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GOLD BUG VALUATION SERVICES, LLC

REAL ESTATE APPRAISAL & CONSULTING

May 13, 2026.

Mr. Andy Schryver

South Creek Development, LLC
528 Johnnie Dodds Blvd., Suite 201
Mt. Pleasant, SC 29464

RE:  Appraisal of:

The Lockhart Landing Site
6.276 Acres of Vacant Land
Located at 465 Lockhart Lane
Gaffney, South Carolina 29341

Dear Mr. Schryver:

In accordance with your request, I have inspected the above referenced property located at 465
Lockhart Lane, near the City of Gaffney, Cherokee County, South Carolina, and have made the
requisite investigation to estimate the Market Value “As Is” of the fee simple estate of the
subject property as of the date of my last visit to the property, April 26, 2026. Market Value and
Market Value “As Is” are defined in the attached report.

Based on my investigation, analysis, and conclusions, an opinion has been formed that the
Market Value “As Is” of the fee simple estate of subject property, as of the last visit to the
property, April 26, 2026, subject to the Extraordinary and General and Underlying Assumptions
and General Limiting Conditions (which are incorporated into this letter by reference and which
are fully set forth in the attached report), was:

SIX HUNDRED NINETY THOUSAND DOLLARS
$690,000

The final estimate of value does not contain the value of any personal property or intangible
items.

I have attempted to prepare this appraisal report in conformity with the Uniform Standards of
Professional Appraisal Practice and Code of Professional Ethics of the Appraisal Institute. The
appraisal report also meets the Uniform Standards of Professional Practice (USPAP) developed
by The Appraisal Standards Board of The Appraisal Foundation. The appraisal report has been
prepared in compliance with FIRREA Title XI, 12 CFR Party 34 (RTC).

1493 Village Sq. - Mount Pleasant, South Carolina 29464 - (843) 284-3090



Mr. Andy Schryver
May 13, 2026.
Page Two

The compensation for this report is not contingent upon the 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. The appraisal
assignment is not based on a requested minimum valuation, a specific valuation, or the approval
of a loan. I hereby certify that I have no interest in the subject property.

Respectfully submitted,
Digitally signed by Franklin B.
—~ . Sewell, MAI
Frasictin ./ ety AN Dater 2026.05.13 18:04:23
-04'00'
Franklin B. Sewell, MAI
SC State Certified General
Real Estate Appraiser CG-2877

NC State Certified General
Real Estate Appraiser A8089

26011R
Enc.
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CERTIFICATION

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

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

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

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

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

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

- The 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.

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

- Franklin B. Sewell, MAI made a personal visit to the property that is the subject of
this report.

- No one provided significant real property appraisal assistance to the person signing
this report.

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

- As of the date of this report, Franklin B. Sewell, MAI has completed the continuing
education program for Designated Members of the Appraisal Institute.

- I previously completed an appraisal of the subject property with an effective date of
April 26, 2026 and a report date of May 1, 2026. The attached appraisal was
completed to reflect the updated subject site size as shown on a new survey and
corresponding Second Amendment to the Purchase and Sale Agreement. I have
performed no other services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this appraisal assignment.
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Gold Bug Valuation Services, LLC was engaged to appraise the Market Value “As Is” of the fee

simple estate of the following real property, as of the date of the last visit to the property, April
26, 2026:

The Lockhart Landing Site
6.276 Acres of Vacant Land
Located at 465 Lockhart Lane
Gaffney, South Carolina

Based on the appraiser’s investigation, analyses, and conclusions, an opinion has been formed
that the Market Value “As Is” of the fee simple estate of the subject property, as of April 26,
2026, subject to the Extraordinary and General and Underlying Assumptions and General
Limiting Conditions, was:

SIX HUNDRED NINETY THOUSAND DOLLARS
$690,000

The final estimate of value does not contain the value of any personal property or intangible
items.

Digitally signed by Franklin B.

Srosislin fi. S omess, SN Sewel, MAI
Date: 2026.05.13 18:04:54 -04'00'

Franklin B. Sewell, MAI

SC State Certified General
Real Estate Appraiser CG-2877
NC State Certified General
Real Estate Appraiser A8089



EXTRAORDINARY AND GENERAL AND UNDERLYING ASSUMPTIONS
This appraisal has been made with, and is subject to, the following General Assumptions:

That title to the property is assumed to be good and marketable unless otherwise
stated. No responsibility is assumed for the legal descriptions or for any legal
matter.

That the definition of value together with other definitions and assumptions on
which the analyses of the appraiser is based are set forth in appropriate sections of
this report and are a part of these General Assumptions as if included here in their
entirety.

That the property is considered to be under responsible ownership and
management and free of all liens and encumbrances except as specifically
discussed herein.

That the facts, estimates, and opinions furnished the appraiser by others and
contained in this report are considered to be from reliable sources and where
feasible have been verified. However, no responsibility is assumed for the
accuracy of the information. The appraiser reserves the right to modify the value
estimates should more reliable or accurate information become available
subsequent to delivery of this report.

All engineering and/or surveys are assumed to be correct. The sketches, plot
plans, and drawings included in the report are included only to assist the reader in
visualizing the property.

It is assumed that there are no hidden or other unapparent conditions in the soil,
subsoil, structures, or property which would render them more or less valuable.
The appraiser specifically accepts no responsibility for damage by termites, wood
borers, or any other wood infesting insects. No responsibility is assumed for such
conditions or for engineering or inspection which would be required to discover
them.

Unless otherwise stated in this report, the existence of hazardous material, which
may or may not be present on or in the property, was not observed by the
appraiser. The appraiser has no knowledge of the existence of such materials on,
in, or near the property. The appraiser, however, is not qualified to detect such
substances.

The presence of potentially dangerous or hazardous materials, gasses, or toxic
substances may affect the value of the property and in this appraisal the value
estimate is predicated on the assumption that there is no such element on, in, or
near the property that would cause a loss in value.



No responsibility is assumed for any such conditions or for any expertise or
engineering knowledge required to discover them.

Good structural and mechanical conditions are assumed to exist and no opinion as
to these matters is to be inferred or constructed from the attached report.

It is assumed that there is full compliance with all applicable federal, state, and
local environmental regulations and laws unless non-compliance is stated,
defined, and considered in the appraisal report.

It is assumed that all required licenses, certificates of occupancy, legislated or
administrative consents 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 estimated contained in this report is based.

It is assumed that the utilization of the land and/or improvements is within the
boundaries or property lines of the property described herein and that there is no
encroachment or trespass unless noted within the report.

The Americans with Disabilities Act of 1990 ("ADA") became effective January
26, 1992. The appraiser has not made a specific compliance survey and analysis
of this property to determine whether or not it is in conformity with the various
detailed requirements of the ADA. It is possible that a compliance survey of the
property, together with a detailed analysis of the requirements of the ADA, could
reveal that the property is not in compliance with one or more of the requirements
of the Act. If so, this fact could have a negative effect upon the value of the
property. Since the appraiser has no direct evidence relating to this issue, possible
non-compliance with the requirements of the ADA was not considered in
estimating the value of the property.

This appraisal is subject to an extraordinary assumption. The subject property is
currently split zoned, GC, General Commercial District and GR, General
Residential District by Cherokee County. In order to obtain public sewer service
from the City of Gaffney, the property must be annexed into the City. The client
plans to apply for annexation with the proposed development upon a successful
tax credit award. According to the developer, the City sent the following in an
email on April 27, 2026 regarding the proposed development and annexation,
“...thank you for your interest in developing an apartment project in Gaffney. We
at the City of Gaftney are very interested in having this project annex into the city
limits and welcome the opportunity to discuss the next steps.” Considering this
statement as well as the current need for affordable housing in Gaffney and for the
purpose of this appraisal, I have made the extraordinary assumption that that the
subject property is likely to be annexed into the City with a zoning designation of
RM, Multifamily Residential District.



GENERAL LIMITING CONDITIONS
This appraisal has been made with, and is subject to, the following General Limiting Conditions:

The appraiser, by reason of this appraisal report, is not required to give further
consultation, testimony, or to be in attendance in court or at any governmental or
other hearing with reference to the property without prior arrangements.

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

Use and disclosure of the content of this report are governed by the bylaws and
regulations of the Appraisal Institute. Neither all nor any part of the contents of
this report (especially any conclusions as to the value, the identity of the
appraisers or the firm with which they are connected, or any reference to the
Appraisal Institute to the MAI or SRA designations) shall be disseminated to the
general public through advertising or sales media, public relations media, news
media, or other public means of communication without the prior written consent
of the appraiser.

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 other person other than
the party to whom it is addressed without consent of the appraiser, and in any
event, only with properly written qualifications and only in its entirety.

The party for whom this appraisal report was prepared may distribute copies of
this appraisal report in its entirety to such third parties as may be selected by the
party for whom this appraisal report was prepared. However, portions of this
appraisal report shall not be given to third parties without the prior consent of the
signatories of this appraisal report.

Additional copies of this appraisal may be obtained for an appropriate fee only
with the knowledge and consent of the client.



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Property Type:
Property Location:

Parcel Number:

County:
Census Tract:
Date of Appraisal:

Date of Report:

Property Rights Appraised:

Owners of Record:
Site Data:

Flood Zone:
Zoning:

Highest and Best Use:

Market Value “As Is” Estimate:

Vacant Land
465 Lockhart Lane, Gaffney, SC

(Portion of) 098-00-00-011.000, 098-00-00-
020-00 and 098-00-021.001

Cherokee

970302

April 26, 2026

May 13, 2026.

Fee Simple Estate

TC Hampshire, LLC

6.276 Acres

X; 45021C0157D (September 16, 2011)
See Zoning Section

Multifamily Development

$690,000



IDENTIFICATION AND HISTORY

The subject property consists of a 6.276 acre site that is located just outside of the municipal
limits of the City of Gaffney, Cherokee County, South Carolina. The subject property can be
identified on the Cherokee County Assessor’s map as a portion of TMS No. 098-00-00-011.000
and TMS Nos. 098-00-00-020-00 and 098-00-021.001. The property is currently a portion of a
+/- 23 acre tract owned by TC Hampshire, LLC, having been obtained from Czar Holdings, LLC
on April 25, 2024. The transaction is recorded in Deed Book 171 at page 1301 in the Cherokee
County ROD Office.

The subject property is currently under contract to sell to South Creek Development, LLC. The
contract is dated February 10, 2026, with a First Amendment dated April 16, 2026 and a Second
Amendment dated May 13, 2026. The Second Amendment specified that the exact acreage and
boundaries of the subject site would be determined by a new survey. The Second Amendment
included the size of the subject site as shown on the newly completed survey and the purchase
price was updated to $669,650, based upon this size and the price per acre agreed upon in the
initial agreement. The buyer plans to develop the property with a 60-unit apartment property
under the South Carolina State Housing Finance and Development Authority’s Low-Income
Housing Tax Credit Program. The contract contains contingencies related to the buyer’s ability
to obtain tax credit allocations, financing, utilities, and authorizations necessary for development
of the project.

A tenant owned mobile home is currently located on TMS No. 098-00-00-020-000. The property
owner indicated the site is under a short-term lease and that the tenant has been given notice to
vacate and remove the mobile home from the site. He stated that if the tenant abandons the
mobile home that he will remove it prior to closing.

The subject property was not listed for sale at the time of contract ratification, but is a portion of
a larger tract that is available for lease as part of a commercial build-to-suit development. A
colleague of South Creek Development, LLC recognized that the location would be attractive as
a multifamily site and referred them to the seller, who is also the listing agent. The purchase
price for a +/- 6.0 acre portion of the larger site was then negotiated. A copy of the referenced
deed and contract can be found in the Addenda as Addendums A. Copies of the PSA and
Amendments are included in the Addenda as Addendum B.
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OWNER OF RECORD

The subject property is currently owned by TC Hampshire, LLC.

PURPOSE OF THE APPRAISAL
The purpose of the appraisal is to estimate the Market Value “As Is” of the fee simple estate of
the subject property.
INTENDED USE OF THE APPRAISAL
The intended use of this appraisal is to aid in application to the South Carolina State Housing
Finance and Development Authority for the Low-Income Housing Tax Credit Program.
CLIENT AND INTENDED USER OF THE APPRAISAL

The client and intended user of this appraisal is South Creek Development, LLC, for the stated
intended use. The South Carolina State Housing Finance and Development Authority is also
considered an intended user of the appraisal and the Authority may rely on the representations

made herein. The Authority reserves the right to convey a copy of the appraisal to third parties,
assigns and pertinent parties involved in the contemplated allocation of tax credits.

PROPERTY RIGHTS APPRAISED

The subject property is appraised in the fee simple estate which is “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.”!

DATE OF THE VALUE ESTIMATE

April 26, 2026

DATE OF REPORT

May 13, 2026.

! Appraisal Institute, The Appraisal of Real Estate, 13" ed., p. 114.
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DEFINITIONS OF VALUE

Market Value: as defined by The Office of the Comptroller of the Currency, FDIC Rules and
Regulations 12 C.F.R. Part 323.2 Definitions (g), is:

The most probable price which a property would 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 specific 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 sale concessions granted by
anyone associated with the sale.

Market Value “As Is” on Appraisal Date: An estimate of the Market Value of a property in

the condition observed upon inspection and as it physically and legally exists without
hypothetical conditions, assumptions, or qualifications as of the date of inspection.?

2 Appraisal Institute, The Appraisal of Real Estate, 13" ed., p. 114.
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SCOPE OF THE APPRAISAL

The appraisal problem is to estimate the Market Value “As Is” of the fee simple estate of the
subject property located at 465 Lockhart Lane, near the City of Gaffney, Cherokee County,
South Carolina, as of the date of the last visit to the property, April 26, 2026. Franklin B. Sewell,
MAI made a personal visit to the subject property.

To estimate this value, I have completed the appraisal process which includes the collection,
confirmation, analysis, and reporting of market data between the dates of March 18, 2024 and
May 13, 2026.. The geographical area studied was defined in the Region Analysis section of this
report. The data was collected from various sources as follows:

o A physical visit to the subject property
o Recorded plats and deeds found in various county RMC and ROD offices.

o Local professionals involved in the sale of properties similar to the subject
property

o Employees and publications of state and local government agencies (tax
assessors, zoning officials, Chamber of Commerce, and so on)

o Data services such as Crexi, SC Commercial MLS, Compstak, and Loopnet.

This information has been confirmed when possible and analyzed to derive area and
neighborhood trends in land values, absorption rates, growth rates, and so on. A Market Value
“As Is” indication for the subject property was reached using this data in a direct sales
comparison approach to value in this report.
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REGION ANALYSIS

Location

The subject property is located near the City of Gaffney, Cherokee County, SC. Cherokee
County is located in the northern portion of the state and borders North Carolina. The county has
a land area of 397 square miles. Cherokee County is bounded to the North by North Carolina, to
the east by York County, to the south by Union County, and to the west by Spartanburg County.

Cherokee County is part of the Greenville-Spartanburg-Anderson CSA, the largest Combined
Statistical Area (CSA) in the state. This CSA includes all counties in the Upstate except for
Abbeville County. The CSA is made up of Greenville, Spartanburg, Anderson, Pickens Oconee,
Greenwood, Laurens, Cherokee, and Union Counties. The Greenville-Spartanburg—Anderson
CSA was first defined by the Office of Management and Budget in 2015. In 2018, the OMB
redefined the CSA such that it no longer included Abbeville County. Within the CSA are a total
of two Metropolitan Statistical Areas and four Micropolitan Statistical Areas. Cherokee County
is located in a seven-county area known as the “I-85 Business Belt.” Thirteen chambers of
commerce have combined to promote economic development in the region. The Business Belt
includes (alphabetically): Anderson, Cherokee, Greenville, Laurens, Oconee, Pickens, and
Spartanburg Counties.

The Greenville-Spartanburg-Anderson CSA should be considered as one entity for this analysis.
In analyzing the area, the four basic factors or forces that influence value are social, economic,
government, and environmental considerations. These factors are all highly interrelated.

History

Cherokee County was established in 1897 from parts of neighboring counties including York,
Union and Spartanburg Counties. It was named after the Cherokee Indians who once inhabited
the area. The Battle of Cowpens, an important victory for the revolutionary forces in the
Revolutionary War, was fought in the area in January of 1781. Iron mining was an important
activity in this region until the Civil War.

Climate
The State of South Carolina is located in what is known as the “sunbelt” region of the country

due to its moderate climate. The average temperature in Cherokee County is 59 degrees, which
is slightly lower than the state average.
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Population

The CSA has experienced significant recent growth, with its population increasing by
approximately 21.8% between 2010 and 2025. While the broader Upstate region has seen robust
expansion, Cherokee County has maintained a more modest, stable growth trajectory. The
population of Cherokee County was estimated at 58,275 in 2025, representing a 4.9% increase
from the 2010 census count of 55,534, reflecting a consistent, albeit gradual, upward trend in the
local population. However, the area should see future growth as the population radiates outward
from Greenville and Spartanburg as Upstate residents seek a more affordable alternative. In
response to increasing demand, over 1,000 new single-family lots are currently being developed
in the City of Gaftney with an additional 1,500 proposed.

POPULATION GROWTH
1990-2023
POPULATION 1990 2000 2010 2020 2025
CHEROKEE
COUNTY 44,506 52,649 55,534 57,316 58,275
UPSTATE CSA 1,036,053 1,194,375 1,336,656 1,511,905 1,659,022

Source: US Census Bureau
Government

Public services and utilities are available and adequate in most of the subject region. The taxes
in the region and in the incorporated areas are considered to be reasonable in comparison with
similar areas offering the same services.

Public services and utilities are available and adequate in most of the subject region. The taxes
in the region and in the incorporated areas are considered to be reasonable in comparison with
similar areas offering the same services.

Education

The Cherokee School District consists of twelve elementary, four junior high and two high
schools. There are several private elementary and secondary schools in the area. Institutions of
higher education located in the area include Limestone College and Spartanburg Community
College (Cherokee County Campus).

Economic Profile
Prior to a spike in unemployment during the pandemic, the unemployment rate in Cherokee

County had dropped for seven consecutive years. The rate has since dropped back to pre-
pandemic levels; however, there has been slight rise over the past two years.
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The county’s unemployment rate was reported at 6.7% in February 2026. South Carolina’s
unemployment rate was 5.4% in February 2024 and nationally, the unemployment rate was

4.7%.

ANNUAL UNEMPLOYMENT RATE
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2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
CHEROKEE COUNTY SOUTH CAROLINA UNITED STATES

Year Employment [  Unemp. Rate Employment [  Unemp. Rate Employment [  Unemp. Rate
2024 21,746 1,306 5.7% 2,457,287 105,328 4.1% 161,346,000 | 6,761,000 4.0%
2023 22,284 966 4.2% 2,420,636 74,521 3.0% 161,037,000 | 6,080,000 3.6%
2022 22,728 968 4.1% 2,344,834 77,513 3.2% 158,291,000 | 5,996,000 3.6%
2021 23,000 1,213 5.0% 2,279,261 93,057 3.9% 152,581,000 | 8,623,000 5.3%
2020 22,347 1,939 8.0% 2,201,090 140,613 6.0% 147,795,000 | 12,947,000 8.1%
2019 23,355 724 3.0% 2,263,682 64,405 2.8% 157,538,000 | 6,001,000 3.7%
2018 23,044 867 3.6% 2,206,821 76,542 3.4% 155,761,000 | 6,314,000 3.9%
2017 21,666 1,128 4.9% 2,168,104 94,845 4.2% 153,337,000 | 6,982,000 4.4%
2016 21,280 1,349 6.0% 2,145,584 110,199 4.9% 151,436,000 | 7,751,000 4.9%
2015 21,533 1,636 71% 2,108,786 132,281 5.9% 148,834,000 | 8,296,000 5.3%

Source: DEW LMI/BLS - Local Area Unemployment Statistics




MONTHLY UNEMPLOYMENT RATE

Past 13 Months

—e— Cherokee County ~—e— South Carolina United States

Unemployment Rate (Percentage)
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Feb 2026 6.7% 5.4% 4.7%
Jan 2026 7.1% 5.5% 4.7%
Dec 2025 6.4% 4.9% 4.1%
Nov 2025 6.4% 5.0% 4.3%
Sep 2025 5.8% 4.5% %
Aug 2025 6.3% 4.8% 4.5%
Jul 2025 7.0% 4.8% 4.6%
Jun 2025 5.8% 4.6% 4.4%
May 2025 4.9% 3.9% 4.0%
Apr 2025 5.6% 3.7% 3.9%
Mar 2025 5.0% 4.1% 4.2%
Feb 2025 5.7% 4.5% 4.5%
Jan 2025 5.8% 43% 4.4%

Source: DEW LMI/BLS - Local Area Unemployment Statistics
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The region has two primary sectors generating/supporting the employment base; (1)
Manufacturing/Industrial and (2) Wholesale and retail trade. There are two primary factors
which influence the location of manufacturing/industrial development in the subject region. The
first factor is South Carolina's status as a “right to work™ state. This has resulted in a work force
with a low percentage of union affiliation. The second factor is the location of the I-85 Business
Belt as a regional distribution point. One of the primary considerations to location
manufacturing/industrial development is the flexibility of a 360 degree distribution potential.
With 1-85 functioning as the primary north/south connector for the distribution of manufactured
products, the area is seen as a prime location. The arc of distribution is furthers extended with
the connection of the Interstate 385 beltway to Interstate 26, which runs in an east/west direction,
connecting to Interstate 40 in Ashville, North Carolina.

Greenville and the surrounding area have long been known as the “Textile Center of the World,”
with approximately 75% of all textile products produced in the US being manufactured within a
100 mile radius. However, over the past several decades an influx of new, more diversified
industry has moved into the area.

The regional economy benefits from the state-of-the-art BMW automobile manufacturing facility
on Highway 101, just off Interstate 85 in Spartanburg County near the Greenville County line.
The 1.2 million S.F. plant opened in 1994. Manufacturing began certain types of the 3 Series
and with the Z3 roadster. However, a year later when the newer 3 Series platform emerged,
BMW decided not to build it at the Spartanburg plant, but instead exclusively manufacture
variants of the popular Z3. The plant currently manufactures the X5 SAV and X6 SAC for the
world market. As part of an expansion project announced in 2008, the plant added about
1,200,000 square feet of assembly space, and became the home of the next-generation X3 SAV.
The facility has become the German automaker's most productive plant worldwide with around
10,000 employees producing the majority of the company's SUVs sold in the U.S. In 2019, the
company announced a $1 billion expansion of the plant, making room for production of its new
X7 model. A new training center was recently completed on the BMW campus.

The presence of BMW, Michelin, Bosch, and other major automotive and machinery
manufacturers has attracted automotive parts suppliers to the region. ZF, a German transmission
manufacturer, announced 500 new jobs in February 2022, and Huvis Indorama Advanced
Materials announced it would add 50 new jobs at its current facility. Clemson University and its
engineering school have developed automotive research capabilities, including the International
Center for Automotive Research (ICAR). E+I Engineering, which develops electrical switchgear
equipment, announced a 200-job expansion in April 2021 at its operations in Anderson County.
In December 2021, electric busmaker Proterra announced an expansion of its Carolina
Commerce Center production facility with the addition of a 327,000-S.F. battery plant.

Cherokee County is home to dozens of companies from small family-owned companies to large
corporation such as Nestle, Freightliner, and Milliken. Manufacturing remains the top industry
in Cherokee County, employing more than 5,782 residents. Green Tech Solution, Inc. recently
located new recycling operations in Cherokee County. The company’s $75 million investment is
projected to create approximately 200 new jobs.


http://en.wikipedia.org/wiki/BMW_3_Series
http://en.wikipedia.org/wiki/BMW_Z3
http://en.wikipedia.org/wiki/BMW_X5
http://en.wikipedia.org/wiki/BMW_X6
http://en.wikipedia.org/wiki/BMW_X3
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Glenstar, a national commercial real estate developer with a concentration in industrial, recently
broke ground on the first phase of a 3.6 million-square-foot industrial park in Gaffney.
Developed jointly by Glenstar with its capital partner Creek Lane Capital, the five-building, 290-
acre Cherokee Commerce Center 85 (CCC-85) will be located northeast of the intersection of
Interstate 85 and Highway 105 and will be Cherokee County’s largest-ever industrial park upon
completion. The first speculative building (about 550,500 sq ft, expandable up to 1.3 million sq
ft) was completed in early 2025 and is now operational, with the full park being built out over
multiple phases.

EMPLOYMENT BY INDUSTRY

Accommodation and Food Services
Administrative and Waste Services
Agriculture, Forestry, Fishing and Hunting
Arts, Entertainment, and Recreation
Construction

Finance and Insurance

Health Care and Social Assistance
Information

Management of Companies and Enterprises
Manufacturing

Other Services, Except Public Administration
Professional and Technical Services

Public Administration

Real Estate and Rental and Leasing

Retail Trade

Transportation and Warehousing

Utilities

Wholesale Trade

Source: South Carolina Department of Employment & Workforce QCEW

1,768

1,025

35

206

882

290

1,262

419

216

691

124

2,219

1,210

185

2,000

4,000

5,439

6,000



Following is a list of the 20 largest employers in Cherokee County:

20 LARGEST EMPLOYERS

AMBASSADOR PERSONNEL INC

BOYSEN USA LLC

BRODER BROS CO

Brown Packing Co Inc

CHAMPION FOODS LLC

CHEROKEE COUNTY

CHEROKEE COUNTY SCHOOL DISTRICT #1

CHEROKEE COUNTY SCHOOL DISTRICT 1

CORRELL INSURANCE GROUP INC

DOLLAR TREE DISTRIBUTION INC

FREIGHTLINER CHASSIS CORPORATION

HAMRICK MILLS

HAMRICKS INC

Milliken & Company Magnolia Finishi

NESTLE FOOD COMPANY

PERSONNEL ASSOCIATES INC

Real Time Staffing Services, LLC

THE TIMKEN COMPANY

WAL-MART ASSOCIATES INC

WH Operating Group LP

Source: South Carolina Department of Employment & Workforce QCEW

Note: This list is derived from unemployment insurance accounts and some employers may be duplicated due to variations in
their reported name. Also, employers are listed alphabetically, not in rank order.
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Income

The US Department of Housing and Urban Development (HUD) recently released updated Area
Median Incomes (AMI) for 2023 and in the state of South Carolina AMI has grown in nearly
every county in the state, some by percentages in the double digits. The AMI levels highlight
county-level demographic and economic trends, and they influence decisions on housing policy
and affordable housing initiatives. Cherokee County saw a large increase with a 2023 AMI of
$65,100, representing a 13.61% increase over the 2022 figure of $57,300. It is emblematic for
AMI to rise during a period of economic inflation and a rising AMI is expected in regions and
counties experiencing growth. Upticks in AMI in the counties containing and surrounding the
state’s economic hubs are typical.

With Greenville anchoring the region, growth was expected throughout the Upstate. However,
it’s notable that growth is concentrated in the southern-central counties, not in Greenville or
Spartanburg themselves. Abbeville, Cherokee, Laurens, McCormick, and Greenwood Counties
all saw double-digit growth, with Greenwood at the top of the list. This uneven growth may be a
bit of a catch-up effect: Greenville and Spartanburg Counties have seen ongoing growth, while
their surrounding counties may be catching up more rapidly as that growth radiates outward as
Upstate residents are looking for a more affordable alternative to Greenville and Spartanburg.

Transportation

Interstate 85 is considered by many to be the “lifeline” of Cherokee County. This roadway runs
through the city limits of Gaffney and has contributed to much of the growth along Floyd Baker
Blvd., which is the county’s main thoroughfare. The majority of the county’s growth has
occurred along I-85. US Highway 29 parallels 1-85 and serves as the major roadway in the
downtown area of Gaffney. Other state highways serving the county include SC Highways 11,
150, 18 and 5.

There are no airports in county limits, so Cherokee County is serves by the Charlotte/Douglas
International Airport and the Greenville-Spartanburg International Airport. Feasibility studies
have determined a need for an airport to serve the county, and a major economic feasibility study
is currently underway to determine if the needed funds will be obtained from the federal
government.

Recreational & Cultural

There are three national parks within the boundaries of Cherokee County: The Overmountain
Victory Historic Trail, Kings Mountain National Military Park and Cowpens National
Battlefield. There are several historic homes throughout the county, some of which offer annual
tours. Gaffney Little Theatre and Limestone College provide entertainment for theater
enthusiasts in the area.
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The major shopping center in the area is Prime Outlets — Gaffney, which is reported to attract
almost 3,000,000 visitors per year. One of the fastest growing Commercial areas in the county is
Floyd Baker Boulevard, which is the main thoroughfare in Gaffney. This roadway enjoys a
traffic count of almost 40,000 cars per day and is where many of the stores and restaurants in the
area are located. The Cherokee County History and Arts Museum is a popular attraction. The
museum showcases the county’s history, contributions to the arts and culture in the southeast,
etc.

U.S. Secretary of Commerce Gina M. Raimondo recently announced that the Department’s
Economic Development Administration (EDA) is awarding a $3.3 million grant to the City of
Gaffney to create a new Revolutionary War Discovery Center and revitalize the local tourism
industry. This grant is funded by the American Rescue Plan. This project will boost the local
tourism industry by bringing new visitors to the city, its businesses, and attractions. This EDA
grant will be matched with $2 million in local funds.

Summary

The Cherokee County Region is located in the northern portion of the state and borders North
Carolina. The county has a population of over 56,000 and has a good deal of rural land. The
population appears to be somewhat stable with modest gains in recent decades. A positive sign
for the local economy is the ongoing construction of a new 3.6 million S.F. industrial park in
Gaffney. The area should see future growth as the population radiates outward from Greenville
and Spartanburg as Upstate residents seek a more affordable alternative. This is evidenced by a
significant number of new homes in the pipeline for the Gaffney area. The four basic factors that
influence value: social, economic, government, and environmental considerations, appear to be
well balanced in Cherokee County.
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CITY AND NEIGHBHORHOOD ANALYSIS

The subject property is located at 465 Lockhart Lane, just outside the municipal limits of the
City of Gaffney, Cherokee County, South Carolina. Lockhart Lane is a two-lane, asphalt paved
right-of-way, without curb and gutter, sidewalks, or streetlights. The site is located about 500
L.F. south of I-85, roughly an equal distance between two I-85 interchanges. Exit 92 is located
about a 1.7 mile drive to the west and exit 95 is located approximately 1.7 miles to the east.

The general subject neighborhood is considered to be the City of Gaffney. Gaffney is the largest
city in Cherokee County and is the county seat. The area become known as Gaffney City in
1872 and was named after Michael A. Gaffney, an Irish immigrant who established a tavern and
lodging house at what would become known as Gaffney’s Crossroads. Gaffney is known as the
"Peach Capital of South Carolina". In 1872, the area became known as "Gaffney City". Gaffney
became the county seat when Cherokee County was formed out of parts of York, Union, and
Spartanburg counties in 1897. In the 20" century, Gaffney became a major center for the textile
industry in South Carolina, which was the backbone of the county's economy up until the 1980s.
With the decline of the textile industry, Gaffney has seen little population growth in recent
decades. The 2025 population of Gaffney was estimated at 12,614, down slightly from the 2020
population of 12,731 and up slightly from the 2010 population of 12,574.

A new 766-lot subdivision is currently being developed at Nancy Creek Road and Hyatt Street.
The new development is located behind the Gaffney Outlet Marketplace adjacent to Interstate 85,
which has been a popular destination for shoppers since opening in 1998. Gaffney City Council
voted to annex the property in 2021. Gaffney Mayor Randy Moss indicated that it’s the largest
development approved for Gaffney in 50 years and stated "We are expecting housing growth to
continue and things have taken off tremendously in the last year with interest from developers."
D.R. Horton will build the new subdivision on 241 acres. The city recently annexed another
property at Twin Lake Road and Overbrook Drive for a 365-home subdivision at the site. In
2024, Gaftney city administrator James Taylor indicated that "We are having inquiries from a
couple of other developers about (potential) projects and seeing a lot of development activity at
this point and time. We are anticipating tremendous growth over the next couple of years." A
large senior housing development recently received preliminary approval. At its April 14, 2026
meeting, the Gaffney City Council voted 4-3 to annex about 566 acres off Northgate Road, just
north of downtown Gaftney. The proposal is for roughly 1,500 age-restricted homes for residents
55 and older, including single-family homes and duplex-style housing. The council action was
limited to the first reading, so the project still must return for a second and final reading before
the annexation is complete. Community reaction has been mixed, with some opposition focused
on growth and infrastructure concerns.

The immediate subject neighborhood is considered to be the northeastern portion of Gaffney and
the area located in proximity to the municipal limits. This area can be defined as being bordered
by West Floyd Baker Boulevard to the west and southwest, Interstate Highway 85 to the north,
and North Limestone street to the east and southeast. This area contains a mixture of residential,
institutional, commercial, and religious uses. Most commercial uses are located along West
Floyd Bake Boulevard, North Limestone Street or the [-85 frontage road.
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Cherokee Medical Center at 1530 N Limestone Steet is located 1.2 miles southeast of the subject
site and provides comprehensive acute care including ER, surgery, and orthopedics. Nearby
grocery stores included Food Lion at 1405 E Fredrick Street (3.5 miles), Ingles Markets at 410
W Third Street (4.2 miles) and Walmart Supercenter at 165 Walton Drive (5 miles). Off of the
main thoroughfare are predominately residential uses, including single-family homes,
manufactured homes, and apartment properties.

Lockhart Lane Apartments are located on a site adjacent to the subject property This is a 32-unit
complex built in 2003 offering standard 1-2 bedroom rentals. Ivy Grove is an assisted living
facility located 0.1 mile away on Lockhart Lane. Located about 0.25 mile due west of the subject
property is Palmetto Patriots Home, a 104-bed skilled nursing facility. All necessary utilities are
available to the subject neighborhood; however, public sewer service is reserved for properties
located within City limits. Mortgage rates and the availability of financing in the subject
neighborhood are consistent with other areas. The proximity and adequacy of supporting
facilities for the labor force are also adequate and typical.

In summary, the subject neighborhood is located in proximity to downtown Gaffney. The subject
neighborhood has easy access to employment centers. The proximity to normal desirable
facilities and amenities is considered to be good. The neighborhood is experiencing new
development and can be considered to be in the growth stage of its life cycle. Overall, values for
most property types are considered to be stabilized, with some property types experiencing
appreciating values.
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SITE ANALYSIS

The subject property is located at 465 Lockhart Lane, just outside of the municipal limits of the
City of Gaffney, Cherokee County, South Carolina. Lockhart Lane is a two-lane, asphalt paved
right-of-way, without curb and gutter, sidewalks, or streetlights. The site is located about 500
L.F. south of I-85, roughly an equal distance between two I-85 interchanges. Exit 92 is located
about a 1.7 mile drive to the west and exit 95 is located approximately 1.7 miles to the east.

I was provided with a survey of the subject site, prepared by George T. Souther, P.L.S and dated
May 1, 2026. It should be noted that the survey is not signed; however, the surveyor’s seal is
attached and I have utilized the survey for the purpose of this appraisal. The subject site totals
6.276 acres and consists of a 1.0244 acre parcel, a 0.5087 acre parcel and a 4.7432 acre area that
is to be subdivided from a larger parcel. Copies of the survey and flood plain map follow in this
section.

The survey shows the site to have 552.52 of frontage on Lockhart Lane. The size of the subject
tract is within the typical range for vacant tracts in the subject neighborhood. The shape of this
tract is irregular, but functional for development with good frontage and access. The subject site
appears to be located in an X flood zone, a non-hazard area. The flood zone is shown on FEMA
map 45021C0157D, dated September 16, 2011.

The site appears to be basically level and the County GIS topographic map shows the site as
being roughly 730’ to 740’ above MSL. Drainage is assumed to be adequate. There are no
wetlands shown on the survey. No information has been provided as to the soils on the subject
tracts. An on-site visit did not reveal any adverse soil conditions; however, no responsibility is
assumed for any soil or sub-soil conditions. An overhead powerline runs along the frontage of
the site and an easement is assumed. The subject property has all necessary utilities available at
the site; however, access to public sewer service will require annexation into the City.

A tenant owned mobile home is currently located on TMS No. 098-00-00-020-000. The property
owner indicated the site is under a short-term lease and that the tenant has been given notice to
vacate and remove the mobile home from the site. He stated that if the tenant abandons the mobile
home that he will remove it prior to closing.

In summary, the subject property consists of a 6.276 acre tract, which is within the typical size
range for vacant tracts in the subject neighborhood. The shape of the tract is irregular but is
functional for development. Visibility and access are considered to be good. The subject site
appears to meet the standards of the typical purchaser in the market.
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ASSESSMENT AND TAXES

The subject property is located in Cherokee County. Property valuation and assessment are the
responsibility of the Cherokee County Assessor. Under South Carolina Statutes and Constitution,
all the property in the State of South Carolina is appraised by the County Assessors at Market
Value, and assessed based on a system of classification. Industrial properties falling under
certain classifications are appraised by the South Carolina Tax Commission. This system
provides that these industrial properties carry a 10.5% ratio of assessment to Market Value.

Commercial properties are appraised at Market Value and assessed at 6% of that value. All other
properties, except qualifying primary owner-occupied residences and properties which qualify
for agricultural use valuation are assessed at 6% of Market Value. Owner occupied residences
may be assessed at 4% upon application. Agricultural properties which qualify for agricultural
use valuation are assessed on the basis of 4% or 6% of Use Value depending on the type of
ownership.

The subject property’s parent parcel is currently appraised by the county tax assessor at a Market
Value of $540,000 and the two other parcels that comprise the subject property are appraised at
$25,000 and $26,400, respectively, making the total appraised value $591,400. The combined
tracts are assessed at 6% or $35,480. After applying $645.22 in local option credits, the 2025 net
taxes for these parcels totaled $12,180.80 and have been paid. The 2025 millage rate for the
subject property was 361.5.

Based on South Carolina tax law, properties are appraised at market value upon sale for the year
following the sale. Application can be made for a reduction of up to 25% for five years, but this
new taxable value may not be less than the fair market value determined by the most recent
assessment prior to the sale. If the subject property were to sell for the value estimated in this
report of $690,000, the tax assessor’s appraised market value for the newly formed parcel is
projected at $517,500 ($690,000 x 0.75).
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ZONING

The subject property is currently split zoned, GC, General Commercial District and GR, General
Residential District by Cherokee County. In order to obtain public sewer service from the City of
Gaftney, the property must be annexed into the City with a new zoning designation. The client
plans to apply for annexation with the proposed development upon a successful tax credit award.
According to the developer, the City sent the following in an email on April 27, 2026 regarding
the proposed development and annexation, “...thank you for your interest in developing an
apartment project in Gaffney. We at the City of Gaffney are very interested in having this project
annex into the city limits and welcome the opportunity to discuss the next steps.” Considering
this statement as well as the current need for affordable housing in Gaffney and for the purpose
of this appraisal, I have made the extraordinary assumption that that the subject property is likely
to be annexed into the City with a zoning designation of RM, Multifamily Residential.

According to the City’s zoning ordinance, the purpose of the RM District is to promote and
accommodate air-space condominiums, apartments, town-house developments and other high-
density housing projects in settings designed exclusively for such development. The district is
intended for application in areas accessible by major streets, and in proximity to commercial
uses, employment opportunities and community facilities.

For residential use, the minimum lot area is 6,000 S.F. for one residential unit, while area
requirements for additional units are based upon meeting minimum applicable yard setback
requirements, off-street parking requirements, buffering and landscaping requirements. The
minimum lot width at the building line is 50 feet. For arterial or collector streets, the minimum
front setback is 35 feet. For residential use, the side and rear setbacks are 5 feet for Single-family
and Duplex units; 10 feet for buildings with more than two units. A riparian buffer setback not
less than 40' or one-third the depth of a lot or parcel, whichever is less, shall be provided along
the banks of all lakes, streams and rivers. The buffer area shall remain undeveloped, except for
piers, docks, and pervious access paths to the water's edge.

The maximum building height is 50 feet. Maximum allowed density is determined by the
number of units that can constructed on site after all off-street parking, buffering, landscaping,
and other dimensional requirements have been met. There is no Maximum Impervious Surface
Area Ratio within the RM District. The parking requirement varies by use and for apartment use,
the requirement is 1.5 spaces per unit. Apartments are listed as a conditional use within this
district. Where conditionally permitted, apartments and multi-family housing projects consisting
of five or more units are required to meet specific design standards detailed in section 3.5 of the
zoning ordinance. The subject property is vacant and, therefore, meets all zoning requirements.
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HIGHEST AND BEST USE ANALYSIS

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

Therefore, any use of a property must meet the four tests of being legally permissible, physically
possible, financially feasible, and maximally productive.

Legally Permissible: The subject property is currently split zoned, GC, General Commercial
District and GR, General Residential District by Cherokee County. In order to obtain public
sewer service from the City of Gaffney, the property must be annexed into the City with a new
zoning designation. The client plans to apply for annexation with the proposed development
upon a successful tax credit award. According to the developer, the City sent the following in an
email on April 27, 2026 regarding the proposed development and annexation, “...thank you for
your interest in developing an apartment project in Gaffney. We at the City of Gaffney are very
interested in having this project annex into the city limits and welcome the opportunity to discuss
the next steps.” Considering this statement as well as the current need for affordable housing in
Gaffney and for the purpose of this appraisal, I have made the extraordinary assumption that that
the subject property is likely to be annexed into the City with a zoning designation of RM,
Multifamily Residential District.

According to the City’s zoning ordinance, the purpose of the RM District is to promote and
accommodate air-space condominiums, apartments, town-house developments and other high-
density housing projects in settings designed exclusively for such development. The district is
intended for application in areas accessible by major streets, and in proximity to commercial
uses, employment opportunities and community facilities.

For residential use, the minimum lot area is 6,000 S.F. for one residential unit, while area
requirements for additional units are based upon meeting minimum applicable yard setback
requirements, off-street parking requirements, buffering and landscaping requirements. The
minimum lot width at the building line is 50 feet. For arterial or collector streets, the minimum
front setback is 35 feet. For residential use, the side and rear setbacks are 5 feet for Single-family
and Duplex units; 10 feet for buildings with more than two units. A riparian buffer setback not
less than 40' or one-third the depth of a lot or parcel, whichever is less, shall be provided along
the banks of all lakes, streams and rivers. The buffer area shall remain undeveloped, except for
piers, docks, and pervious access paths to the water's edge.

The maximum building height is 50 feet. Maximum allowed density is determined by the
number of units that can constructed on site after all off-street parking, buffering, landscaping,
and other dimensional requirements have been met. There is no Maximum Impervious Surface
Area Ratio within the RM District.

3. Appraisal Institute, The Appraisal of Real Estate, 13th ed., p. 278.
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The parking requirement varies by use and for apartment use, the requirement is 1.5 spaces per
unit. Apartments are listed as a conditional use within this district. Where conditionally
permitted, apartments and multi-family housing projects consisting of five or more units are
required to meet specific design standards detailed in section 3.5 of the zoning ordinance. The
subject property is vacant and, therefore, meets all zoning requirements.

Physically Possible: The subject property is located at 465 Lockhart Lane, just outside of the
municipal limits of the City of Gaffney, Cherokee County, South Carolina. Lockhart Lane is a
two-lane, asphalt paved right-of-way, without curb and gutter, sidewalks, or streetlights. The site
is located about 500 L.F. south of I-85, roughly an equal distance between two [-85 interchanges.
Exit 92 is located about a 1.7 mile drive to the west and exit 95 is located approximately 1.7
miles to the east.

I was provided with a survey of the subject site that shows the property as totalings 6.276 acres
and consisting of a 1.0244 acre parcel, a 0.5087 acre parcel and a 4.7432 acre area that is to be
subdivided from a larger parcel. Copies of the survey and flood plain map follow in this section.
The survey shows the site to have 552.52’ of frontage on Lockhart Lane. The size of the subject
tract is within the typical range for vacant tracts in the subject neighborhood. The shape of this
tract is irregular, but functional for development with good frontage and access. The subject site
appears to be located in an X flood zone, a non-hazard area. The flood zone is shown on FEMA
map 45021C0157D, dated September 16, 2011.

The site appears to be basically level and the County GIS topographic map shows the site as
being roughly 730’ to 740’ above MSL. Drainage is assumed to be adequate. There are no
wetlands shown on the survey. No information has been provided as to the soils on the subject
tracts. An on-site visit did not reveal any adverse soil conditions; however, no responsibility is
assumed for any soil or sub-soil conditions. An overhead powerline runs along the frontage of
the site and an easement is assumed. The subject property has all necessary utilities available at
the site; however, access to public sewer service will require annexation into the City.

A tenant owned mobile home is currently located on TMS No. 098-00-00-020-000. The property
owner indicated the site is under a short-term lease and that the tenant has been given notice to
vacate and remove the mobile home from the site. He stated that if the tenant abandons the
mobile home that he will remove it prior to closing.

In summary, the subject property consists of a 6.276 acre tract, which is within the typical size
range for vacant tracts in the subject neighborhood. The shape of the tract is irregular but is
functional for development. Visibility and access are considered to be good. The subject site
appears to meet the standards of the typical purchaser in the market.
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Financially Feasible: Next I will consider financially feasible uses for the subject property.
The general subject neighborhood is considered to be the City of Gaffney. Gaffney is the largest
city in Cherokee County and is the county seat. The area become known as Gaffney City in
1872 and was named after Michael A. Gaffney, an Irish immigrant who established a tavern and
lodging house at what would become known as Gaffney’s Crossroads. Gaffney is known as the
"Peach Capital of South Carolina". In 1872, the area became known as "Gaffney City". Gaffney
became the county seat when Cherokee County was formed out of parts of York, Union, and
Spartanburg counties in 1897. In the 20th century, Gaffney became a major center for the textile
industry in South Carolina, which was the backbone of the county's economy up until the 1980s.
With the decline of the textile industry, Gaffney has seen little population growth in recent
decades. The 2025 population of Gaffney was estimated at 12,614, down slightly from the 2020
population of 12,731 and up slightly from the 2010 population of 12,574.

A new 766-lot subdivision is currently being developed at Nancy Creek Road and Hyatt Street.
The new development is located behind the Gaffney Outlet Marketplace adjacent to Interstate 85,
which has been a popular destination for shoppers since opening in 1998. Gaffney City Council
voted to annex the property in 2021. Gaffney Mayor Randy Moss indicated that it’s the largest
development approved for Gaffney in 50 years and stated "We are expecting housing growth to
continue and things have taken off tremendously in the last year with interest from developers."
D.R. Horton will build the new subdivision on 241 acres. The city recently annexed another
property at Twin Lake Road and Overbrook Drive for a 365-home subdivision at the site. In
2024, Gaftney city administrator James Taylor indicated that "We are having inquiries from a
couple of other developers about (potential) projects and seeing a lot of development activity at
this point and time. We are anticipating tremendous growth over the next couple of years." A
large senior housing development recently received preliminary approval. At its April 14, 2026
meeting, the Gaffney City Council voted 4-3 to annex about 566 acres off Northgate Road, just
north of downtown Gaffney. The proposal is for roughly 1,500 age-restricted homes for residents
55 and older, including single-family homes and duplex-style housing. The council action was
limited to the first reading, so the project still must return for a second and final reading before
the annexation is complete. Community reaction has been mixed, with some opposition focused
on growth and infrastructure concerns.

The immediate subject neighborhood is considered to be the northeastern portion of Gaffney and
the area located in proximity to the municipal limits. This area can be defined as being bordered
by West Floyd Baker Boulevard to the west and southwest, Interstate Highway 85 to the north,
and North Limestone street to the east and southeast. This area contains a mixture of residential,
institutional, commercial, and religious uses. Most commercial uses are located along West
Floyd Bake Boulevard, North Limestone Street or the I-85 frontage road.

Cherokee Medical Center at 1530 N Limestone Steet is located 1.2 miles southeast of the subject
site and provides comprehensive acute care including ER, surgery, and orthopedics. Nearby
grocery stores included Food Lion at 1405 E Fredrick Street (3.5 miles), Ingles Markets at 410
W Third Street (4.2 miles) and Walmart Supercenter at 165 Walton Drive (5 miles). Off of the
main thoroughfare are predominately residential uses, including single-family homes,
manufactured homes, and apartment properties.
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Lockhart Lane Apartments are located on a site adjacent to the subject property This is a 32-unit
complex built in 2003 offering standard 1-2 bedroom rentals. Ivy Grove is an assisted living
facility located 0.1 mile away on Lockhart Lane. Located about 0.25 mile due west of the subject
property is Palmetto Patriots Home, a 104-bed skilled nursing facility. All necessary utilities are
available to the subject neighborhood; however, public sewer service is reserved for properties
located within City limits. Mortgage rates and the availability of financing in the subject
neighborhood are consistent with other areas. The proximity and adequacy of supporting
facilities for the labor force are also adequate and typical.

In summary, the subject neighborhood is located in proximity to downtown Gaffney. The subject
neighborhood has easy access to employment centers. The proximity to normal desirable
facilities and amenities is considered to be good. The neighborhood is experiencing new
development and can be considered to be in the growth stage of its life cycle. Overall, values for
most property types are considered to be stabilized, with some property types experiencing
appreciating values.

The subject is assumed to be zoned RM, which is a multifamily zoning classification. The
subject site is well suited for multifamily development and there are nearby apartment properties,
including an affordable housing development on an adjacent parcel. The last known apartment
market survey in the Gaffney submarket was completed in May 2024 as part of a market study
for affordable housing. Among the 20 properties participating in the survey, the overall
occupancy rate for 1,588 units was calculated at 98.4 percent — with 16 of the 20 developments
at 97 percent occupancy or better, including nine facilities 100 percent occupied. Twelve of the
20 facilities identified reported to have some sort of income eligibility requirements, with three
LIHTC properties, four Rural Development projects (with varying levels of rental assistance),
and five subsidized developments. When breaking down occupancy rates by financing type,
market-rate developments averaged 98.1 percent occupancy, LIHTC units were 97.9 percent
occupied, and the other affordable properties averaged approximately 99 percent occupancy.

No new units have been completed since that time and occupancy is believed to remain very
high. There is currently one new 64-unit LIHTC apartment property under development and
based on the strong occupancy rates among LIHTC developments included in the survey,
coupled with waiting lists at each local tax credit property, the construction of this property will
likely not have any adverse impact on existing rental properties — either affordable or market
rate. Based upon the foregoing information, I believe that multifamily development would be the
highest and best use for the site.

Maximally Productive: The most financially feasible use for the subject site, as though vacant,
would be multifamily development. Therefore, the maximally productive use for the subject site,
as though vacant, would be multifamily development.

Conclusion

The highest and best use for the subject site “as though vacant” is multifamily development. The
typical buyer would be a regional developer.
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VALUATION METHODOLOGY

The valuation process begins when an appraiser identifies the appraisal problem and ends when
he or she reports a conclusion to the client. Each real property is unique and many different
types of value can be estimated for a single property. The most common appraisal assignment is
performed to estimate market value; the valuation process contains all the steps appropriate to
the type of assignment. The model also provides the framework for estimating any other defined
value. Furthermore, evaluation assignments often call for value estimates which are derived
through application of the valuation process.

The valuation process is accomplished through specific steps; the number of steps followed
depends on the nature of the appraisal assignment and the data available. The model indicates a
pattern that can be used in any appraisal assignment to perform market research and data
analysis, to apply appraisal techniques, and to integrate the results of these activities into an
estimate of defined value.

Research begins after the appraisal problem has been defined. The analysis of data relevant to
the problem starts with an investigation of trends observed at all market levels - international,
national, regional, community, and neighborhood. This examination will help the appraiser
understand the interrelationships among the principles, forces, and factors that affect real
property value in the specific area. It also provides raw data from which to extract quantitative
information and property value over a number of years, the population movement into and area,
and the number of employment opportunities available the effect on the purchasing power of
potential property users. These data can be analyzed and employed to estimate a defined value.

Traditionally, appraisal techniques are the specific procedures within the three approaches that
are applied to derive indications of real property value. Other procedures such as the use of
inferential statistics and economic models also contribute to appraisals. One or more approaches
to value may be used depending on their applicability to the particular appraisal assignment.

In assignments to estimate market value, the ultimate goal of the valuation process is a well-
supported value conclusion that reflects all the factors that influence the market value of the
property being appraised. To achieve this goal, an appraiser studies a property from three
different viewpoints, which correspond to the three traditional approaches to value.

1. The current cost of reproducing or replacing the improvements, minus the loss in
value from depreciation, plus site value - the cost approach.

2. The value indicated by recent sales of comparable properties in the market - the
sales comparison approach.

3. The value of a property's earning power based on the capitalization of its income -
the income capitalization approach.

The three approaches are interrelated; each requires the gathering and analysis of cost, sales, and
income data that pertain to the property being appraised.
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From the approaches applied, the appraiser derives separate indications of value for the property
being appraised. One of more of the approaches may not be applicable to a specific assignment
or may be less reliable due to the nature of the property, the needs of the client, or the data
available.

To complete the valuation process, the appraiser integrates the information drawn from market
research and data analysis and from the application of approaches to form a value conclusion.
This conclusion may be present as a single point estimate of value or as a range within which the
value may fall. An effective integration of all the elements in the process depends on the
appraiser's skill, experience, and judgement.*

4. Appraisal Institute, The Appraisal of Real Estate, 11th ed.
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SALES COMPARISON APPROACH TO VALUE

The major premise of the Sales Comparison Approach to Value is that no prudent purchaser
would pay more for a property than the cost to acquire a property of similar utility in the
competing market. The principles that apply are those of substitution, supply and demand, and
externalities.

I have researched the market and was only able to locate one closed multifamily site sale located
in Cherokee County within the past seven years. Joseph Patterson, commercial appraiser with the
Cherokee County assessor’s office also performed a search two years ago (2024) and indicated
that there had been no multifamily site sales within the county over the previous six years. [ was
able to obtain information for one pending sale of a multifamily site located in Gaffney. Due to
the lack of recent sales in Cherokee County, I have used two multifamily sales located in
adjacent counties. One sale is located in unincorporated Spartanburg County and one sale is
located in the City of Shelby, NC (Cleveland County). All sales are located within a 16 mile
radius of the subject site. The sales are summarized below and shown on a chart at the end of this
section entitled “Land Sales Chart.”

Market Sales:

Land Sale No. 1: This is the sale of a 7.098 acre site located at the corner of W. Montgomery
Street and S. Oliver Street in the City of Gaffney. The parcel is located approximately 1.6 miles
south of the subject property. The site sold on June 12, 2025 for $975,000, or $137,363/acre, or
$3.15/S.F. The parcel is zoned RM, Multifamily Residential District, by the City of Gaffney and
is being developed with a 64-unit affordable housing apartment property. The sale price equates
to $15,234 per planned unit and the indicated density is 9.0 units per acre. The shape of the site is
irregular, but functional. The survey shows the site to contain 976.9’ of frontage on West
Montgomery Street and 296.46° of frontage on S. Oliver Street. The site appears to be primarily
located in an X flood zone, a non-hazard area; however, a stream runs along a portion of the rear
boundary and then crosses the rear portion of the site and the area surrounding the stream is
located in an A flood zone, which is a flood hazard area, without a base flood elevation. Due to
the location of the stream the developable portions of the site are non-contiguous, however, it is
estimated that over 90% of the developable acreage is contiguous. The site has all utilities
available. Road frontage and access are considered to be very good.

TMS No. 081-15-00-004.003 (Cherokee County)

Land Sale No. 2: This is the pending sale of a 2.2 acre parcel located at the corner of West
Buford Street and S. Oliver Street in the City of Gaffney. The site is located approximately 1.6
miles south of the subject property. This parcel is located in proximity to Sale No. 1 and the
seller is the same. According to the seller, the site is under contract for approximately 35% more
than Sale No. 1 sold at on a per acre basis. He mentioned the smaller size as one reason for the
higher price per acre. A 35% increase indicates a sale price of approximately $185,000 per acre,
or roughly $407,000 for the 2.2 acre site. The property is currently zoned GC, General
Commercial District by the City of Gaffney; which allows multifamily use as a conditional use;
however, the developer has applied to have the site rezoned to RM, Multifamily Residential
District, along with a variance to exceed the maximum building height of 50°.
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The buyer plans to develop an affordable housing property on the site. I was unable to determine
the planned number of units. The shape of the site is irregular, but functional for development.
The site has approximately 303’ of frontage on W. Buford Street, 299’ of frontage on S. Oliver
Street, and 479’ of frontage on Irene Parker Drive. Road frontage and access are considered to be

excellent. The site has all utilities available.
TMS No. 081-13-00-004.000 (Cherokee County)

Land Sale No. 3: This is the sale of a 10.38 acre site located on Earl Road in the City of Shelby,
NC. The parcel is located approximately 15 miles northeast of the subject site. The property sold
on April 11, 2024 for $600,000. The site contains approximately 4.39 acres of undevelopable
area located within a floodway and overhead transmission line right-of-way resulting in an
effective size of 5.99 acres. The sale price equates to $100,167 per usable acre, or $2.30/S.F. The
buyer is developing the property with a 106 unit apartment community to be called Seasons of
Shelby. The site is zoned GB, General Business District, by the City of Shelby. This zoning
allows for a variety of commercial and residential uses, including multifamily use. The site has
approximately 250 of frontage on Earl Road; however, the only access from Earl Road is via a
private drive over an adjacent parcel. The shape of the site is irregular, but functional. Road
frontage and access are adequate.

TMS No. 20806 (Cleveland County)

Land Sale No. 4: This is the sale of a 10.421 acre site located on Skylyn Drive just outside of
the City of Spartanburg. The parcel is located approximately 15.5 miles southwest of the subject
site. The property sold on April 9, 2026 for $1,575,000. The site contains several small homes
that will be demolished and removed at an estimated cost of $100,000, yielding an effective sale
price of $1,675,000, or $160,579/acre, or 3.69/S.F. The buyer is developing the property with a
110 unit townhome community to be called Drayton Mills. The development will include 88
market-rate units and 12 workforce housing units that are restricted to tenants at or below 80% of
the area median income. The sale price equates to $15,227/unit and the indicated density is 10.6
units per acre. The site is unzoned; however, as part of a development agreement with the City,
the property will be annexed into Spartanburg and will receive a zoning compatible with the
proposed development. The site has approximately 915 of frontage on Skylyn Drive, 350° of
frontage on Britton Street and 452’ of frontage on Carney Street. The shape of the site is
irregular, but functional and road frontage and access are excellent.

TMS No. 7-09-09-101.00 (Spartanburg County)

Discussion of Adjustments:

The sales indicate a range in value before adjustments of $59,000 to $111,111/acre. The primary
value indicators are § per acre and $ per unit. Multifamily developers typically utilize financial
modeling techniques and purchase decisions are often based on the price per unit. However,
based upon guidance included in SC Housings 2026 QAP, I have based this analysis upon the $
per acre indications and used the $ per unit value indication for secondary support.
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Time/Market Conditions: Prices are generally believed to have been stable over the past two
years; therefore, no adjustment is made for market conditions.

Location: Sale Nos 1, 2 and 3 have more pedestrian friendly locations and are adjusted -10% for
location. Sale No. 4 is located in a higher income area in proximity to the City of Spartanburg
and is adjusted -20% for location.

Size: Sale No. 2 is considerably smaller than the subject property and is adjusted -15% for size.

Shape/Access: Sales 1, 2, and 3 are considered to be superior to the subject site in respect to
road frontage and access and each sale is adjusted between -10% and -15%. Sale No. 3 is
inferior in respect to access and is adjusted +10%.

Topography: Sale No. 1 is crossed by a stream which makes it’s usable area non-contiguous,
therefore, this sale is adjusted +10% for inferior topography.

Adverse Influences: Sale No. 3 faces a large overhead power transmission line and this sale is
adjusted +5% for the perceived overall negative effect on the property’s appeal.

Conclusion

After adjustments, the sales range from $105,175 to $123,267/acre, with a mean of
$113,052/acre and a median of $111,703. The sales ranged from $5,943 to $13,711 per planned
unit, with a mean of $10,659/unit. Sale No. 1 and 2, at $123,627/acre and $111,000/acre,
respectively, are located in the City of Gaffney; however, Sale No. 2 required significant
adjustment and the precise sale price of this sale is not known. I have also given consideration to
the pending contract for the subject property, at $106,700/acre. The seller is a licensed real estate
broker and the buyer is an experienced real estate developer and the contract appears to have
been negotiated by knowledgeable parties. Based upon the comparable sales, the contract price
appears to be approximate the market value.

Based upon the foregoing information, I believe that the indicated value of the subject site is
about $110,000/acre. This equates to $11,000 per planned unit, which is within the indicated
range and near the mean. The subject property totals 6.276 acres, indicating a value of $690,360.
Therefore, the estimated value of the subject property by the Sales Comparison Approach to
Value is then $690,000.



39
LAND SALES CHART
SALE NUMBER SALE NO. 1 SALE NO. 2 SALE NO. 3 SALE NO. 4
TMS 081-15-00-004.003 081-15-00-003.000 20806 7-09-09-101.00
W. Montgomery Street W. Buford St. Earl Road Skylyn Drive
LOCATION Gaffney Gaffney Shelby Spartanburg County
DISTANCE (MILES) 1.6 1.6 15 15.5
ZONING RM GC GB None
SALE DATE 6/12/2025 ucC 4/11/2024 4/9/2026
# OF UNITS 64 n/a 106 90
DENSITY 9.0 n/a 15.1 10.6
EFF. SALE PRICE $975,000 ~$407,000 $600,000 $1,675,000
EFF. SIZE (ACRES) 7.098 22 5.99 10.431
EFF. SIZE (SF) 309,179 95,832 260,924 454,374
SALE PRICE/UNIT $15,234 n/a $5,660 $15,227
SALE PRICE/ACRE $137,363 $185,000 $100,167 $160,579
SALE PRICE/SF $3.15 $4.25 $2.30 $3.69
TIME ADJ. -0- -0- -0- -0-
ADJ. SALE
PRICE/ACRE $137,363 $185,000 $100,167 $160,579
ADJ. SALE
PRICE/UNIT $15,234 n/a $5,660 $15,227
TIME ADJ. SALE
PRICE/SF $3.15 $4.25 $2.30 $3.69
ADJ.
LOCATION -10% -10% -10% -20%
SIZE -0- -15% -0- -0-
SHAPE/ACCESS -10% -15% +10% -10%
TOPOGRAPHY +10% -0- -0- -0-
ADVERSE INF. -0- -0- +5% -0-
TOTAL ADJ. -10% -40% +5% -30%
ADJ. SALE
PRICE/UNIT $13,711 n/a $5,943 $10,659
ADJ. SALE
PRICE/ACRE $123,627 $111,000 $105,175 $112,405
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Land Sale No. 1

1370

Vacant Land, Commercial/Multifamily Land
W. Montgomery Street, Gaffney, SC

At S. Oliver Street

081-15-00-004.003
Greenville-Spartanburg-Anderson

Hamrick Mills, Inc.
HD Belle Haven, LLC
June 12, 2025
185/1779

185/968

Fee Simple
Cash-to-Seller

$975,000

RM, Multifamily Residential District
All Available

Irregular; Functional

7.098 Acres or 309,179 SF

$137,363
$3.15

The survey shows the site to contain 976.9” of frontage on West Montgomery Street and 296.46’
of frontage on S. Oliver Street. The site appears to be primarily located in an X flood zone, a non-
hazard area; however, a stream runs along a portion of the rear boundary and then crosses the rear
portion of the site and the area surrounding the stream is located in an A flood zone, which is a
flood hazard area, without a base flood elevation. Due to the location of the stream the
developable portions of the site are non-contiguous, however, it is estimated that over 90% of the
developable acreage is contiguous. The property is being developed with a 64-unit affordable

housing apartment property.
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Property Identification

Land Sale No. 2

Record ID 1371

Property Type Vacant Land, Multifamily Land
Address W. Buford Street, Gaffney, SC
Location At S. Oliver Street

TMS 081-15-00-003.000

CSA Greenville-Spartanburg-Anderson
Sale Data

Grantor Hamrick Mills, Inc.

Grantee J.M. Cope or Related Entity

Sale Date Pending

Deed Book/Page Pending

Property Rights Fee Simple

Financing Cash-to-Seller

Sale Price ~$407,000

Land Data

Zoning GC, General Commercial District
Utilities All Available

Shape Irregular; Functional

Land Size Information

Gross Land Size

2.2 Acres or 95,832 SF

Indicators

Sale Price/Acre $185,000
Sale Price/SF $4.25
Remarks

This parcel is located in proximity to Sale No. 1 and the seller is the same. According to the
seller, the site is under contract for approximately 35% more than Sale No. 1 sold at on a per acre
basis. He mentioned the smaller size as one reason for the higher price per acre. A 35% increase
indicates a sale price of approximately $185,000 per acre, or roughly $407,000 for the 2.2 acre
site. The property is currently zoned GC, General Commercial District by the City of Gaffney;
which allows multifamily use as a conditional use; however, the developer has applied to have the
site rezoned to RM, Multifamily Residential District, along with a variance to exceed the
maximum building height of 50°. The buyer plans to develop an affordable housing property on
the site. I was unable to determine the planned number of units. The shape of the site is irregular,
but functional for development. The site has approximately 303’ of frontage on W. Buford Street,
299’ of frontage on S. Oliver Street, and 479’ of frontage on Irene Parker Drive. Road frontage
and access are considered to be excellent.
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Remarks
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Land Sale No. 3

1373

Vacant Land, Multifamily Land
Earl Road, Shelby, NC

South of US Highway 74
20806

Charlotte-Concord

The Partnership Alliance Company, LLC
Southwood Realty Company

April 11, 2024

1918/2860

45/122

Fee Simple

Cash-to-Seller

$600,000

GB, General Business District
All Available
Irregular; Functional

10.38 Acres or 217,800 SF
2.81 Acres

1.58 Acres

5.99 Acres or 260,924 SF

$100,167
$2.30

The site contains approximately 4.39 acres of undevelopable area located within a floodway and
overhead transmission line right-of-way resulting in an effective size of 5.99 acres. The buyer is
developing the property with a 106 unit apartment community to be called Seasons of Shelby.
The site has approximately 250’ of frontage on Earl Street; however, the only access from Earl
Street is via a private drive over an adjacent parcel. The shape of the site is irregular, but
functional. Road frontage and access are adequate.
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Property Identification
Record ID

Property Type
Address

Location

TMS

CSA

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Plat

Property Rights
Financing

Sale Price
Add Demolition
Effective Sale Price

Land Data
Zoning
Utilities
Shape

Land Size Information
Gross Land Size

Indicators
Sale Price/Acre
Sale Price/SF

Remarks

The site contains several small homes that will be demolished and removed at an estimated cost
of $100,000, yielding an effective sale price of $1,675,000. The buyer is developing the property
with a 110 unit townhome community to be called Drayton Mills. The development will include
88 market-rate units and 12 workforce housing units that are restricted to tenants at or below 80%
of the area median income. The sale price equates to $15,227/unit and the indicated density is
10.6 units per acre. The site is unzoned; however, as part of a development agreement with the
City, the property will be annexed into Spartanburg and will receive a zoning compatible with the
proposed development. The site has approximately 915° of frontage on Skylyn Drive, 350° of
frontage on Britton Street and 452’ of frontage on Carney Street. The shape of the site is

Land Sale No. 4

1374

Vacant Land, Multifamily Land
Skylyn Drive, Spartanburg, SC
At Britton Street

7-09-09-101.00
Greenville-Spartanburg-Anderson

Pacolet Milliken, LLC
Drayton Townhomes, LLC
April 9, 2026

157-D/953

189/178

Fee Simple

Cash-to-Seller

$1,575,000
$100,000
$1,675,000

No Zoning, but Under ULMO
All Available
Irregular; Functional

10.431 Acres or 454,374 SF

$160,579
$3.69

irregular, but functional and road frontage and access are excellent.
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FINAL CONCLUSION OF VALUE

Value Indications:
Market Value “As Is” $690,000

The Sales Comparison Approach to Value is based on the assumption that no prudent purchaser
would pay more for a property than the cost to acquire a property of similar utility in the
competing market. This approach renders a reliable estimate of value when there are several
recent sales of similar properties in the market. I have researched the market and found sales of
reasonably comparable properties. The value indication by the Sales Comparison Approach to
Value is considered to be reliable.

Based on the appraisers’ investigation, analyses and conclusions, an opinion has been formed
that the Market Value “As Is” of the fee simple estate of the subject property, as of April 26,
2026, was:

SIX HUNDRED NINETY THOUSAND DOLLARS
$690,000

MARKETING TIME/EXPOSURE PERIOD

Based on sales that I am aware of, the marketing time and exposure period for the subject
property are each estimated to be about 12 months. It should be noted that marketing
time/exposure period is a function of several variables including list price and marketing
strategies. This marketing time/exposure period estimate is based on the value reported and
competent marketing.
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Franklin B. Sewell, MAI

Gold Bug Valuation Services, LLC
1493 Village Sq.

Mount Pleasant, South Carolina 29464

Education:

B.A. Degree - Psychology

Major Emphasis: Cognitive/Experimental
University of North Carolina - Wilmington
Wilmington, North Carolina

Professional Studies:

Introduction to Real Estate Principles

Real Estate Law

Course R-1 Real Estate Appraisal Principles

Real Estate Finance

Course R-2  Basic Valuation Procedures

Course R-3  Standards of Professional Practice

Course G-1 Capitalization Theory & Techniques - Part A
Course G-2 Capitalization Theory & Techniques - Part B
Course G-3 Case Studies in Real Estate Valuation
Seminar: Internet and the Appraiser

Seminar: Guideline for Residential Building Systems Inspection
Seminar: 4.7 Basic Residential HUD Appraisal Requirements
Course L-3 Uniform Standards of Professional Practice
Seminar: Appraising Condominiums

Course CE-NSU National USPAP Update

Course 410 Uniform Standards of Professional Practice
Course 420 Business Practices and Ethics

Seminar: Rates and Ratios

Broker A & B

Course CE-NSU National USPAP Update

The Valuation of Partial Interests

Course 510 Advanced Income Analysis

Course CE-NSU National USPAP Update

NAR Code of Ethics Training - Commercial Track
Commercial Finance and Investment Analysis

Course 520 Market Analysis and Highest and Best Use
Course CE-NSU National USPAP Update

Advanced Concepts and Case Studies

Course CE-NSU National USPAP Update

General Appraiser Report Writing & Case Studies
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QUALIFICATIONS (Cont.)

Appraisal of Self-Storage Facilities

Course CE-NSU National USPAP Update

Course CE-1375 Forest Valuation for Non-Foresters

Course DE-1188 Appraisal Math and Statistics

Course DE-1127 Green Building for Appraisers

Course DE-1129 Introduction to Legal Descriptions

Course CE-NSU National USPAP Update

Course DE-1379 Appraisal of Fast Food Facilities

Course DE-1549 Basic Hotel Appraising - Limited Service Hotels
Course DE-1511 Advanced Hotel Appraising - Full Service Hotels
Course CE-NSU National USPAP Update

Course DE-1668 Basic Construction Review

Course DE-1671 Defensible Appraising

Course CE-NSU National USPAP Update

Course DE-1868 Business Practices and Ethics

Course DE-754 Forecasting Revenue

Course DE-1605 Appraising Energy Efficient Residential Properties
Course CE-NSU National USPAP Update

Course DE-2089 Appraisal Liability and Risk Management

Course DE-1942 Non-Lending Appraisal Assignments

Course CE-2191 Appraisal of Eminent Domain Acquisitions

Course DE-145 2024-2025 7-Hour National USPAP Update

Course 20-1307175 Basic Market Analysis — The Key to Credible Results
Course 20-1257016 Applying Appraisal Standards for Competent Valuations
Course 20-1321332 Valuation Bias and Fair Housing Laws and Regulations

Prior Experience:

Gold Bug Realty, LLC/Gold Bug Valuation Services, LLC

Nimmich & Associates, LLC

Nimmich, Anderson & Associates

Certifications:

South Carolina State Certified General Real Estate Appraiser CG-2877
South Carolina Real Estate Commission: Licensed Broker-in-Charge 26030
North Carolina State Certified General Real Estate Appraiser A8089
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Appraisal Institute (MAI)
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QUALIFICATIONS (Cont.)

Appraisal Experience Includes:

-Apartments
-Acreage

-Office Buildings
-Convenience Stores
-Banks

-Churches
-Warehouses

-Retail Properties
-Shopping Centers
-Municipal Properties
-Historical Properties
-Subdivision Development

-Federal Government Buildings
-Mixed-Use Properties
-Manufacturing
-Condominium Development
-Restaurants

-LIHTC Properties
-Industrial Properties

-Single Family Residential
-Special Purpose Properties
-Automotive Dealerships
-Condemnation

-Medical Office Buildings
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ST TREY, &

RIS S75CER, RIGISIER OF DELS
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STATE OF SOLTH CAROLINA )
) TITLE TO REAL ESTATE
COUNTY OF CHEROKEE )

KNOW ALL MEN BY THESFE PRESENTS. tha Czar Holdings, LLC
("Grantor"} for and in consideratiozt of Tive Thindred Severty Seven Thousand and 001100
(§577,000.00) Dallars, the reezipt of which ia herchy ecknowlecped. and sabject to the limiting
language conteined 2erein, ifany, has prarted, barpainad, sobd and relegsed, and by these presents
docy gront, bargain, sell md relews: unto TC Haompshire, LLC ("Grantee''):

All thar certain piece, paroal or tracs of land fyvirg, situate and heing in the State of South
Caorolna, Courty of Cheroket, being shown and designatad as 2 .60 acrez. more or legs, on
a survey prepared for Czar Holdings, L1.C by Lavender, Smih & Associates, Inc, dated
Fehmery £, 2019 and recorded in Plat Book 110 at Mage 777 ir the (ffice nf'the Regiswer of
Dieeds for Cherokee Cannry. Frr a mare complete and particulur description, referenca is
hereby mads o the aforeseid plat

This being the sume properiy conveysd (o zar Ijoldingﬁ, L1 oy deed of Parksouth Drive
Lots and Gaffncy Property, LLC datcd Febroary 14. 2019 und recordad February 19,2019
in Book 110 at Page 778 in the Office of the Regisoer of Deedy for Cheroker County,

Lax Perce. Number CO98-00400-01 1 000

AND ALSO:

All that ventein pieve, pircel or el ol laud lying, situae and being i the State of South
Caroling, County of Cherokes, being shown and designahed as 0.5 seres, more or less, an a
survey of property owned by Charlic A, Zoxx prepared by L. Morion Wood, RIS, dated
July 31, 1969 and recordzd in Plar Boox TA al Page 218 iu e Office of the Registzr of
Deeds fo- Cherckee Counry, Fora more complote and particular description, esterence is
heresy made S0 the aforescid plal ;

This being a portion of the property corveyed to Czar Hnldings, 1.1.C hy deed of Deidm
Foxex Upehmen dared Tine 27, 20719 and recorded June 28, 2015 in Book 113 at Page 1892
it the Office of the Register of Deeds for Cheroxez County.

Tax Parcel Nuuber 093-00-00-020.000



Irstramett  Book Jclee Page
dM-1597 k101 13k

AND ALSCx:

All ot certain pices, pareel ar tract o Jand lying, Situate and being in the State of South
Carelina, County of Cherokee, being shown and designated as 1.0 reres, more or 16ss, ona
survey of properly owned by Max A, Foxx preparsd by L, Marion Wood, RLS, duted July
31,1969 and recorded In Plat Bouk 7A al Pupe 217 in the Office ofthe Register of Doeds
for Cherckee Ceunty. Foaramore complete and partizsnlar ceseription, raference is kereby
made 0 the aforescid plat.

‘I'his being & portion of e prupezty cunveved Lo Czar Holdings, LLC by deed of Deidre
Foxx Upchurch dated Junz 27. 2019 and 1ecarded Jone 28, 200 % in Beak 173 at Page 1897
in the Officz of the Register of Deeds for Chernkee County.

Tax Pavcel Nuowmber 098-00-00-021.001

Iuaddizion to the reservations, condilions undfor eosements contoined herein if any, this converance
is made subject w all covenants, Testrictions, easemonts, Tights of way, =nd other matiovs of recerd
anel such matiers 25 would be shown by o currenl plal zod tospeeion alfectiog e wilbin described
property.

TOGETHER with 2l und ginu:lur the rights, members, hereditaments and appurtenimees 1o 1 said pramises belooymyg
o in anywiez (neldent or apgettalning tharsto; TO HAVE AND TO HOLD, all and singalar the eald presnises before
trentiorad unte e snid Graoteeds) and the Grimsoe's{ 31 hetrz (or aucceasars} imd azigns furever. The Grantun(s) dafes)
hevehy bing the Urartons) ard the Urantords(3 beins [ee sucecaion: ) and essigns, 2 warrant and forever defend all ond
amgular the pramises unwn tha Crantee(s), and the Girartee’ss) Jeirs (o7 suocessars) anc assigns apainst the Cranton(s)
ane *he Girantnr's{ 5) weirs (o succeseorshand azpinst acy pesson whomszever nwdinlly clyiming e tn cleim the same, o
any par thorool caapl o weeoditous, vovesits, right of ways, sesecaeuly nd wesh clicos of reeud.
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WITNESS the Grartor'a(s") Fand(s) and acal(s) this 24th day of April. 2024

SIGNED., szaled and defivared

in the presence of: Czar Iloldings, L1

B(% g B \M (SEAL)
83 Baynerd. I Sole Member

SR LUalure oI
stgrature of witness £2

STATE OF SOUTII CAROLINA )
- )

COUNTY OF SR YRR 3
1 onghadn L Priu ke , the undevsignaxd Notary Public, do herety certify that

Lyda Bavrand, [1 as the Sole Member of Crur Iuldings. LLC, bzing dufy authorized, personally
appeared belire me (lus day and acknowledged tie dus execution of the foregoing instramen.

ACKNOWLEDGMENT

. iy R 9
Wiineas my hand and oficial seal this the ™1 dav of April, 2024,

N : (SEAL)
Notary Public for South Carofina
Print Nuwe:

3 1
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Dwousige Envelope ID: 02 EADETS-FIFT-44C0-84F3-E3044AATODE

PURCHASE AND SALE AGREEMENT

THIS PURCHASE AND SALE AGREEMENT {this "Agresment®] Iz sxscuted e bs
offoctive as of the latest date sat forth on the signature page of this Agresment (the
“Effective Dute"}, by and batwaan SOUTH CREEK DEVELOPHENT, LLC, a North Caralina
limked llablity company (together with ts successors and/or assigns, "Buyar®); and TC
Hampshire, LLC, a South Carolina Imited liablity company ("$aller™), using the notics
adkress provided hersin, togather with Ity heirs and/or assigns, "Sellar*) {Buyer and Sdler
are oollectively referred to as the "Partias”, and each a "Party*)".

1. Praparty. On the terms hereln set forth, Buyer agrees be purchase from Seller, and
Sallar sgrwss o sell o Buyer, a +/- 6 acre tract {the "Land”}, &3 eppreximetely dapiciad on
Exhibit & attached harwin and made & part herecf, locaiad st Hampshirm Drive, GalTney,
Chsrglass County, South Carolina 26341 (a portion of Parcal ID Nos. 0968-00-00-011.000,
GS68-D0-00-020.040, and 096-00-00-021.001) together with all eassments, appurtenances
and rights theraunta balenging, Induding wkhaut limitaticn, all (a) right, titis and interast in
roxds, alleys, easements, streeto and rights of way bounding the Land, If any; (b) rights of
Ingress and egress bo and from the Land {inchiding wkhout limitation, all dght, dte and
Interwst In and o ol sppioshie croxs-accass and reciprocal assements and/cr agreamants),
and (c) oll, guz and othar minamia lying an ar under tha Land (collsctivaly, tha "Praparty™).

Land Acoasns and lccaticn. Tha exact acresags and boundaries of the Land shal ba
datannhod an or baform March 31, 2026, snd shall ba datarminad by a new survey of the
Praperty purchesed and coordingted by Buysr (the “Survey™).

2. Burchass Prics. The purchase price of the Property shall be $110,000.00 per acre,
a8 such acreage ks determined pursuant to Section 1{a} herein, which total shall be reduced
by three percent {3%) (the "Purchase Prica®), payable at Closing by Buyer.

3.  ItsComosne aod Encset Mo

Name _and Intbel Amount. Okl Rapublic Netonal Tiile Company, 1125 Sanctuary
Plrkm Sulim 1440, Alpharstin, GA 30009, Atn: Kaly Shaw (tha "Esorcw Agant™ andfor
"Thda Company”) wll sarva s tha escow agant. Within ten (10} husinexzs duys of tha
Effactiva Dota, Buyar shall dapoxk tha sum of $20,000.00 with tha Escrow Agent 23 aamest
monay to ba appliad in the Purcheea Prica (tha "Initial Earnast Money™ snd collscHvaly
whkh any Additionsl Esmast Menay and Clasing Extenslan Fea(s), &5 dafined hersin balow,
the *Exmest Money™)', subject to the terms and provisions of this Agresment. AN Earmast
Money shall bs applicable to the Punchase Prics at Closing, The TiHe Cempany shall
promptly notify Seller upen deposk of the Inital Earnest Money. If Buyer does not terminate
this Agreement pricr to the expiration of the Due Dligence Perlod (a3 hersinafter defined
and a» mey be extanded herein), on such date the Iniial Eamest Money shall be
non-refundabls to Buyer, except In the event of Seler’s default of this Agresment or as
otherwise provided harein. On March 31, 2025, $5,000.00 of the Initial Eamest Money shall
be released to Seller and become non-refundable except In the event of Seller's default of
this Agreement or as otherwice expresaly provided herein.

b. Accaunt. The Eamest Money shal be held by the Escrow Agent In an eacrow
seavunt, to be handled In accordance with the terms and condidona of thia Agreament.

1 PMleass refer to Schedule *1” sttached hereio and Incorporatad hereln for a schadule detalling the
Eamest Meney depostis required by thie Agreement.
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4. Dus Dligsncs.

Due Diligence Parad. Beginning an the Effactive Date and extsnding through 5:00
p m. {EST) on July 31, 2026, (the "Due Dlllnn« Period"), Buyer shal have the right to
conduct inspections of the Property (the "Due Dillgance Investigations®) and ns
sultabliity, as determined by Buyer In Its sole and absolute discretion, for Buyer's Use. The
right to conduct Due Diigence Investigations Indudes, without Imitation, the right of Buyer
and Buyer's employees, agents, affiliates and contractors to enter upon any pertion of the
Property 8a referenced in Exhibk A & make market studies, apprakaks, neada assessments,
take messurements, make spectons, conduct test borings, make boundary eand
topographical survey maps and to conduct geotechnkal, soll, srvironmantal, groundwatar,
watland and other sbudiss required by Buywr In lis sole discretion, and in determine tha
wdstanca and edequacy of ubitss sarving tha Proparly, zoning and complisne with iewa.
No Dus DEgsnca Investigations shall constifuin & wahvar ar relinquishmant on the part of
Buyer of k= rights under sny ananent, canditan, reprassntation ar wamenty of Saller undar
this Agreament. Buyer shall use only Insured contractors and agente and Buyer shall
Indemnify and hold harmless Seller from arry and all Bability related to the Due Diligenee
Investigations or the daims of parties working with or on behalf of Buyer wkh respecdt to the
Property; provided, however, Buyer shall not be obligatied to Indemnify ar hold Seller
harmless from any and sll damegaes, daims, costs and axpanses: () coused by sny oct or
omissich of Sellar ar lis agants; (I} dua n tha decovary By Buysr or Buyars oganis of
Inbsnt defects ar othar wdsting conditions on tha Proparty; (I} dua to any dimimtian In
vilua of tha Proparty arising fram or reisting to mattars discovarsd by Buyer ar Buyars
agants during Dua Dilpanza [nvestigatone; or {iv]) dua ta tha exdstenca of any hazardous
muksrinls which are discapsarsd an ar under the Property by Buyer or Buysr's agankts.

h. Eua Dilioance Materiplx. Wihin tan {10) dayx of the Effective Date (the "Dalivary
Dats"), Seler shall dalivar to Buyer, st no oast to Buyer, sach of the following tems that ars
In the possession of Seller, If any {collectivaty, the "Due Diligence Maberials®):

{n Curment year and Immediately prior ysar tax blis and evidence of payment of sama
through the Effective Date;

{1 Exiting soll and groundwater tests;
{m) Tre commitments, tte polkies and surveyn;

{v) Leasss, reciprocal easement agreements, asorvica contracts andfor any other
agreements in any way affecting the Propeity;

{¥} Emvironmental repoits;

{vi} Underground storage tank best result;
{vil) Wesbe duapssal records; permit records;
{vil) Coda violation notices and records;

{ix] Thaific sbudies; and

5 ¢} All othar snginearing stz and oiher non-propristary studies, reporis, records and
naotices pariaining ta tha Proparty.
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In ths event the Proparty k& not sutisfactory to Buyer far any reasan In Buyer's sole and
absoluts discretion, Buyer shall have the right o terminats this Agreement by delivering
written notice theraof to Seller prier to the axpiration of the Dus Diligance Period, and Buysr
shall recalve a full and prompt refund of the Eamest Maney without the need for Saller’s
signature or consent for ks release. Buyer shall return to Its* condition prior to inspection if
disturbad or damaged. Upon the expiration of the Dus Ciligence Period, the Initial Earnest
Money wil become non-refundable, except In event of Seller’s default or as otherwise
provided hereln. Notwithstanding the foregoing, If the Due Diligence Perkod 8 extended
pursuant te Section 4(e)(1) herein, $10,000.00 of the Initial Eamest Money ahall be relessed
to Seller and become norrrefundable, except In the event of Seller’s default of this
Agreement or &8 otherwhie expressly provided herein, and the remaining %5,000.00 shall
remain refundebls pursuent to Sectlon 4{a) hamin. Further, end notwithatanding the
faregoing, an tha latar of althar {a} Oclobar 31, 2025, or (bh) tha deta af notice of tha Anal
Tax Cradlt Resarvations by the Housing Agancy (ss daflned hamin}, tha remeining Inttal
Eamest Maney {(in an smount equel io $154000 in tha svant Buyar has not edandad the
Dua Diliganca Pariod pursusnt i Saction 4{a}{|) harein, or In an amount aqusl to $5,000.00
In tha avant thet Buysr hax edundad the Dua Clligance Pericd pursusnt to Sscton 4(s)(1}
harain} shal ba relsaced ko Sellar and bscoma nan-refundebls, eocapt In the svant of
Sallars default of this Agreament or s otharwise sxpressly provikisd herein.

¢ IRleand Suoey.

{n If any of the ttle exceptions shown In a ttle commitment ordered by Buyer or the
Survey are nat satsfactary to Buyer, then Buyer may give Seller written notics of the ltams
that Buyar finds unacceptable (the "Title Objections™) on ar before the date which s sixty
{60) days after the Effective Dabts fifteean (15) days after such notdes from
Buyer to dellver writben notice It elther agrees to cure the Tidea Dbjections
prior to closing or to advise Buyer that It will not g0 cure the Titde Objections. All Tie
Exceptions to which Buyer does not object shall ba deemed walved and accepbad by Buyer,
e hereln provided, and are collectively referred to as the "Parmited Bocaptions”. Buyer
ahall hawe the right te update the Tite prior to Clesing and object to any new thle matkers
eppsaring after tha deta of Buywr’s tide commiiment and first reflacted In the updatad THe
In acoardance with this Secton untl the earier of (A) five {5) business daya sfier Buyers
recuipt of the Survwy, or (B} Closing, and such new mattsrs shall ba subject i cure by
Sallar; pravided, howavar, In tha event that Saller rsasonshly detsrminex thet any such
matisrs cannot ba remed & or prior to Qezing, Saller shall notdfy Buyar In writing,
wharsupan Buyer at s sisctian, which must ba smrdssd by writtan notics to Sallar within
tan {(10) buxineas days sfter recalpt by Buyar of Sellers nobos, may (A) axtend tha Closing
Dubs for up b thirty (30) dey= "Titia Updatn Closing Date Extension™), ar (B) waha all
such tiHe abjactons and procead to cloza the traneachon In sccardance with tha tarma of
this Agresment, mxcept that (1) If such deadine s siter the originally schedulsd Clesing
Cave, Clasing ehall bs on or bafore the fitth {Sth) business day afver the last day of Buyesr's
deadline to respond te Seller, and In which svent all such walved matters shall becoms
Parmitted Exceptions: and (1) I Buyer exercises the Titda Update Closing Date Extension
and Seller falls to cure the applicable ttle defact(s), than Buyer may (A) terminate thie
Agreement and recelve a complete nfund of the Eamest Money or (B) wahw all such tithe
objections and proceed to dose the transaction In accordance wkh the terms of this
Agreement.

;
2L
I

{I) If Seller doea NOt agree 1o cure ohe of mote of the Tide Dbjections (and Selier's
fallure to reapond In writing shall be deemed te be te cure the Titde Objections),
Buyer may ehher (A} accept title to the Property subject v the Permitted Exceptions
whhout & reducten In the Purchase Prics, or (B) terminate thia Agreement by delivering

:
B
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written notice to Seller and recsive a full ar prampt refund of the Eamest Money, wkhout
the need for Seller's cansant or signaturs for ks relesss.

{ll) Notwithstarling any other provision of this Agresment to the contrary, Inchxiing
whkhout limitation whether or not Buyer Includes such tams In Its schadule of This
Chjecttons, Seller shall have the unconditional obligation to remove, dischargs, pay and/or
curs, as applicable, at nc cost tc Buyer, all {A) title matters that are a Ien for the payment
of money, (B) encumbrance that can be removed by the payment of a definibe sum of
money, and {C) title mathers that arise after the Effective Dabte and that Seller has not
obtained Buyer’s consent for, and none of such ems shall be deemed Permitted Exceptions
nor appear In Thie Policy.

{) Prior to the expiration of the Due Diligence Period, Buyer shall provide the proposed
Survey containing the finel legel description of the Lend to Saller for review and approval of
tha fnal legal descriptian, which approval shall not ba unreasonably withhaid.

d. Govammantal Approealx. Buyar may, st ks aption and axpanse, prepare and submit
applications for, and sesk to obluin spproval by tha appliabla govammantal authorktias
ardd/ar third partiss of, apprals, permits, lkenesss, arssments and agrssmants requirad for
Buyer's Use, Incliding withouk [imkation, thoea for utiiities, zaning, special vses, buliding
canstruction, accsss, plattng, ssssments, site construction and off-sits Imprevements
{collectively, the "Governmental Approvals®), Incding withowk limitation, appropriate
rezoning, If necessary. Sealler shal coaparate with Buyer In connection wkh the preparation
of the applkations and seeking the Governmeantal Approvals, Incdudng without limitaton,
the Umely execution and dellvery of all applications, documents, plats and Instruments
required by the applicable govemnmental autherittes and/or thind parties, provided that
Saller shall not be abligated to Incur any expensa In connection therewtth, [t s understood
that no subdivision plate or other documents may be recorded of public recerd prior to
cloaing whhout the express written corment of Seller, which consent shal net be
unreasonably withhalkd,

e.  Exiensign af Dug Dilioence Peripd.

{) HBci Bdsnded Dua Dilicance Parod. Buysr may, sk ks cpticn, sxiand tha Dus
Diliganca Pariod ans (1) time, through 5:00 pm (EST) cn Octobar 31, 2026 {tha “Flirst
Extanded Dus Dilganca Pariod”) by providing notice ta Ssilar on or bafors tha sxpietion
of tha Dua Dlligance Pariad.

{I0 Sacond Exianced Ous Dilicaocs Padod- Buyer may, st s option, mdund tha Dua
Diliganca Pariod gna (1) sddibonel Uma, through 5:00 pm (EST) on Dacamber 31, 2026 (the
“Sacond Extmndad Dun DEigeasca Pariod”) by prviding notics tn Ssllar on or bafors the
epiration of the Arst BExtended Due Dilgsnce Period, and deposking an asdditienal
$30,000.00 wkh the Escrow Agent (the “Additionnl Eamust Momsy™} the bater of akhar
{u} Octaber 31, 202§, or (b) the FAnal Tex Credk Reservations by the Housing Agency (as
defined herain). The Additional Earnest Money shall non-refundable, axcept in the evert of
Sellers default of this Agreemesnt_or an otherwisa axprassly provided herein and shal be
credited towand the Purchase Price at Clesing,

conditians Procedant. It shall be a condiion precedent to Buyetr’a obligation to
clooe this tranasction and purchese the Property that all of the following are timely setisfied:
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{) Ikie Polkx. At Clesing, the This Company shall be prapared to kssue the Titds Pelicy
o Buysr with all standard or pre-primted sxeptons deleted (to the extert such can be
deletad), evidendng Buyer owns good and Indefeasible fee simple title In and to the
Prapearty subject only to the Parmktad Exceptons. In the swvent the Titls Campany will not
Issue a Titde Folicy solely dus to Bunyers fallurs to exercise commerdally reasonable efforts
to obtain sakl policy, then this condition shall not be a condition pracedent ta Buyer's
abligation to close.

{I) Bepresentatione And Warmanties, At Closing, all of the representations and
warrantes of Seller shall be true In all materal respects,

{m) HNo Lk, At Closing, there shall be ne unpald charges, debis, liablites, claims or
obligaticra of Seller related to the Property, or any portion thereof, which could give rise &
any muchanks’, matariaimen or othar statulory llen against any porton of tha Property
othar than thosa that will ba pald or ctharwisas setisfied by Sallwr at Qosing, and possession
of tha Proparty, frea of all tanancias, lensss and occupenis, shell ba dallvered to Buyar et
CQresng.

{N) Sawec Cannactyity. Obtnin nll necessary spprovale snd/or sgreamasnts required for
=uificlant zewar cannactivity.

{v} Zoning At Closing tha Property shall ba zansd ko parmit tha davelopmant of tha
Praperty for s Intendsd purpass.

{v) Site Plan Apgrsql. The requisite jurisdicion has approved Buyars sits plan ko
develop 8 Multi-Family apartment complex with no less than sbxty (60) residential units.

Jaonipatien. MNotwithstanding anything to the corvrary, In the svent that any conditon
pracadant [n Saction 5 Is not satisfled prior to the Closing Date, as set forth In Secticn &
below (as may be sxtanded), Buyer shal have the right to terminate this Agreement and
recelve a full and prompt refund of the Earnest Money, wkhout the nead for Saller’s consant
or signature for ts release,

e Deltvery of Dogunents. Tha cormveyance of the Proparty and the dosing of the
transaction herein described (the "Cloaing™} shall occur on or before December 31, 2028,
23 may ba exisnded herein (the "Closing Datwe"), In such manner andfar location mutuulv
occapiable ta Buyar and Saellar; provided, however, Buyar may elsct (o dose et ey tima
upon no less than thres {3) daya’ pricr written notce to Saller

{n ' :

Ihe Coamoany: {A) a spldll \nmntv ﬂ-d oumnrhg nood mlriuhbll lm:l |lellﬂul
faa eimpls tiba In and tu tha Proparty to Buyar (or li= designaa) (tha "Dead™), (B) &
quitdaim dead from Salsr In rscorgiabla form convaying o Buyer Hbe to the Survey
description of the Praperty; {C} u llen affdavit acceptable to the Title Company: (D) sn
affidavit of non-foreign stetus; (E) any cthar affkievit or document reasonably required by
the Tiis Company to delets the so-called standand exceptions ta tha Titde Policy; and {F)
such othar customary documsents, Instrumeants, certifications and confirmatons &3 may be
reasonably requirad to fully eifect and consummate the transactions contempiatad hensby
and far the Thie Company t Issue the Titde Folicy In the form required by this Agreement,
Inchxiing dosing statement, affidavks regarding compliance wkh South Carolina tax
requirements and affkiavits reganrding South Caroline tax withholding.
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{0 Buver shall dellvar at Cloging: (A} the remaining balance of the Purchase Prica a5
provided by this Agresmerk; and (B) such other documents, Instruments, certifications and
confirmadons 85 may be reasanably required to fully effact and consummate the transaction
contamplated heraby. Induding cksing statement.

b. Pramtiina. Buysr and Seller shall prorate all Property taxes, parsonal property taxes
and all other assessments ralated to tve Property as of the Closing Dabs {collectively, the
*Taxeas"), with the Clesing Date being treated as a day of ownership by Buyer. [f any final
tax bil e not avellable at Closing, the Ttes shall be prorated based upon the Iatest
eraallable tax asseaament(s) for the Property. If the Property & a part of a larger tax parced
or wag recently subdivided and a geparatz taoc bill for the Property 19 unenallable ot Josing,
then the proration of the Tioes wil be based upon the latest evaliable tax bill based upon
tha pwrcaniags of the Ergar tex parcsl being purchesad by Buywr. If there are any
Improvemants on tha largar tax parcal that are separataly velued ar esssssed, the valua of
such Improvamunis shall ba aszignad to the Buyar only i such improvamanis am Icoeted on
tha Proparty. IT any of the amountx sat forth In tha finel bill for tha Toms ars diferent than
tha amounix proraisd st Clasing Ssilar and Buyer shall agrea there = no furthar ecton ar
paymant dus fram althar Party. Nobwithstanding enything to tha contrary sat forth In bhis
Agreamant, Ssller shall pay an or bafors tha Clasing Dabta al Thxss for previous tax yaars
and il othar preceding periods for which any Taxes ars dus or payabla. This m
shall nat apply to any Rollback Taxas (hereineftar defined} describad In

The provisions of this Sactien 5.b shall survive the Closing and dellvery of the Deed,

. LCogts. Seller shal pay the taxes and assessments for which Seller Is responsble
heraunder, the cost for the praparation of the Deed, any conveyance fee or transar tax, the
cast of curing any ttie or survey defect that Seller agreed to cure or Is obligated to curs
pursuant to tw terms of this Agreemant, and 100% of any broker's commission or fee In
accordance with Section S.f hereof. Buyer shal pay tha cost of any thle examination fees or
other due diigence costs {Incuding but not Imited to any survey cbtained by Buyer), tha
cost of any endorsements or extended Uile surence coverage and of any mortgagees tide
coverange, the oost of preparing andfor recording all decuments te be reconded other than
those referred to In the preceding sentance, and sny other costs related to tha Clesing
Incurred by Buyer. Except as moy ctherwise be stated herein, each Party shall bear s own

axpansss, Including ku own atbomays’ Tees.

d.  Sallary Obligatiogna Pripr to Clgsing. At or prior to Clasing, Saller shal maintain
Indafensible fea simpia lagal tkin to tha Proparty fres and clesr of By and oll defsds, [lans,
ond sncumbrances of svary kind and naturs {other than tha Permitied Exzmptians and llerns
and ancumbrancas that will ba ralsssad at Closing).

Bollbeck Taceg. I Roliback Thces ure ssssesad dus to Buyars scquisition and Buyer's
Uu of the Proparty, Saller shal ba responehis for the paymant of such Rallhack Texss.

[ Coiemnatan. If, prier to Closing, condemnation procesdings sre commencsd
against ary portion of tha Property, Buyer shal have the right to sither (]} terminate this
Agreement by delivaring written notice ta Saller wkhin ffteen (15) days of Huyer's recsipt of
written natice from Sellar of such condamnation proceedings, recalve a full and prompt
refund of the Eamest Maney, If applicable, without the need for Saller's signatura or consent
for Its radease; or (1) elect not to tarminate the Agreement and appear and defend In the
condemnation proceadings and any award wil, at Buyer's slection, baong to Buyer and the
Purchase Price will net be reduced.

a.__Extengign, Buyer shall have the right to extend the Closing Date two (2] times, each
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for a pariod of three {3) monthe (sach a "Closing Extemslon™ by {1) providng to Seller
written notice prior to the then applicable Closing Date, and (2) delivering on or before the
then applicable Closing Date an extension fes In the amount of $40,000.00 (sach a
“Closing Bxtansicn Fea”) to the Sellen The Cksing Extension Fea(s) shall (I} be
non-refundable, except In the event of Seller's default of this Agresment or as otharwiss
expresaly provided herein and (II) be appliad to the Purchase Price at Closing.

Z_Dofauits and Bonodiog.,

a. SELLER DEEALILT. IF SELLER FAILS TO PERFORM IN ACCORDANCE WITH THE TERMS
OF THIS AGREEMENT OR OTHERWISE BREACHES ANY OF THE MATERIAL TERMS,
COVENANTS, AGREEMENTS, REPRESENTATION OR WARRANTIES CONTAINED IN THIS
AGREEMENT, THEN (I} BUYER MAY TERMINATE THIS AGREEMENT BY DELIVERING WRITTEN
NOTICE THEREDF TO SELLER, WHEREUPON AlLL EARNEST MONEY AND CLOSING
EXTENSION FEES DEPQSITED BY BUYER SHALL BE IMMEDIATELY REFRUNDED AND
RETLURNED TO BUYER, WITHQUT THE NEED FOR SHILER'S QQONSENT OR SIGNATURE, and
{II) SBELER SHALl REIMEAURSE BUYER FOR ALl ACTUAL DUT-DF-PQCKET EXPENSES AND
CCSTS INCURRED BY BUYER IN CONNECTION WITH ITS EFFCRTS TG PURCHASE THE
PRCPERTY: UP TO BUT NOT TQ EXCEED A SUM EQUAL TC £150,(10 {One Hundred Fifty
Thousand Dollars and Nof10G), OR (III) BUYER MAY ENFORCE THE TERMS AND
CONDITIONS OF THIS AGREEMENT INCLUDING AN ACTICN FOR SPECIFIC PERFORMANCE
OF THIS AGREEMENT TU INCLUDE REASONABLE ATTORNEY FEES AND COSTS SHOULD IT
BE THE PREVAILING PARTY. IN THE EVENT THAT BUYER SELECTS OPTION {II) PURSUANT
TGO THE PREVIOUS SENTENCE, THEN BUYER SHALL DELIVER TO SELLER COPIES OF ALL
THIRD-PARTY REPORTS, STUDIES, SURVEYS, PLANS, DRAWINGS, ENVIRONMENTAL
MATERIALS, ENGINEERING REPORTS, AND OTHER DUE DILIGENCE MATERIALS THAT ARE
IN BUYER'S AND CONTROL, EXCLUDING ANY (1) INTERNAL MEMORANDA,
UNDERWRITING, OR FINANCIAL ANALYSIS, AND (II) ATTORNEY-CLIENT OR
WORK-PRODUCT MATERIALS. SUCH MATERIALS SHALL BE PROVIDED TO SELLER WITHOUT
ANY REPRESENTRATION OR WARRANTY BY BUYER.

IF BUYER RAILS TO PERFORM IN ACCORDANCE WITH THE TERMS
OF THIS AGREEMENT, QR QTHERWISE BREACHES ANY OF THE MATERIAL TERMS,
COVENANTS CR AGREEMENTS CONTAINED [N THIS AGREEMENT, THEN, AS SELLER'S SOLE
AND EXCLUSIVE REMBEDY, SELLER MAY TERMINATE THIS AGREB‘ENT BY DELIVERING
WRITTEN NOTICE THEREQF TO BAUYER AND THE EARNEST MONEY, TO THE EXTENT THE
FOREGOING HAVE BEEN PAID BY BUYER, SHALL BE FORFEITED BY BUYER AND DELIVERED
TG SELER AS LIQUIDATED DAMAGES AND NOT AS A PENALTY. SELLER ACKNOWLEDGES
AND AGREES THAT THE EARNEST MUNEY IS A FAIR AND EQUITABLE AMOUNT FOR SELLER
TO RECEIVE, SINCE SELLER WILL HAVE CHANGED ITS POSITION IN RELIANCE ON BUYER'S
COMPLETING THE TRANSACTION HEREIN DESCRIBED, WILL HAVE HELD THE PRODPERTY
OFF THE MARKET FOR AN EXTENDED PERIOD OF TIME IN RELIANCE UPON BUYER'S
ABILITY TD CQLOSE THIS TRANSACTION AND THE DAMAGES SUSTAINED BY SHLER IN
SUCH CASE WOULD NOT OTHERWISE BE REASONABLY ASCERTAINABLE. SELLER WAIVES
THE RIGHT TO EXERCISE ANY OTHER RIGHTS AND REMEDIES AVAILABLE TO SELLER
BECAUSE OF A DERAULT BY BUYER, AT LAW AND/OR IN EQUITY, INOUDING WITHOUT
LIMITATION, THE RIGHT TO SUE BUYER FOR ADDITIONAL DAMAGES OR SEEX SPECIFIC
PERFORMANCE.

Buywr shall beks no action wih rexpact to a bresch by

Notice and Cure Pariod.
Sallar, lnd Sellar shall skm no actian with mespact to & bresch by Buyan untl thas
rnan-defoulking party hax glven writtan notica to tha defaulting party and tha defauttdng
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party has falled to cuns the defauk within ten {10) days after recslpt of such notics,

8, Sellar's Raprasewtations and Warranties, Seller represents and warmmams to
Buyer thet:

a. Ikie, Saller k tha owner of tha Praperty pursuant in Sallers Acquikltdon Comtract
and shall have good, markatable and Indsfeasible fee simpis titls In and t the Property at
Clesing, If at any tims prior to Closing Sellsr does nat hold such tide, Buyer shall have the
right te terminate this Agreemeant by deilvering wrikttsn notice theraof to the Tide Company,
and Buysr wil then recelve a full and prompt refund of the Eamnest Money and any Closing
atmon Fee paki by Buyer withowt the need for Seller's consent ar signature for s
m .

b. Agharty: Enfarcaabiiity. Seller has the capacity and authority to execute this
Agreement and perform Its obligations under this Agreement. This Agreement conatitutes a
legal and valid binding obligation of Sellet; enforceable against Seller In accordance wih its
terma. All action neceasary b authorze Saller's acoution (end oecution by the Individual
executing this Agreement on behalf of Seller), delvery and performance of thie Agreement
has bsan taken and such action has not bean rescdnded or modified.

c. Hezardous Subsiances. To tha best of the saller’s actual knowisdpe, B) thars are o
and thare herve bean na oll or gam wells (cepped or uncappad} or undarground storage tanks
{in usa or sbandanud) an or about tha Praparty; b) Nalthar Saller nor any prior cwner or
ocxupant of the Proparty has: {) causad or psrmitiad, and Saller hes recalvad no notice esnd
has no knawiadge of, tha generstion, manufscture, refinemant, transportation, trastmant,
starags, daposit, mmiasza, zalvags, Instellation, removal, dispozal, transfar;, production,
buming or processing of Hezwrdous Substunces (as herelnaftsr defined) en, undar or sbout
the Proparty; {I) caused or permitied, and Seller has recsived no notice and hes no
knowiedge of, the Relsesa (as herelnafter defined) or sxdstencs of any Hazardous Substance
on, under or affecting the Property;: or (i) caused ar permittad, and Saller has recelved no
notice and has ne knowiedge of, anmy substances or condkicns an, under or affacting the
Proparty which may support any clilm or cause of action, whether by 8 govemmental
agency or any cther person or antity, under any applicable faderal, stabs or local law, rule,
ondinance <r regulation, Induding without limitation, those related t Hazardous
Substances. For the purpese of this Agreement, the terms "Hazardous Substances® and
"Ralease” ahall have the same meaning as set forth In the Comprehensive Environmental
Regsponse, Compenssticn and Uabllky Act of 1580, 42 US.C. Sections 9601 & geq.;
provided, however, that the definkion of Hazardoua Subatances shall alse Indude petreleum
and related by-products, hydrocarbons, mdon, nsbestos, urea formeldehyde,
polychlorinated biphenyl tompounds amd any other subsianee tormidered hozardous to
humang ar the arvironmant.

d. Lagses. Oobiang. (1} Exampt for that ceriain Inose mlsted o a moblla hama cosmantly
on tha Proparty which can ba tarminated prior tn Closing, thare sra no puisianding writtan
or oral leaxen, sessmanks and/far athar typas of agraamant In any way sffecting tha Proparty
that am not mnrild In tha Ragikter of Dande of Charoksa County, SC, (1) no parsan or
ertky hes any right wkh rezpact tn sl or any porficn of tha Proparty (whathar by opten o
purchass, sasemant, right of first refusal, contract or ctherwizs) that may prevent ar
Interfare with Buyer® taking title to, and excusive possession of, all of ths Property st
Closing, and {Il) Seller shall not entsr Into any new laase, easement or athsr cantrack with
respact to tha Praparty during the pendency of this Agreament that Is not terminable upon
demand without Buyer's prior wrkten conwent, which may be ghvan or withheld by Buyer In
Buyer's sole and absolubs discration,
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o, No Naoticaz. Seller has not recelved any notice of, and te the best of Ix knowiedge,
thers are no () propesed spechll asssssments, condemnation or changes In the roads
adjucent to the Property, (1) pending public Improvemeants that will result in any chargs
being levied or assesssd against, or a len being craated upon, the Property; or (I} pending
or threatened sminent domain or condemnatdon precesdngs against or Involving any
portion of the Property or any adjacent parcal.

f. Access. Seller has not recelved any notice of any existing or proposed plans to
widen, modify or realign any street adjoining the Property, and the Property has full and
free aoceo o and from public highways, streets end roads. Seller haa no knowledge of any
penrding or threstened proceeding by any governmental authority, or any sther fact or
condition, which would limit or result In the barmination of the Property’s accesa to and from
such public highways, strests and roeds.

h. Uity Digidctk Tha Property g siiuatad In utiky ar othar siatuiodly created districts
praviding waiar, sawar, dreinega, ar flood control facliitles and sarvices.

I. Ploalinex. To tha best of Sallars knowiadge, there sra o transpartetian pipalines,
Including without limiation, pipalines for tha transpariaxtion of natursl gas, natural gea
liguids, eynthetic gex, liquaflad pstmisum ges, pstroleum ar = patroisum product ar
hazurdous substance, lcaked an, under, or within the Property.

1 Swnars Aszocmtian, Tha Property ks not subject to mandetary membership In 8
property owners' association,

K. Litigation. There I= ne pending or threatsned lidgadon, arbitratdon, administrative
action orf examinaton, dalm or demand whatsosver relating ta the Property; and no
attachments, exeaution proceedings, llens, assignments or insolvency proceadings are
pending or thraatened against Saller of the Property or contemplabed by Saller.

l. Pertns acls. During the pendency of this
Agreement, Saller mll perform m mmnal obllgaﬂom under all agreements that affect the
Property

Ingyrnge. During the pendency of thia Agreement, Seller shall maintain all
In:urumu Saller was mrrying on tha Efective Deta.

n. Exclustve Rights. In considerntion of the effarts and experses required to perform
tha review of tha Proparty, both Buyar and Saller agraa that neither wil, sithar directly or
Indirectly, aifar to sull or solidt sry offars to purchasa or negotiate for tha mis or depasttion
of tha Praparty, or ceniract, during tha pandancy of this Agreamant.

0. Eorsion Parzan. Seler 1= not a "forsign parson® B defined In Secton 1445 of the
Imtsmal Revenue Code of 1986, as amendad.

Saller shall fully discloss to Buysr, Immadistaly upon [ts cccurrencs, any changs In facts,
assumptions ar drcumstances of which Seller becomes aware prior ta the Clasing Date that
may affect tha representations and warranties sat forth above. The represantatons and
warrantes of Seller contained In this Section B shall survive the Closing and dellvery of the
Deed for a pertod of one hundred eighty {160} days.

Purchuge and Paly Aprosrset — Page 1

1187, v 10



Dwousige Envelope ID: 02 EADETS-FIFT-44C0-84F3-E3044AATODE

9. Miscalansous.

Plans and Appravals. Buyer shall have the right to file, at Buyer’s expense, any and
d applications and plane necesoaty 1o obtaln bulkling permis, subdivision {or the vacation
of any exkting subdiision or plat) andfor any other agreement, essurance, approval or
permk from any and all govermmental authoritiea having jurisdiction ower the Property that
Buyer deema appropriste In connection with the Intended purpese of the Property. Seller
Bgreas to join In the sacution of any epplication required In order (o obtaln any such
Bgreamant, assurance, parmk ar approval {or flla such applkation Individually ¥ tha relevant
govermmanial eutharity shal sa require). Sallar furthar agreas o ressonably conpsmia wikh
Buyer or i3 nominea In al respacts, Induding, without EmReticn, stianding snd giving
fevarabla textimany at any hsarings on tha petitions ar applicatiane, mesting with end
praviding Informaton b publc and priveta utlibex and povernmantal amd
quusi-govarnmanial antites, and otharwiza working in obialn tha sgreamants, assurances,
appraals and permits requirgd by Buyer or s namines without wddibonal cast or ohligetion
to Buyar or = nomines, except a5 to any actusl ard reasonable quk-of-pockat fees and
casts Incared by Seler, Indduding attomey fess, provikied the same are disckosed to and
agreed upon by Buyer priar to being Incurred.

b. Notices and Dwadline Dates. Any nctce, request, demand, Instruction or other
documnent to ba glven or sarved hersunder or under any document or instrumant executad
pursuant to this Agraemant shall ba In writing and shal be (I} dallverad parsonally, (1} sant
or by ovemight express courter, postage prepaid, or {1l} sent by facsimile or diactronically
{e-mall), provided there & proof of delvery, each addressed to the Parties 2t their
respecthve nddresses set forth herein, and the same shall be effeciive upon receipt If
delvered personally, by owvernight courter or by facsimile or electronkally {with proef of
dalvary). A Party may change ks adkiress for reculpt of noticas by servica of B notks of
such change In accordance herewlth. If any deadline under this Agreement falls on B
Seturday, Surnday or legal holiday {which for purposes of this Agreement shal be not be
cansidered 5 "businease day™), tha deadline shall ba axtandsd tn tha neod: business day. Far
purposas of notice to Sallsr and Buyar, the following addrassss are pravided:

Ta Buysr: South Creak Davelcpmant, LLC
PG Bax 543
Summerfield, NC 27358
Attn: Charlie Herkage
Phone: 336-6689-3587
Emall: Chadie hadizns@isoutborasiciaaloomant.com

With a copy via amall ko:

Colsman Tallsy LLP
Attn: Greg Clark

Hannah Andarson
bannsh.sodasonfonismacialscnm

To Saller: TC Hampshire, LLC
3509 Pelham Rd
Greenvile, SC 29615
Atin: Robert W. Lynra and Rabert L. Lyors

BSOS K AR N34 1588
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Emall: bobby@vonsindustrial.com:
lukesgtyonsindustrial.com

With a copy via emall to:

C Atomeys' Feeg. In the event ekher Party brings an action at law or other
proceeding permitted under the terms of this Agreement againat the sther Party In order to
enforee or Interpret any of the barms, covenants or condidons hereof or any strument
exscuted pursuant to thle Agreamant or by reason of any bresch or default hereunder ar
tharsundar, tha Party prevalling In any such action or procesding shall be pald ell reesonabla
costs and mxpansss, Including without limitmbon measonabla attormeys' fams, by the

ran-prevaling Party.

d. Axlonmant. Bindipg Agrsamant. Salsr moy nat assign this Agreamant without tha
writtan conzant of Buyer; howavar, this shall not predude transfars ar essignmants of tha
Indvidual Sallers for astwin pllnnhg or tax purposex, Including 1031 sachanges xa lang aa
such tansfers or sssignmants have bean completed no lass than thity (30 deys priar in
Cloging and Buyar has recalved priar natica thereol. Buyar may assign this Agreament o a
special purpose entky afMilate controlled by Buyer wkhaut the consent of Seller, howewver In
na everk shall Buyer be relleved of Itz obligations hereunder. This Agresment shall be
binding upen and inurs to the benefit of the Partes and thelr respective heirs, legal
reprassntatives, successors and assignees. This Agreesment constkutes the artire
agreement between the Partkes, and supersedes any and all prior agreemonts,
armangements and understanding between the Parties. This Agreement may only be
amended by a written agreement executed by all of the Parts.

. BREOKERS AND COMMISSIONS.  NOTWITHSTANDING ANYTHING [N THIS
AGREEMENT TO CONTRARY, SELLER SHALL PAY ALL BROKER FEES AND COMMISSIONS AT
CLOSING DUE TO LYORS INDUSTRIAL PROPERTIES (THE “HROKER™) PURSUANT TD A
SEPARATE WRITTEN AGREEMENT BETWEEN SELLER AND BROKER, SUCH FEES AND
COMMISSIONS EQUAL TO 3% OF THE PURCHASER PRICE. SELLER AND BUYER SHALL
INDEMNIFY THE OTHER PARTY AGAINST, AND SHALL HOLD HARMLESS FROM, ANY AND ALL
SUTTS, CLAIMS, DEMANDS, JUDGMENTS, DAMAGES, COSTS AND EXPENSES OF OR ROR ALL
SUCH BROKER FEES AND/OR COMMISSIONS, AND SHALL PAY ALL COSTS OF DEFENDING
ANY ACTION DR LAWSLIT BROUGHT TO RECOVER ANY FEES DR COMMISSIONS INCURRED
BY THE DTHER PARTY, INCLUDING REASONABLE ATTORNEYS' FEES. SELLER HEREBY
DISCLOSES THAT ROBERT W. LYONS AND ROBERT L. LYONS, THE MEMBERS QF TC
HAMPSHIRE, LIS, ARE LICENSED REAL ESTATE BROKERS IN THE STATE QF SOUTH
CARQLINA,

g Effect_of Temminatan. Thie Agrsement shall be voki and of no further force and
offsct upen any proper termination under the tarms hereof {other than tarms herein that
spactiically provide that they survive the termination of this Agreement).

h. Multinle _Counterparts. muurmammwbomdhoneormn

counterparts, and all so exacuted shall constitute one and the same agreement, binding
upon the Parttes, and notwithstanding that all of the Parties are not skjnatories to the seme
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counterparts. Hectronk scans of the signabure, ar the use of Doausign® Is aapressly
permRited, and such shall be deemed to be an original signature,

L CHOICE OF LAW. THIS AGRENMENT SHALL BE GUVERNED FY THE LAWS OF
THE UNITED STATEF OF AMERICA AND THE INTERNAL LAWS OF THE STATE OF
SOUTH CAROLINA, WITHOUT REGARD TO ITS CONFLICT RULES. VENUE AND
JURISDICTION FOR ALL CLATME UNDER THIE AGREEMENT SHALL BE EXCLUSTIVELY
IN THE COUNTY OF CHEROKNEE IN THE ETATE OF FOUTH CAROLINA

1 Spambllity. I any provision of this Agresmant Is held to ba llegal, Imald or
unenforcesble under present or future lews, such provision shall ba Nilly ssarable, and this
Agreamant shal ba canstrusd end enforced o T such lisgel, Invalid, or unlnlhrn-&
pravision had never comprisad a part of thls Agrsarmant, and tha nnﬂring provislons of
thiz Agrasmant zhall ramain In full forca and sffect and shal nat ba affected by tha lisgel,
Invalld or unanforcsabla providon or by k= ssvarmnca from this Agresmant. Furtharmors, In
lisu of such Hisgel, invalld or unanforcaabla provison, thars shall be sdded sutomebcally as
a part of this Agreemant, a legul, valld and snforcashie provisian thet is a= similar In tarms
o =xch llisgal, Imald or unsnforcaabls provision as ks possible.

INDEPENDENT CONSIDERATION,  NOTWITHSTANDING ANYTHING TO THE
CONTMRY SET FORTH HEREIN, CNE HUNDRED AND (/100 DOLLARS ($100,00) OF THE
DEPOSITED EARNEST MONEY SHALL BE DEEMED INDEPENDENT CONSIDERATION AND
NON-REFUNDABLE AND RETAINED BY SELLER UNDER ALL CIRCUMSTANCES, FOR AND IN
CONSIDERATION OF SELLER'S EXECUTION OF THIS AGREEMENT.

I Complate lindemianding. This Agreement represents the complete understanding
between the Parties as to the subject rnatter hereof and supersedes all prior negotiations,
atatementa and agreements, either written o oral, between the Partiea, No Inducements,
representations, statements or agreements have been made or relied upon In the making of
thia Agreement, oaxpt those specically set forth In this Agreement. Nekher Party has any
right to rely on eny ather pror or sentemporancous strbemants and/or agreements made by
myona concaming this Agreesment that am nat set forth hamin.

m. Tne o the Exsence. Tima Is aof the axsanca In tha parformancs of esch of tha bems
ond candidang of this Agrsamant

Discomum. Tha Buyer snd Salsr acknowisdge that this Agreament shall
mmaln canfidantial, Howevar, upon requast of sither party, @ mamorandum of agresmant
shall ba axacutsd to acknowledga the existenca, but not the contents of this Agresment. In
no event shall a memorandum of agreement created pursuant to this Sectton 5(n) be
recorded In the publie reconds of Cherskee County, South Carglina, Nobeithstanding the
faregoing, Buysr and Saller shall ba entitied to discose thle Agresment In full to e
amplryeas, attomeys, sccountants, bx conaulianks, brokers, Isndars, mvaxtars, any stoba
or fadsrul autharity, or #s may bs required by law.

10. TaxcCredkund Bond Provisons. Notwithstanding anything to the contrary set
forth In this Agreement of stherwiae;

B. Tha Partiss hereby scknowladga that Buysr intands to {1} apply for, syndicate and sall
cariain low-incoma housing tax credits (whethar under sinia or fedaml low, collscively, "Tax
Cradiin®) with tha pxaixiance of the spproprivis howsing spancy of tha stxim In which tha
Land I locwind (tha "Haousing Agency®); and {Il} thet Buyars ohblipation to purchass tha
Proparty Is sxpressly cantingsnt upon the award of such Tax Credits In the smaunt
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requested; and {11} in the event thet Buyer doss nat recelve an award of Tex Credits In the
amount requested, Buyer shal have the right to terminate this Agreement by dellvering
written notice to Seller and, to the sxterk It ks refundable In accordancs with Section 4
herain, recatva a full and prompt refund of the Eamest Money withowt the need for Sellar's
conment or skinature for RS ralaame.

b. Saller Cooperation. Seller heraby agrees to reasonably assist Buyer, at Buyer's sole
cost and expense, In obtaining and submitting such Information as 19 necessary to apply for
or obtain the Tax Crediks andfor the Bond Financing to the extent such Information &
enaallable to Seller and not to Buyer

[Signatures bagin on the next page]
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IN WITNESS WHEREQF, the Parties have sxacuted this Agreement as of the day and

yoar first above writtan.
Buyar: SOUTH CREEK DEVELOPMENT, LLC,
a North Carolina limibsd Iimblity company
By:  South Creek Yentures, LLC,
a North Carolina limited [Rability company
Is: Manager - . . o
M: »‘— ) ,-',v-i S\ : ,""
Nama: Charies Hertlage
Its: Manaper
211012026
Sallar:
TC HAMPSHIRE LLC
& South carrolh'\a imntted llabllity company
Bv; [ J"{"f ’J-:.;;“‘
Nama: Robaf Ik brons

Its: Mansging Member

1072026
Daba: ik
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That portadn +/- 6 moro trect locstnd in Gaffney, Chornkzn County, Boath Cxmnlins st Bespalkire Drive, se spprocimatoty
depicied es Rollows:

g N
R
-y T
S

S
R
W

-%°

“‘E—: ‘ yeapeee G
bwing u portion of Parcel Kientificxtion Nombers 098-00-03-011,000, 053-00-50-020,00, and 098-00-00-21.001,
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SCHEDNULEL
Schedule of Earnort Meney Dieposits xad Closing Extessien Foes
| Dopegit Neme | Deposit Amognd 1 Exieoded Clogigg Dafe
Indtin] Earnest Moooy Wirin 10 Busbem Days | 520,000.00 NA
Oute 31, 2026, o)
s of
Addklons] Bamest Money | o)y} Tax Crudh £310,000.00 NA
Dyt Resorvationd by the
Hootax Arpcy
| Closina Extenglon Feo #1 1 Deoamber 31, 2026 34000000 W Merch3dl 227
| Closing Extengion Feo #2 | Macch 31, 2027 24000000 0. 2007
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SECOND AMENDMENT TO
PURCHASE AND SALE AGREEMENT

This SECOND AMENDMENT TO PURCHASE AND SALE AGREEMENT (this
“Second Amendment”) is made effective as of IMay / é A , 2026, by and between
SOUTH CREEK DEVELOPMENT, LLC, a North Carolina limited liability company
(“Buyer”), and TC Hampshire, LLC, a South Carolina limited liability company (the “Seller™).
Seller and Buyer are sometimes hereinafter referred to collectively as the “Parties”. Capitalized
terms not defined herein shall have the meanings given to them in the Agreement (defined below).

WITNESSETH:

A Buyer and Seller entered into that certain Purchase and Sale Agreement effective as of
February 10, 2026 (the “Original Agreement”), whereby Seller agreed to sell and Buyer agreed
to purchase certain real property, as more particularly describedin the Exhibit A to the Agreement

(the “Property™);

B. Buyer and Seller entered into that certain First Amendment to Purchase and Sale
Agreement effective as of April 16, 2026 (the “First Amendment,” together with the Original
Agreement, the “ Agreement”)

C. The Parties desire to amend the Agreement as further described herein.

NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which
are hereby acknowledged, the Parties hereby agree as foll ows:

1. Property. Section 1 of the Agreement is hereby deleted in its entirety and replaced with the
following:

On the terms herein set forth, Buyer agrees to purchase from Seller, and
Seller agrees to sell to Buyer, a +/- 6.276 acre tract (the “Land”™), as
approximately depicted on Exhibit A, attached hereto and made a part
hereof, located at Hampshire Drive, Gaffney, Cherokee County, South
Carolina 29341 (a portion of Parcel ID Nos. 098-00-00-011.000, 098-00-
00-020.000, and 098-00-00-021.001) together with all easements,
appurtenances and rights thereunto belonging, including without limitation,
all (a) right, title and interest in roads, alleys, easements, streets and rights
of way bounding the Land, if any; (b) rights of ingress and egress to and
from the Land (including without limitation, all right, title and interest in
and to all applicable cross-access and reciprocal easements andfor
agreements), and (c) oil, gas and other minerals lying on or under the Land
{collectively, the "Property").

a. Land Acreage and Location. The exact acreage and boundaries of the Land
have been determined by a new survey of the Property purchased and coordinated
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by Buyer (the “Survey”), which Survey has been provided to and approved by
Seller.

2. Exhibit A Exhibit A to the Agreement is hereby deleted in its entirety and replaced with
Exhibit & attached hereto and incorporated herein.

3. Purchase Price. Section 2 of the Agreement is hereby deleted in its entirety and replaced
with the following:

The purchase price of the Property shall be Six Hundred Sixty Nine
Thousand Sizx Hundred Fifty and No/f100 Dollars ($669,650.00) (the
“Purchase Price”), payable at Closing by Buyer.

4. Ratification. Except as modified by or where inconsistent with this Second Amendment,
the Agreement is hereby ratified and confirmed. Where inconsistent, the terms of this
Second Amendment shall supersede and take precedence over the Agreement. Capitalized
terms used herein, but not otherwise defined, shall have the meanings attributed to such
terms in the Agreement. The Agreement, as amended hereby, shall be binding upon and
inure to the benefit of the parties hereto and their successors and assigns.

5. Terms of Agreement. Except as otherwise provided in this Second Amendment, the terms
of the Agreement are not modified, altered or amended andremain in full force and effect.

6. Applicable Law. This Second Amendment shall be governed by and construed and
enforced in accordance with the laws of South Carolina.

7. Counterparts. This Second Amendment may be executed in any number of counterparts,
each of which may be deemed an original and all of which taken together shall constitute
one and the same agreement; and any signature page from any such counterpart or any
facsimile or PDF or email thereof may be attached or appended to any other counterpart to
complete a fully executed counterpart of this Second Amendment and any facsimile or
PDF or email transmission of any signature shall be deemed an oniginal and shall bind such
party.

[signatures on following page]
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IN WITNESS WHERECEF, Seller and Buyer have executed this Second Amendment,
effective as of the date first above written.

BUYER:

SOUTH CREEK DEVELOPMENT, LLC,
a North Carolina limited liability company

By: South Creek Ventures, LLC
a North Carolfia limited liability company,

Tts: Manager M
By:
Charlie Heritag%/lanager

SELLER:

TC HAMPSHIRE, LLC,
a South Carolina limited liability company

DocuSigned by:
By: Qn&o Jf?mw
Name: RoBett Luke Lyons
Tts: Managing Member
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Exhibit A

Legal Description

That certain +/- 6.276 acre tract located in Gaffney, Cherokee County, South Carolina at
Hampshire Drive, as approximately depicted as foll ows:

being a portion of Parcel Identification Numbers 098-00-00-011.000, 098-00-00-020.000, and
098-00-00-021.001.
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FIRST AMENDMENT TO
PURCHASE AND SALE AGREEMENT

This FIRST AMENDMENT TO PURCHASE AND SALE AGREEMENT (this “First
Amendment”) is made effective as ofﬁpé £( [ém , 2026, by and between SOUTH CREEK
DEVELOPMENT, LLC, a North Carolina limited liability company (“Buyer™), and TC
Hampshire, LLC, a South Carolina limited liability company (the “Seller”). Seller and Buyer are
sometimes hereinafter referred to collectively as the “Parties”. Capitalized terms not defined
herein shall have the meanings given to them in the Agreement (defined below).

WITNESSETH:

A, Buyer and Seller entered into that certain Purchase and Sale Agreement effective as of
February 10, 2026 (the “Agreement”), whereby Seller agreed to sell and Buyer agreed to purchase
certain real property, as more particularly described in the Exhibit A to the Agreement (the

“Property”); and
B. The Parties desire to amend the Agreement as further described herein.

NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which
are hereby acknowledged, the Parties hereby agree as follows:

1. Land Acreage andLocation. Section 1{(a) of the Agreement is hereby deletedin its entirety
and replaced with the foll owing:

The exact acreage and boundaries of the Land shall be determined on or
before May 5, 2026, and shall be determined by a new survey of the
Property purchased and coordinated by Buyer (the “ Survey™).

2. Ratification. Except as modified by or where inconsistent with this First Amendment, the
Agreement is hereby ratified and confirmed. Where inconsistent, the terms of this First
Amendment shall supersede and take precedence over the Agreement. Capitalized terms
used herein, but not otherwise defined, shall have the meanings attributedto such terms in
the Agreement. The Agreement, as amended hereby, shall be binding upon andinure to the
benefit of the parties hereto and their successors and assigns.

3. Terms of Agreement Except as otherwise provided in this First Amendment, the terms of
the Agreement are not modified, altered or amended and remain in full force and effect.

4. Applicable Law. This First Amendment shall be governed by and construed and enforced
in accordance with the laws of South Carolina.

5. Counterparts. This First Amendment may be executed in any number of counterparts, each
of which may be deemed an original and all of which taken together shall constitute one
and the same agreement, and any signature page from any such counterpart or any facsimile
or PDF ot email thereof may be attached or appended to any other counterpart to complete
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a fully executed counterpart of this First Amendment and any facsimile or PDF or email
transmission of any signature shall be deemed an original and shall bind such party.

[signatures on following page]
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IN' WITNESS WHERECQF, Seller and Buyer have executed this First Amendment,
effective as of the date first above wntten.

BUYER:

SOUTH CREEK DEVELOPMENT, LLC,
a North Carolina limited liability company

By:  South Creek Ventures, LLC
a North Carolipalimited liability company,

Tts: Manager
By: -
Charlie Heritage, Manﬁer
SELLER:

TC HAMPSHIRE, LLC,
a South Carolina limited liability company

NoruSigned by
By, [ pst S
Name: Robert Luke Lyonst-uwmuv-mb
Its: Managing Member
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