
Julian Appraisal Group
1566 Union Road, Suite B
Gastonia, NC 28054
(704) 681-2753

02/10/2025

Client: Gaston County Schools
Attn. Mr. Chris Hall, M.A., Project Manager
943 Osceola Street
Gastonia , NC 28054
Intended Users: Client, Owner of Building

Re: Property: 3372 Robinwood Rd
Gastonia, NC 28054

Borrower: N/A
File No.: 202501-2890

Opinion of Value: $ 2,000,000
Effective Date: 01/24/2025

In accordance with your request, we have appraised the above referenced property.  The report of that appraisal is 
attached. The purpose of the appraisal is to develop an opinion of market value for the property described in this 
appraisal report, as improved, in unencumbered fee simple title of ownership. The intended use is for a investment 
loan decision. 
This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and 
city, and an economic analysis of the market for properties such as the subject.  The appraisal was developed and the 
report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice. Please read the 
scope of work for more explanation. 
The opinion of value reported above is as of the stated effective date and is contingent upon the certification and 
limiting conditions attached. 
It has been a pleasure to assist you.  Please do not hesitate to contact me or any of my staff if we can be of additional 
service to you.

Sincerely,

Dr. James  C. Julian, SRA, AI-RRS, ASA, IFA
License or Certification #: A6405
State: NC        Expires: 06/30/2025
CraigJulian@gmail.com
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Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Julian Appraisal Group

Appraisal Report 
2023-514

202501-2890 N/A
Life After Forty LLC N/A
3372 Robinwood Rd Gastonia

NC 28054 Gaston
See title for more. Book/Page 3993 0174 WD 05/06/2004 Armstrong Athletic Club. * 10 079 033 00 000

Health Club
Dr. James  C. Julian, SRA, AI-RR (704) 681-2753 CraigJulian@gmail.com

1566 Union Road, Suite B, Gastonia, NC 28054
Client Name: Gaston County Schools Client Phone:
Client Address: 943 Osceola Street, Gastonia , NC 28054 Client E-Mail:

204335 363,000 1,147,940 1,510,940 16,151.95 0 2025

0

No prior sales in five years. The 
subject is not pending or listed for sale. Per the owner Mr. Doctor, there is not a sales contract at this time. 

20 0 5 1 4
70

The subject is located in a mixed use 
neighborhood. It is mostly residential with commercial office or retail on the thoroughfares. As noted on the map, there are plenty of retail 
locations nearby. The overall market is considered to be stable. The buildings are generally well maintained based on the exterior 
apearance. There are some noted new construction for single family residences as well as some revitalization occurring. 

2.63 Acres 1
See attached. Realist/Gaston County Tax
Asphalt

C-1 CD
Typical utility 

easements are noted. There are no noted encroachments or other easements. The lot size and measurements are taken from Realist. No 
survey was provided. The subject is zoned C-1 CD. There is a description of the zoning included in this report. The subject area is 15-20 
miles from the Charlotte Airport. The area has numerous residential properties. 

2005 Unknown 1 1.0 25
40 72 0 72

Stucco over Steel Sheetrock/Concrete/Pad 0
None None

14,400 Square Foot First floor. The ceiling height is 12 feet throughout the building. Subject Roof is flat/built 
up. Interior walls are sheetrock, lighting is fluorescent, Central AC and Heat. 

The subject is currently 25% occupied. It was 100% occupied by a health club and when they 
vacated, the owner leased part of the space to the current tenant. The building is being utilized as a health club/rehab space. The most likely 
use of the space is health club/rehab or related medical/health related use. 

There are no noted functional or external issues. The subject fits well in the area and conforms to the neighborhood standards. No noted 
deferred maintenance. Per the owner, six ac units were replaced in the past two years. Robinwood Road is four lanes with a center lane as 
noted in the photograph. No traffic signal at or near the subject site. The shape of the subject is generally square to irregular. 

There are four tests to highest and best use. I have considered all four tests and the subject 
as an industrial warehouse is the highest and best use. Please see the comments regarding highest and best use. 

Form ZBRS3 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMOD

ASSIGNMENT INFORMATION
File Number: Borrower:
Property Owner: Property Name:
Property Address: City:
State: Zip Code: County:
Legal Description
Property Type: Office Retail Industrial Residential Vacant Site Agricultural Other (Describe Other)
Preparer: Preparer's Phone: Preparer's E-Mail:
Preparer's Address:

ASSESSED VALUE, TAXES, AND FEES
Assessor's Parcel Number(s) Land Improvements Total Taxes Special Assessments Tax Year

$ $ $ $ $
$ $ $ $ $

Association Fees: $

SALE, OPTION, LISTING AND OFFER HISTORY
Pending Sale Price: $ Anticipated Closing Date: Current List Price: $

According to the available data sources, there have been no sales or listings of the subject property in the last 3 years.
Analyze all sales of the subject property within the last 3 years, current options, listings, or offers to purchase (if applicable).

MARKET AREA DESCRIPTION
Subject's Neighborhood: Suburban Urban Rural
Neighborhood Maintenance Levels: Excellent Good Average Fair Poor
Subject Is: Superior Similar Inferior to the Competing Neighborhood Properties
Neighborhood Composition:
(Estimate Percentages)

% Retail % Industrial % Office % Vacant Land % Apartments
% Homes % Agricultural % Other (describe other)

Neighborhood Stage: Stable Growth Decline Revitalization (old structures to new)
Demand/Supply: In Balance Oversupply Shortage of Available Properties
Overall Real Estate Values: Increasing Stable Slow Decline Rapid Decline (comment below)
Comment on the significant factors in the area and neighborhood that affect the value and/or marketability of the subject:

SITE DESCRIPTION
Site Size: Number of Parcels included in Site:
Site Dimensions: Source for Site Size:
Street Frontage: Shape: Mostly Rectangular Irregular
Topography: Mostly Level Sloping Flood Hazard Area: Yes No Unknown
Corner Location: Yes No Subject's Street: Heavy Traffic Moderate Traffic Low Traffic
Utilities Available: Electric Water Sewer Natural Gas Phone Cable
Legal Zoning Classification: Zoning Compliance: Legal Legal Non-Conforming (grandfathered) Illegal
Comment on any adverse easements, encroachments, topography, assessments, improvement district obligations, slide area, illegal uses, etc:

SUBJECT IMPROVEMENTS DESCRIPTION
Year Built: Year Renovated: Number of Units: Number of Stories: Occupancy %:
Remaining Economic Life: Total Open Parking: Total Covered Parking: Total Parking:
Overall Interior Condition: Good Average Fair Poor Overall Exterior Condition: Good Average Fair Poor
Exterior Finish: Interior Finish: Number of Elevators:
Basement Square Footage: Basement Finish Percentage: Fire Sprinklers: Yes No Unknown
Size of Building(s) Square Footage:

Current and Anticipated Use of Building(s) (Units):

Notate any deferred maintenance, needed repairs, or known hazardous conditions (Please provide photographs of any items of observed concern):

HIGHEST AND BEST USE
Highest and Best Use of Site As If Vacant: Existing Use Other Highest and Best Use As Improved: Existing Use Other
Comment if Highest and Best Use is not Existing Use:

February 2012Page 1 of 4
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Sq. Ft.

Sq. Ft.

3372 Robinwood Rd
Gastonia, NC 28054

( in $ amt )

County/Site Visit

Fee Simple

Average
20 Years
Avg/Good
Good

GBA/Office 14,400 SF
Site 2.63 Acres

110 Indian Walk
Lowell, NC 28098
4.49 miles NE
02/27/2023

2,500,000
250

Costar/County Records

Fee Simple
ArmLth
Cash to Seller
02/27/2023

2,500,000

Superior -450,000
17 Years 0
Average
Good
10,000 SF
2.71 Acres 0

-450,000
205.00/Sq. Ft.

12610 Steele Creek Rd
Charlotte, NC 28273
12.00 miles SE
11/06/2020

1,890,000
189

Costar/County Records

Fee Simple
ArmLth
Cash to Seller
11/06/2020

1,890,000

Superior/Site -250,000
25 Years 0
Average
Good
10,000 SF
6.0 Acres -250,000

-500,000
144.00/Sq. Ft.

445 Earl Rd
Shelby, NC 28150
21.46 miles W
04/13/2023

2,380,000
189

Costar/County Records

Fee Simple
ArmLth
Cash to Seller
04/13/2023

2,380,000

Superior -250,000
25 Years
Average
Good
12,600 SF
6.49 Acres -250,000

-500,000
153.17 / Sq. Ft.

There are no perfect sales for this type of property. I searched sales of 
similar health club buildings. This search included within 50 miles and back five years. The sales utilized in this report are located with fifty 
miles and sold within the past five years. Specifically, sale one closed in 2023, sale two closed in 2020, sale three closed in 2023, sales four 
and five closed in 2024. The value is being analyzed and reported in a price per square foot method. Sale one is adjusted downward due to 
its superior location and access to the highway. Sales two and three are adjusted downward due to their superior location and site size. Sale 
four is adjusted upward due to its inferior qquality of construction. The spread of adjusted sales is $127.25.00 to $220.00 per square foot. 
That is a very large spread; however, as noted, health club sales are limited. I believe the most likely price per foot is $150 per square foot. 
Thus, 14,400 (Subject GBA) X $150 = $2,160,000. 

6-12 Months for marketing and exposure time.

02/10/2025 Fee Simple 01/24/2025 2,000,000

None. There is personal property in the warehouse; however, I am not valuing any of the 
contents. 

I assume there are no environmental concerns or issues would impact the 
value. If there are environmental concerns or issues, then the value could be different. 

None.

The cost approach was utilized due to the subject being a special use property and the age 
of the subject is only 20 years.  Therefore, it was developed. As noted, the subject is a health club and there are very few income 
peoperties in regard to rent. Therefore, the income approach was not developed. It is not necessary for credible results. The sales 
comaprison approach has an indicated value of $2,160,000.
Results: Cost Approach: $1,990,400. Income Approach: Not developed and Sales Comparison Approach $2,160,000. The overall 
value is considered to be $2,000,000. 
 
INTENDED USE: To provide a value opinion for potential investment decision.
Type and Definition of Value:Cite the Source: Market Value and Source as noted as the Dictionary of Real Estate Appraisal. 
I considered all three market approaches to value: Sales Comparison Approach, Cost Approach and Income Approach. 

Form ZBRS3 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMOD

VALUATION - Sales Comparison Approach
Characteristic Subject Comparable 1 Comparable 2 Comparable 3

Address

Proximity to Subject
Sale Date
Sale Price $
Price / $

$ $ $
$ $ $

Data Source
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION ADJ+/(–) DESCRIPTION ADJ+/(–) DESCRIPTION ADJ+/(–)

Property Rights Conveyed
Financing Terms
Conditions of Sale
Date of Sale/Time Adjustment
Adjusted Sale Price $ $ $
Adjusted Price Per $ $ $
Location
Age
Condition
Construction
Size

Overall Comparability to Subject
Net Characteristics Adjustment + – + – + –
Adj. Sale Price of Comparable $ $ $
Analysis and Discussion of Sales Comparison Approach/Market Value Conditions:

RECONCILIATION AND FINAL VALUE ESTIMATE
Exposure Time and Marketing Time:

Date of Report Interest Valued Effective Date of Value Market Value
$

SPECIAL ASSUMPTIONS AND LIMITING CONDITIONS
Identify any Personal Property included in the value estimate:

This estimate of value is subject to the following Extraordinary Assumptions:

This estimate of value is based on the following Hypothetical Conditions:

REQUIRED ADDENDA ITEMS
Subject Photographs Plat Map or Site Plan Area Map with Subject and Comparables

SCOPE OF THE ASSIGNMENT
Purpose:  To estimate the value(s) of the interest specified as of the effective date(s) cited in the report.

Market Value Defined:  The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and
seller, each acting prudently, knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a
specified date and the passing of title from seller to buyer under conditions whereby: (1)buyer and seller are typically motivated; (2) both parties are well informed or well
advised, and each acting in what considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in
U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale. (OCC Regulation 12 CFR 34.42)

Scope Of Work Described/Limitations of Scope: This assignment is limited in scope and is presented in a summary format. It is intended to be for the use of the named client
only. Per prior agreement with the client, the preparation of the single most appropriate approach to value is acceptable. The contained approach is deemed to be the most
applicable method in the valuation of the subject property

Additional Scope Comments By Preparer (If Any):

February 2012Page 2 of 4
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SCOPE OF WORK: I viewed the subject property. I reseached the 
subject parcel on Gaston County. I analyzed the subject's highest and best use through the four tests. I researched land sales 
similar to the subject property and formulated an opinion of site value. Then I completed a cost approach for the building less 
depreciation and added the land value. I considered the income approach and there was not ample data to complete that 
approach. Then, I researched improved sales for the area that are similar to the subject property. I placed these sales on a sales 
grid, made appropriate adjustments, then formulated a value from the sales comparison approach. In this assignment, the sales 
comparison approach and cost approach support each other. 

Description of the service to be performed/Scope of Work Perform a real property appraisal that will conform with the North 
Carolina Appraisal Board Rules and Laws/Regulations, USPAP as well as the professional ethics and standards of the Appraisal 
Institute. This will include a site visit to the subject property. The interior and exterior of the building will be viewed. This type of 
site visit does not include an inspection as normally performed by a home inspector or engineer. It will not include a roof 
inspection as that is not a normal item viewed by an appraiser. I will measure the building and confirm the site size from the 
county records. I will also observe the building as an appraiser to make notes of the overall condition. The appraisal will include 
numerous maps, a sketch of the building and also include a comparable sales map. In regard to valuation methods/techniques, the 
Sales Comparison Approach, Cost Approach and Income Approach will be considered. Of these approaches to value, the 
approaches applicable and necessary for credible results will be employed. After employing the applicable approaches to value, a 
final reconciliation will be written. 

Form ZBRS3 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMOD

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
This report has been made with the following general assumptions:

1. No responsibility is assumed for legal or title considerations. Title to the property is assumed to be good and marketable unless otherwise stated in this report.

2. The property is assumed to be free and clear of any or all liens and encumbrances unless otherwise stated in this report.

3. Responsible ownership and competent property management are assumed unless otherwise stated in this report.

4. The information furnished by others is believed to be reliable, however, no warranty is given for its accuracy.

5. All engineering is assumed to be correct. The plot plans and illustrative material in this report are included only to assist the reader in visualizing property.

6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that render it more or less valuable. No responsibility is assumed
for such conditions or for arranging for engineering studies that may be required to discover them.

7. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws unless otherwise stated in this report.

8. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless nonconformity has been stated, defined, and considered
in this report.

9. It is assumed that all required licenses, certificates of occupancy consents, or other legislative or administrative authority from any local, state, or national governmental
or private entity or organization have been or can be obtained or renewed for any use on which the value estimates contained in this report are based.

10. Any sketch in this report may show approximate dimensions and is included to assist the reader in visualizing the property.  Maps and exhibits found in this report are
provided for reader reference purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this report. No survey has been made for
the purpose of this report.

11. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the property described and that there is no encroachment
or trespass unless otherwise stated in this report.

12. The preparer is not qualified to detect hazardous waste and/or toxic materials. Any comment that might suggest the possibility of the presence of such substances
should not be taken as confirmation of the presence of hazardous waste and/or toxic materials. Such determination would require investigation by a qualified expert
in the field of environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam insulation or other potentially hazardous materials
may affect the value of the property. The value estimate is predicated on the assumption that there is no such material on or in the property that would cause a loss
in value unless otherwise stated in this report. No responsibility is assumed for any environmental conditions, or for any expertise or engineering knowledge required
to discover them. The preparer's descriptions and resulting comments are the result of the routine observations made during the preparation process.

13. Unless otherwise stated in this report, the subject property’s estimate of value is made without a specific compliance survey having been conducted to determine if the
property is, or is not, in conformance with the requirements of the Americans with Disabilities act. The presence of architectural and communications barriers that are
structural in nature that would restrict access by disabled individuals may adversely affect the property's value, marketability, or utility.

This report has been made with the following general limiting conditions:

1. The distribution, if any, of the total valuation in this report between land and improvements applies only under the stated program of utilization.  Any
separate allocations for land and buildings must not be used in conjunction with any other valuation and are invalid if so used.

2. Possession of this report, or a copy thereof, does not carry with it the right of publication. It may not be used for any purpose by any person other than the party to
whom it is addressed.

3. Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the preparer, or the firm with which the preparer is
connected) shall be disseminated to the public through advertising, public relations, news sales, or other media without prior consent and approval.

Additional General Assumptions And Limiting Conditions By Preparer (If Any): 
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Dr. James  C. Julian, SRA, AI-RRS, ASA, IFA

02/10/2025

A6405

06/30/2025
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CERTIFICATION
I certify that, to the best of my knowledge and belief:

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

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

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

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

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

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

7. The conclusions are not based on a requested minimum valuation, a specific valuation, or the approval of a loan.

Additional Certification Comments By Preparer (If Any): 

Preparer's Name:

Preparer's Signature:

Date of Signature:

Certification # (If Applicable):

Certification Expiration Date:

Co-Preparer's Name:

Co-Preparer's Signature:

Date of Signature:

Certification # (If Applicable):

Certification Expiration Date:

Sources for Subject Site and Improvement Data (Check all that apply):

Public Records Prior Appraisal Third Party Collector Exterior Only Inspected by Preparer Exterior/Interior Inspected by Preparer

February 2012Page 4 of 4
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Form AI9005 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Client: Client File #:
Subject Property: Appraisal File #:

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal is subject to the following assumptions and limiting conditions:

This report is prepared using forms developed and copyrighted by the Appraisal Institute. However, the content, analyses, and opinions set
forth in this report are the sole product of the appraiser. The Appraisal Institute is not liable for any of the content, analyses, or opinions set
forth herein.

No responsibility is assumed for matters legal in character or nature. No opinion is rendered as to title, which is assumed to be good and
marketable. All existing liens, encumbrances, and assessments have been disregarded, unless otherwise noted, and the property is
appraised as though free and clear, having responsible ownership and competent management.

I have examined the property described herein exclusively for the purposes of identification and description of the real property. The objective
of my data collection is to develop an opinion of the highest and best use of the subject property and make meaningful comparisons in the
valuation of the property. The appraiser's observations and reporting of the subject improvements are for the appraisal process and valuation
purposes only and should not be considered as a warranty of any component of the property. This appraisal assumes (unless otherwise
specifically stated) that the subject is structurally sound and all components are in working condition.

I will not be required to give testimony or appear in court because of having made an appraisal of the property in question, unless specific
arrangements to do so have been made in advance, or as otherwise required by law.

I have noted in this appraisal report any significant adverse conditions (such as needed repairs, depreciation, the presence of hazardous
wastes, toxic substances, etc.) discovered during the data collection process in performing the appraisal. Unless otherwise stated in this
appraisal report, I have no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the property (such as, but
not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.)
that would make the property less valuable, and have assumed that there are no such conditions and make no guarantees or warranties,
express or implied. I will not be responsible for any such conditions that do exist or for any engineering or testing that might be required to
discover whether such conditions exist. Because I am not an expert in the field of environmental hazards, this appraisal report must not be
considered as an environmental assessment of the property. I obtained the information, estimates, and opinions furnished by other parties
and expressed in this appraisal report from reliable public and/or private sources that I believe to be true and correct.

I will not disclose the contents of this appraisal report except as provided for in the Standards and Ethical Rules under which this appraisal
was developed and reported and/or applicable federal, state or local laws.

The Client is the party or parties who engage an appraiser (by employment contract) in a specific assignment. A party receiving a copy of this
report from the client does not, as a consequence, become a party to the appraiser-client relationship. Any person who receives a copy of
this appraisal report as a consequence of disclosure requirements that apply to an appraiser's client, does not become an intended user of
this report unless the client specifically identified them at the time of the assignment. The appraiser's written consent and approval must be
obtained before this appraisal report can be conveyed by anyone to the public through advertising, public relations, news, sales, or other
media.

If this valuation conclusion is subject to satisfactory completion, repairs, or alterations, it is assumed that the improvements will be
completed competently and without significant deviation.

VALUE DEFINITION
Market Value Definition (below) Alternate Value Definition (attached)

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

1. buyer and seller are typically motivated;

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

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

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

5. the price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by
anyone associated with the sale. Source: The Dictionary of Real Estate Appraisal, 6th ed., Appraisal Institute

*NOTICE: The Appraisal Institute publishes this form for use by appraisers where the appraiser deems use of the form appropriate. Depending on the assignment, the
appraiser may need to provide additional data, analysis and work product not called for in this form. The Appraisal Institute makes no representations, warranties or
guarantees as to, and assumes no responsibility for, the data, analysis or work product, or third party certifications, verifications, data specifications, scores, indexes,
or valuation tools, used or provided by the individual appraiser(s) or others in the specific contents of the AI Reports®. AI Reports® AI-900.05 Certification,
Assumptions and Limiting Conditions© Appraisal Institute 2017, All Rights Reserved June 2017



Gaston County Schools 2023-514
3372 Robinwood Rd, Gastonia, NC 28054 202501-2890

I am a Designated Member of the Appraisal Institute.
As of the date of this report, I have completed the continuing
education program of the Appraisal Institute.

Dr. James  C. Julian, SRA, AI-RRS, ASA, IFA
02/10/2025

A6405 NC
06/30/2025
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Client: Client File #:
Subject Property: Appraisal File #:

APPRAISER CERTIFICATION
I certify that, to the best of my knowledge and belief:

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

The reported analysis, opinions, and conclusions are limited only by the report assumptions and limiting conditions, and are my personal,
unbiased professional analysis, opinions, and conclusions.

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

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

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

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

My analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of
Professional Appraisal Practice.

Individuals who have provided significant real property appraisal assistance are named below. The specific tasks performed by those named
are outlined in the Scope of Work section of this report.

None Name(s)

As previously identified in the Scope of Work section of this report, the signer(s) of this report certify to the inspection of the property that is
the subject of this report as follows:

Property Inspected by Appraiser Yes No

Property Inspected by Co-Appraiser Yes No

Services provided, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment: None Specify services provided:

ADDITIONAL CERTIFICATION FOR APPRAISAL INSTITUTE MEMBERS, CANDIDATES AND PRACTICING AFFILIATES
Appraisal Institute Designated Member, Candidate for Designation, or Practicing Affiliate Certify:

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

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

APPRAISERS SIGNATURES
APPRAISER:

Signature

Name

Report Date

Trainee Licensed Certified Residential Certified General

License # State

Expiration Date

CO-APPRAISER:

Signature

Name

Report Date

Trainee Licensed Certified Residential Certified General

License # State

Expiration Date

*NOTICE: The Appraisal Institute publishes this form for use by appraisers where the appraiser deems use of the form appropriate. Depending on the assignment, the
appraiser may need to provide additional data, analysis and work product not called for in this form. The Appraisal Institute makes no representations, warranties or
guarantees as to, and assumes no responsibility for, the data, analysis or work product, or third party certifications, verifications, data specifications, scores, indexes,
or valuation tools, used or provided by the individual appraiser(s) or others in the specific contents of the AI Reports®. AI Reports® AI-900.05 Certification,
Assumptions and Limiting Conditions© Appraisal Institute 2017, All Rights Reserved June 2017



Additional Comparables 2023-514
202501-2890

Sq. Ft.

Sq. Ft.

3372 Robinwood Rd
Gastonia, NC 28054

County/Site Visit

Fee Simple

Average
20 Years
Avg/Good
Good

GBA/Office 14,400 SF
Site 2.63 Acres

( in $ amt )

140 Raceway Dr
Mooresville, NC 28117
30.51 miles NE
04/01/2024

2,000,000
106

Costar/County Records

Fee Simple
ArmLth
Cash to Seller
04/01/2024

2,000,000

Average
25 Years
Average
Average +400,000
18,860
1.30 Acres

400,000
127.25 / Sq. Ft.

3621 Boiling Springs Rd
Boiling Springs, SC 29316
47.92 miles W
07/01/2024

2,200,000
220

Costar/County Records

Fee Simple
ArmLth
Cash to Seller
07/01/2024

2,200,000

Average
44 Years
Average
Good
10,000 SF
1.37 Acres 0

220.00 / Sq. Ft.

4 5 6

Form ZBRS3.(AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMOD

File No:

VALUATION - Sales Comparison Approach
Characteristic Subject Comparable # Comparable # Comparable #

Address

Proximity to Subject
Sale Date
Sale Price $
Price / $

$ $ $
$ $ $

Data Source
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION ADJ+/(–) DESCRIPTION ADJ+/(–) DESCRIPTION ADJ+/(–)

Property Rights Conveyed
Financing Terms
Conditions of Sale
Date of Sale/Time Adjustment
Adjusted Sale Price $ $ $
Adjusted Price Per $ $ $
Location
Age
Condition
Construction
Size

Overall Comparability to Subject
Net Characteristics Adjustment + – + – + –
Adj. Sale Price of Comparable $ $ $
Analysis/Comments:

February 2012



Appraisal Institute Certifications
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Form PICPIX.CC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Comparable 1

Sales Price
G.B.A.
Age/Yr. Blt.

110 Indian Walk
2,500,000
10,000 SF
17 Years

Comparable 2

Sales Price
G.B.A.
Age/Yr. Blt.

12610 Steele Creek Rd
1,890,000
10,000 SF

Comparable 3

Sales Price
G.B.A.
Age/Yr. Blt.

445 Earl Rd
2,380,000
12,600 SF
25 Years

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form PICPIX.CC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Comparable 4

Sales Price
G.B.A.
Age/Yr. Blt.

140 Raceway Dr
2,000,000
18,860
25 Years

Comparable 5

Sales Price
G.B.A.
Age/Yr. Blt.

3621 Boiling Springs Rd
2,200,000
10,000 SF
44 Years

Comparable 6

Sales Price
G.B.A.
Age/Yr. Blt.

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Appraisal Certification

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Zoning Information

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Parcel

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



City of Gastonia Zoning

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Form PIC6 LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form PIC6 LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form PIC6 LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form PIC6 LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form PIC6 LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Qualifications - Page 1
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Qualifications - Page 2
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Qualifications - Page 3
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Qualifications - Page 4
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Qualifications - Page 5
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Qualifications - Page 6
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Qualifications - Page 7
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Qualifications - Page 8

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Aerial Map
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Aerial Map
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Location Map
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Realist - Page 1
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Realist - Page 2

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Form MAP.FLOOD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Flood Map
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form SKT.BLDSKI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Building Sketch
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

12
0'

120'

120'

120'

Finished Space Heated and Cooled

TOTAL Sketch by a la mode Area Calculations Summary

Living Area Calculation Details
First Floor 14400 Sq ft  120 × 120  = 14400

Total Living Area (Rounded): 14400 Sq ft

Property Address
City County State Zip Code



Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Sales Map
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Sales Map
N/A
3372 Robinwood Rd
Gastonia Gaston NC 28054
Gaston County Schools

Borrower/Client

Lender/Client

Property Address
City County State Zip Code



Addendum - Page 1
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Addendum - Page 2
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