY JURY.

Upon request by you, we will provide commercial general liability additional insured coverage o the
property owner or its affiliates to the extent a loss is attributable to our negligence.

Sections 5, 6, 7, 10, 11, 12.1, 13, 17 and 18 will survive termination of the agreement.

13. USE OF DATA AND DATA PROTECTION

1341

13.2

You agree as follows: (i) The data we collect in connection with the agreement will remain our
property. (i) We and our affiliates may utilize, sell and include data you have provided (either in the
aggregate or individually) in our databases and our affiliates and for use in derivative products. (jii}
We may utilize all data already in the public domain on an unrestricted basis.

In order for us to provide the Services, we may need to record and maintain in hard copy andfor in
electronic form, information regarding the Client, its officers and any other individuals connected with
the Client (collectively “Data Subjects”). We may also verify the identity of Data Subjects, which
could include carrying out checks with third parties such as credit reference, anti-money laundering
or sanctions checking agencies.
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13.3 We may use all information that we hold regarding Data Subjects to provide the Services. We may
also use and share it with third parties for other purposes as described in our Privacy Statement
available at www.jll.com. We may use both commercially available and proprietary software
programs to perform the Services (web based and others).

14. SPECIAL EXPERTS

141 If you request our assistance in hiring a special expert to contribute to any assignment (such as a
surveyor, environmental consultant, land planner, architect, engineer, business, personal property,
machinery and equipment appraiser, among others), you will perform your own due diligence to
qualify the special expert. You will be responsible to pay for the services of the special expert.

142 We are not responsible for the actions and findings of any special expert. You agree to indemnify
and defend us and hold us harmless from all damages that may arise out of your reliance on any
special expert.

15. CONFLICTS POLICY
151 We adhere to a strict conflict of interest policy. If we learn of a conflict of interest, we will notify you
and recommend a course of action to resolve the conflict. If we learn of a conflict that we do not
believe can be resolved, we may terminate the agreement without penalty.

16. FIRREA REQUIREMENTS
16.1 Federal banking regulations require banks and other lending institutions to engage appraisers where
FIRREA compliant appraisals must be used in connection with mortgage loans or other transactions
involving federally regulated lending institutions. Given that requirement, any report produced by us
under the agreement, if ordered independent of a financial institution or agent, might not be FIRREA
compliant or acceptable to a federally regulated financial institution.

17. USPAP REQUIREMENTS
17.1 The Ethics Rule of the Uniform Standards of Professional Appraisal Practice (‘USPAP”) requires us
to disclose to you any prior services (appraisal or otherwise) performed within three years prior to
the date of this letter by our individual appraiser who will be performing Services for the Property.
We represent that to our knowledge, that we have not provided prior services within the designated
disclosure period, outside of what we have identified.

18. USE OF WORK PRODUCT AND RELIANCE

181 You agree that any report or other work product we produce in connection with the Services are for
your use only, and only for the purpose indicated in the agreement. No person or entity other than
the Client may use or rely on any such report or work product unless we consent otherwise in writing,
even if such reliance is foreseeable. Any person who receives a copy of any report or other work
product we produce as a consequence of disclosure requirements that apply to the Client, does not
become an intended user of this report unless the Client specifically identified them at the time of
the engagement.

18.2 You will not use any such report or work product in connection with any public documents. You will
not refer to us in any public documents without our prior written consent. We may give or withhold
our consent in our sole discretion for any purpose under this Section 18.

183 Notwithstanding the foregoing, we understand that applicable law in eminent domain proceedings
may require you to disclose our reports and work product to landowners and to otherwise make our
reports and work product available to the public. To the extent required by applicable law, we consent
to such disclosure. However, you and only you, and no such landowner or other person or entity,
may rely on our reports or our work product.

19. LITIGATION MATTERS
191 We are not required to testify or provide court-related consultation or to be in attendance in court
unless we have agreed to do so in the agreement or otherwise in writing, or if required by law.
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19.2 If we receive a subpoena or other judicial command to produce documents or to provide testimony
in a lawsuit or proceeding regarding the agreement, we will notify you if allowed by law to do so.
However, if we are not a party to these proceedings, you agree to compensate us for our professional
time at the then prevailing hourly rates of the personnel responding to the subpoena or providing
testimony, and to reimburse us for our actual expenses incurred in responding fo any such subpoena
or judicial command, including attorneys’ fees, if any, as they are incurred.
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Exhibit B

Statement of Assumptions and Limiting Cenditions

1.

10.

1.

All reports and work product we deliver to you (collectively called “report”) represents an opinion of
value, based on historical information and forecasts of market conditions. Actual results may vary from
those forecasts in the report. There is no guaranty or warranty that the opinion of value reflects the
actual value of the property.

The conclusions stated in our report apply only as of the effective date of the appraisal, and no
representation is made as to the effect of subsequent events. Assessed values may change
significantly and unexpectedly over short periods. We are not liable for any conclusions in the report
that may be different if there are subsequent changes in value. We are not liable for loss relating o
reliance upon our report more than three months after its date.

There may be differences between projected and actual results because events and circumstances
frequently do not occur as predicted, and those differences may be material. We are not liable for any
loss arising from these differences.

We are not obligated to predict future political, economic or social trends. We assume no responsibility
for economic factors that may affect or alter the opinions in the report if the economic factors were not
present as of the date of the letter of transmittal accompanying the repori.

The report reflects an appraisal of the property free of any liens or encumbrances unless otherwise
stated.

We assume responsible ownership and competent property management.

The appraisal process requires information from a wide variety of sources. We have assumed that alil
information furnished by others is correct and complete, up to date and can be relied upon, but no
warranty is given for its accuracy. We do not accept responsibility for erroneous information provided
by others. We assume that no information that has a material effect on our appraisal has been withheld.

We assume the following, unless informed to the contrary in writing: Each property has a good and
marketable title. All documentation is satisfactorily drawn and that there are no encumbrances,
restrictions, easements or other adverse fitle conditions, which would have a material effect on the
value of the interest under consideration. There is no material litigation pending involving the property.
All information provided by the Client, or its agents, is correct, up to date and can be relied upon. We
are not responsible for considerations requiring expertise in other fields, including but not limited to:
legal descriptions, interpretation of legal documents and other legal matters, geologic considerations
such as soils and seismic stability, engineering, or environmental and toxic contaminants. We
recommend that you engage suitable consultants to advise you on these matters.

We assume that all engineering studies correct. The plot plans and illustrative material in the report are
included only to help the reader visualize the property.

We assume that there are no hidden or unapparent conditions of the property, subsoil or structures that
render it more or less valuable. We are not responsible for such conditions or for obtaining the
engineering studies that may be required to discover them.

We assume that the property is in full compliance with all applicable federal, state, and local
environmental regulations and laws unless the lack of compliance is stated, described, and considered
in the report. We have not made or requested any environmental impact studies in conjunction with the .
report. We reserve the right to revise or rescind any opinion of value that is based upon any subsequent
environmental impact studies. If any environmental impact statement is required by law, the report
assumes that such statement will be favorable and will be approved by the appropriate regulatory
bodies.
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12.

13.

14.

15.

16.

17.

18.

19.

20.

Unless otherwise stated in the report, you should assume that we did not observe any hazardous
materials on the property. We have no knowledge of the existence of such materials on or in the
property; however, we are not qualified to detect such substances, and we are not providing
environmental services. The presence of substances such as asbestos, urea-formaldehyde foam
insulation and other potentially hazardous materials may affect the value of the property. Our report
assumes that there is no such material on or in the property that would cause a Ioss in value. We do
not assume responsibility for such conditions or for any expertise or engineering knowledge required
to discover them. We encourage you to retain an expert in this field, if desired. We are not responsible
for any such environmental conditions that exist or for any engineering or testing that might be required
to discover whether such conditions exist. We are not experts in the field of environmental conditions,
and the report is not an environmental assessment of the property.

We may have reviewed available flood maps and may have noted in the report whether the property is
generally located within or out of an identified Special Flood Hazard Area. However, we are not qualified
to detect such areas and therefore do not guarantee such determinations. The presence of flocd plain
areas and/or wetlands may affect the value of the property. Any opinion of value we include in our
report assumes that floodplain and/or wetlands interpretations are accurate.

We have not made a specific survey or analysis of the property to determine whether it is in compliance
with the Americans with Disabilities Act (“ADA”), Stark law or any anti-kickback laws. We claim no
expertise in such issues and render no opinion regarding compliance of you or the property with ADA,
Stark law or anti-kickback law or regulations.

We assume that the property conforms to all applicable zoning and use regulations and restrictions
unless we have identified, described and considered a non-conformity in the report.

We assume that all required licenses, certificates of occupancy, consents, and other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use on which the opinion of value contained in the
report is based.

We assume that the use of the land and improvements is confined within the boundaries or property
lines of the property described and that there is no encroachment or trespass unless noted in the report.

We have not made any investigation of the financial standing of actual or prospective tenants unless
specifically noted in the report. Where properties are valued with the benefit of leasing, we assume,
unless we are informed otherwise, that the tenants are capable of meeting their financial obligations
under the leases, all rent and other amounts payable under the leases have been paid when due, and
that there are no undisclosed breaches of the leases.

We did not conduct a formal survey of the property and assume no responsibility for any survey matters.
The Client has supplied the spatial data, including sketches and/or surveys included in the report, and
we assume that data is correct, up to date and can be relied upon.

Unless otherwise stated, the opinion of value included in our report excludes any additional value
attributable to goodwill, or fo fixtures and fittings which are only of value, in situ, o the present ocoupier.
We have made no allowance for any plant, machinery or equipment unless they form an integrai part
of the building and would normally be included in a sale of the building. We do not normally carry out
or commission investigations into the capacity or condition of services being provided to the property.
We assume that the services, and any associated controls or software, are in working order and free
from defect. We also assume that the services are of sufficient capacity to meet current and future
needs.

10
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21.

22,

23.

24,

25.

26.

27.

28.

29,

30.

In the case of property where construction work is in progress, such as refurbishment or repairs, or
where developments are in progress, we have relied upon cost information supplied to us by the Client
or its appointed experts or upon industry accepted cost guides. In the case of property where
construction work is in progress, or has recently been completed, we do not make allowance for any
liability already incurred, but not yet discharged, in respect of completed work, or obligations in favor of
contractors, subcontractors or any members of the professional or design team. We assume the
satisfactory compietion of construction, repairs or alterations in a workmanlike manner.

Any allocation in the report of value between the land and the improvements applies only under the
stated program of utilization. The separate values allocated to the land and buildings must not be used
in conjunction with any cther appraisal and are invalid if so used.

The report is confidential to the party to whom it is addressed, and those other intended users specified
in the report for the specific purpose to which it refers. Use of the report for any other purpose or use
by any party not identified as an intended user of the report without our prior written consent is
prohibited, and we accept no responsibility for any use of the report in violation of the terms of this
Agreement.

We are not required to testify or provide court-related consultation or to be in attendance in court unless
we have agreed to do so in writing.

Neither the whole report, nor any part, nor reference thereto, may be published in any manner without
our prior written approval.

We may rely on, and will not verify, the accuracy and sufficiency of documents, information and
assumptions provided to it by the Client or others. We will not verify documents, information and
assumptions derived from industry sources or that we or our affiliates have prepared in the regular
course of business. We are not liable for any deficiency in the report arising from the inaccuracy or
insufficiency of such information, documents and assumptions. However, our report will be based on
our professional evaluation of all such available sources of information.

WE ARE NOT LIABLE TO ANY PERSON OR ENTITY FOR LOSS OF PROFITS, CONSEQUENTIAL,
PUNITIVE, EXEMPLARY OR SIMILAR DAMAGES IN CONNECTION WITH THIS AGREEMENT. IN
NO EVENT SHALL OUR LIABILITY NOR THAT OF OUR AFFILIATES IN CONNECTION WITH THIS
AGREEMENT EXCEED THE FEE PAID TC US HEREUNDER.

Unless expressly advised to the contrary, we assume that appropriate insurance coverage is and will
continue to be avaitable on commercially acceptable terms.

We assume that no material changes in any applicable federal, state or local laws, regulations or codes
(including, without limitation, the Internal Revenue Code) are anticipated.

We may determine during the course of the assignment that additional Hypothetical Conditions and
Extraordinary Assumptions may be required in order to complete the assignment. The Report will be
subject to those Hypothetical conditions and Exiraordinary Assumptions. Each Person that is permitted
to use the report agrees to bound by all the Assumptions and Limiting Conditions and any Hypothetical
Conditions and Extraordinary Assumptions stated in the report.
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What we do and how we do it

Combining unrivaled experience with unmatched intelligence, we deliver a panoramic view of real estate
value and risk for confident, fast investment and lending decisions.

As your trusted advisor of choice, we take a sector-led approach that aillows for unrivaled expertise and

continuity in every real estate
asset class.

Our appraisal services include 3rd-party MAI market valuations, fee simple, leased fee and going concern
valuations, quarterly & annual portfolio valuations and Net Asset Valuations (NAV).
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About JLL

For over 200 years, JLL (NYSE: JLL)}, a leading global commercial real estate and investment management company, has helped
clients buy, build, occupy, manage and invest in 2 variety of commercial, industrial, hotel, residential and retail properties. A Fortune
500 company with annual revenue of $20.9 billion and operations in over B0 countries around the world, our more than 103,000
employses bring the power of a global platform combined with local expertise. Driven by our purpose to shape the future of real estate
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Value and Risk Advisory

We are value and risk advisory experts supporting you
through the changing world of real estate.

JLL Value and Risk Advisory
200 E. Randolph, 47" Floor
Chicago, IL 60601

+1 312 252 8930

+1 312 252 8914

COPYRIGHT © JONES LANG LASALLE 2023. All rights reserved. No part of this
publication may be published without prior written permission from Jones Lang
LaSalle. The information in this publication should be regarded solely as a general
guide. Whilst care has been taken in its preparation no representation is made or
responsibility accepted for the accuracy of the whole or any part. We stress that
forecasting is a problematical exercise which at best should be regarded as an
indicative assessment of possibilities rather than absolute certainties. The process
of making forward projections involves assumptions regarding numerous variables
which are acutely sensitive to changing conditions, variations in any one of which
significantly affect the outcome, and we draw your attention to this factor.
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