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Mr. David Proffitt

Executive Director for Facilities, Maintenance and Construction
Metropolitan Nashville Public Schools

2601 Bransford Avenue

Constrution Office

Nashville, Tennessee 37204

RE: An Appraisal Report of
Rose Park Batting Facility
A 21,070 SF Indoor Batting Facility Property
1025 9th Avenue South
Nashville, Davidson County, Tennessee 37203

DearMr. Proffitt;

At your request and authorization, we have appraised the above referenced property for the purpose of
estimating itsAs Ismarket value as ddecember 27, 2019n addition, you have requested an estimate

of the prospective value upon completion and stabilization as of their respective futureltates.

property rights being appraised are tieased Feiterest in the subject property. It is our understanding
that the intended use of theport is to assist imaking business decisions concerning the subject

property
As Is Market Value

The subject is proposed. Therefore, the current As Is status of the property is vacaBatation the
inspection of the property and the investigations and analyses undertaken, we have formed the opinion
that, as oDecember 27, 2018nd subject to the Assumptions and Limiting Conditions set forth in the
attached report, thes Ismarket value of th&ee Simplenterest in the subg property is:

One Million Seven Hundred Ten Thousand Dollars
($1,710,000
Prospective Value Upon Completion

Based on the inspection of the property and the investigations and analyses undertaken, we have formed
the opinion that, as &fugust 1, 202@nd subject to the Assumptions and Limiting Conditions set forth in
the attached report, tirospective Value Upon CompletiohthelLeased Fe@terest in the subject

property is:

Four Hundred Eighty Thousand Dollars
($480,000



Mr. David Proffitt
January 6, 2020
Page2

Prospective Value Upon Stabilization

Basd on the inspection of the property and the investigations and analyses undertaken, we have formed
the opinion that, as &fugust 1, 202@ndsubject to the Assumptions and Limiting Conditions set forth in
the attached report, tiRrospective Value Upon StabilizatiohtheLeased Feeterest in the subject

property is:

Four Hundred Eighty Thousand Dollars
($480,000

Exposure Period The exposure period is estimated tdlBenonths, assuming the subject is placed on
the market at the final value estimate conclusion above.

One approacho valuewasutilized in the valuation process for the subjectprofey Leased Fee va
estimate This included thancome capitalizatiompproach Given the lack of sales of similar type leased

facilities, the sales comparison approach has been omitted. Ge/enitjue lease terms in which no rent

is generated and the unique property type, the cost approach has been omitted.

The narrative appraisal report that follows contains the identification of the property, the assumptions and
limiting conditions, pertinet facts about the area and the subject property, comparable data, the results of
the investigations and analyses, and the reasoning leading to the conclusions contained herein. Our
analysis, opinions, and conclusions were developed, and this repoddmagrbpared in accordance with

the Uniform Standards of Professional Appraisal Practice published by the Appraisal Foundation, the
Code of Professional Ethics and the Standards of Professional Practice of the Appraisal Institute and the
Financial Instittion Reform Recovery and Enforcement Act of 1989 (FIRREA). The engagement letter
for this assignment is presented as an exhibit in the Addenda to the report.

We appreciate the opportunity to be of service to you. Should you have any questions cotidsrning
appraisal, please do not hesitate to contact this office. For further information, your attention is directed
to the following report.

Respectfully submitted,
HUBER & LAMB APPRAISAL GROUP, INC
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Summary of Important Facts & Conclusions

Report Type:

Valuation Conclusion:
As Is Value Estimate:

As CompleteValue Estimate:
Cost Approach:
Sales Comparison Approach:
Income Capitalization Approach:

As Stabilized Value Estimate:
Cost Approach:
Sales Comparison Approach:
Income Capitalization Approach:

An Appraisal Report

$1,710,000

$480,000
Omitted
$4,100,000
($55,000)

$480,000
Omitted
Omitted
$480,000

Stabilized Value Estimate's Implied Units ofComparison:

Value/SF:

Estimated Exposure Period:

Interest Appraised:

Significant Appraisal Dates
Date of Appraisal Report:
Effective Date Of Appraisal:
Date of Inspection:

Of Completion:
Of Stabilization:

Location:
Property Name:
Address:
Physical Location:

City:
County:
Zip Code:
State:

Legal Description:
Tax Map/Parcel:

$22.78

6 to 12months, assuming the subject is placed
on the market at the final value estimate
conclusion above

Leased Fee

January 6, 2020
December 27, 2019
December 27, 2019
August 1, 2020
August 1, 2020

Rose Park Batting Facility
1025 9th Avenue South
Northwest Quadrant of Edgehill Avenue and 9th
Avenue South
Nashville
Davidson
37203
Tennessee

Part of 10502-0-171.00

Huber & Lamb Appraisal Group, Inc.

Pagel



Summary of Important Facts & Conclusions cont 6d.

Property Description:

Land Area:

Acres: 0.645

Square Feet: 28,094

Zoning: RM20 - Multi-Family Residential
Improvements:

Property Type: Indoor Batting Facility

Tenancy: Single tenant

Size (Gross Building Area): 21,070SF

Size (Net Rentable Area): 21,070SF

Year Built: Proposed

% Office: 46.9%

Highest and BestUse:
As Vacant: Multi-family development

As Improved: Continued use ashatting facility with offices

Huber & Lamb Appraisal Group, Inc. Page2



The Appraisal Assignment

Identification of Subject Property

Property Name:
Property Type:
Address:

General Location:

City:

County:

State:

Zip Code:

Tax Map/Parcel:

Metes & Bounds Description:

Appraiser Competency:

Rose ParlBatting Facility
Indoor Batting Facility
1025 9th Avenu&outh
Northwest Quadrant of Edgehill Avenue and 9th Avenue
South

Nashville

Davidson

Tennessee

37203

Partof 10502-0-171.00
Not provided

The appraiser(s) have considered the nature of this
appraisal problem and our experience appraising this
property type. Based on this, wevhahe knowledge

and experience to complete the assignment competently.

Purpose & Use of The Appraisal Report

Purpose of Report:

Client:

Client's Intended Use of Report:

Intended User(s):

Estimate the "as is" market value of subject property.
In addition, the ééent has requested an estimate of the
prospective values of the subject property after
completion. The reader is referred to the Definition of
Terms section of the report for the definition of market
value as utilized in this analysis.

Mr. David Proffitt

Executive Directofor Facilities, Maintenance and
Construction

Metropolitan Nashville Publi€chools

2601 Bransford Avenue

Constrution Office

Nashville, Tennessee 37204

Assist inmaking business decisions concerning the
subject property

Metropolitan Nashville Publi§chools

The users of this appraisal and report are identified as
Metropolitan Nashville Publi€chools The information
contained in this report is specific to the needs of the
client and for the intended use stated. Any use of this
report by anyone other than the stated intended user is
prohibited.

Huber & Lamb Appraisal Group, Inc.

Page3



The Appraisal Assignment cont 6d.

Property Rights Being Appraised

The property rights being appraised areldased fe@nterest in the subject property. The
reader is referred to the Definition of Terms section of the report for the definition lebtesl
feeinterest as utilized in this analysis.

Significant Dates of Appraisal

The subject property is being appraised as of the effective date presented bedow. T
appraised property is subject to the market influences and economic conditions that existed on
that date. The Date of the Report represents the approximate date the appraisal report was
performed and/or completed.

Date of Appraisal Report: January 6, 2020
Effective Date of Appraisal: December 27, 2019
Date of Inspection: December 27, 2019
Of Completion: August 1, 2020
Of Stabilization: August 1, 2020

Scope of Appraisal

In preparing this appraisal report, the appraisers have completed several steps to assemble
thedata and form the opinions presented in this written report.

1. Considered the complexity of the property and the appraisal assignment in the context
of the purpose and intended use of the appraisal report.

2. Analyzed theNashvilleeconomy and the subject neighborhood to determine the market
conditions that affect the subject's market value.

3. Inspected the subject property and surrounding neighborhood.

4. Gathered physical and/or factual data on the subject recorded data, physical
characteristics of the site and improvements, and legal restrictions imposed by the
municipal government.

5. Analyzed the data gathered and determined their effects on naatketin conjunction
with the highest and best use of the real estate as if vacant and as improved.

6. Considered the appropriateness of the three traditional appraisal approaches to value
including the cost approach, sales comparison approach aimddnge capitalization
approach.

7. The application and process of each valuation approach are detailed in their respective
report sections; however, the appraisers have thoroughly researched market data in
each approach and have presented the most pertiata and the reasoning and
opinions leading to the conclusion of market value via each approach to value.

8. Reconciled the analysis and value indications by the three approaches to value into a
final market value conclusion.

Huber & Lamb Appraisal Group, Inc. Page4



The Appraisal Assignment cont 6d.

9. The appraisal reportdion for this assignment an Appraisal Repoiti accordance
with Standards Rule-2 of the Uniform Standards of Professional Appraigalctice.
As such, it presents sufficient information to enable the client and other intended users,
as identified, to understand it properly.

Subject Property Sales History

The following summarizes the mosteat sales transaction and prior sales history of the
subject property:

Current Owner of Record: Metro Government S Ro$tark

Most Recent Transacin Data:

Transaction Date: 1/1/1957
Grantor: N/A
Consideration: N/A
Deed Book/Page: 0001082
Compariso to
Concluded Value: The subject property has been owned by Metro since
1957.
Current Contracts: None reported
Current Listing: Not listed for sale
Current Lease: The subject property has a proposed lease with Belmont

University. Belmont University wilconstruct and

operate a batting facility building at their cost. The lease

calls for a donation of $35,000 per year to support

MNPS6s Extended Learning Site
Saturday operating hours at The Easley Center and to

support Edgehill comunity baseball programs through

RBI Nashville. The term of the lease is 50 years.

Huber & Lamb Appraisal Group, Inc. Pageb5



Definition of Terms

1. Market Value - The most probable price which a property should bring in a catinpet
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 aspeaified date
and the passing of title from seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated,;

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

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

4. 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 soléctedfby
special or creative financing or sales concessions granted by anyone associated with
the sale.

Sources: 1. Comptroller of the Currency; 12 CFR Part 34 Section 34.42 (g) of
Federal Regulations.

2. FDIC Final Rule on Title XI of thEinancial Institutions Reform,
Recovery, and Enforcement Act of 1989 (FIRREA), effective
September 19, 1990, as defined in 12 CFR Part 323.4.a.10.

2. Highest and Best Usé& The reasonably probable and legal use of vacant land or an
improved property thas physically possible, appropriately supported, financially
feasible, and that results in the highest value. The four criteria the highest and best use
must meet are legal permissibility, physical possibility, financial feasibility, and
maximum productiity. Alternatively, the probable use of land or improved propierty
specific with respect to the user and timing of theiud®t is adequately supported and
results in the highest present value

3. Legally Nonconforming Usei A use that was lawfullystablished and maintained, but
no longer conforms to the use regulations of the current zoning in the zone where it is
located.

4, Market Rent i The most probable rent that a property should bring in a competitive and

open market reflecting all conditisrand restrictions of the lease agreement, including
permitted uses, use restrictions, expense obligations, term, concessions, renewal and
purchase options, and tenant improvements.

5. Price - The amountsked, offered, or paid for a property. Onceestgprice is a fact,
whether it is publicly disclosed or retained in private. Because of the financial
capabilities, motivations, or special interests of a given buyer or seller, the price paid for
a property may or may not have any relation to the vhlaemight be ascribed to that
property by others.

Huber & Lamb Appraisal Group, Inc. Page6



Definition of Terms, cont 6d.

10.

11

12.

13.

14.

15.

16.

17.

18.

19.

Appreciation T An increase in price or value of a property or commodity resulting from
an excess of demand over supply or other factors.

Depreciationi A loss in property value from armause; the difference between the cost
of an improvement on the effective date of the appraisal and the market value of the
improvement on the same date

Investment Valuei The value of a property interest to a particular investor or class of

investos based on the investoro6s specific requi
different from market value because it depends on a set of investment criteria that are not
necessarily typical of the market.

Functional Obsolescencé& The impairment of funabtinal capacity of a property
according to market tastes and standards.

External Obsolescencé An element of depreciation; a diminution in value caused by
negative externalities and generally incurable on the part of the owner, landlord, or
tenant.

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

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

Leasehold Estatd_easehold Interesti The t enant s posseassory i n:
lease.

Present Valuei The value of a future payment or series of future payments discounted
to the current date or to time period zero.

Gross Sales The total amount of invoicedtail sales, before deducting returns,
allowances, etc.

Forecastingi To estimate, calculate, or indicate in advance. Forecasts made by
appraisers are based on past trends and the perceptions of market participants concerning
their continuation or alteration.

Overall Capitalization Rate - An income rate foa totalreal property interest that
reflects the relationship between a single
total property price or value.

Discount Rate- A rate of return on capital used to convert future payments or receipts
into present value.

Internal Rate of Return i The annualized yield rate or rate of return on capital that is
generated or capable of being generated within an investment or portfolio over a period

Huber & Lamb Appraisal Group, Inc. Page7



Definition of Terms, cont 6d.

of ownership. Alternatively, the indicated return on cd@ssociated with a projected or
pro forma income stream.

Sources of Definitions: Th&ppraisal Institute TheDictionary of RealEstateAppraisd Fifth
Edition; or standard industry definitions.

Supplemental Definitions

1. Market Value "As Is" on Appraisal Date: An estimate of the market value of a
property in the condition observed upon inspection and as it physically and legally exists
without hypothetical conditions, assumptions, or qualifications as of the date the
appraisals prepared.

2. Prospective Value Upon Completion of Construction:The Value presented assumes
all proposed construction, conversion, rehabilitation is hypothetically completed, or under
other specified hypothetical conditions, as of the future date wheh construction
completion is projected to occur. If anticipated market conditions indicate that stabilized
occupancy is not likely as of the date of completion, this estimate shall reflect the market
value of the property in its then “&8' leased &te (future cash flows must reflect
additional leaseip costs, including tenant improvements and leasing commissions, for all
areas not préeased). For properties where individual units are to be sold over a period
of time, this value should represehnat point in time when all construction and
development costs have been expended for that phase, or those phases, under valuation.

3. Prospective Value Upon Achieving Stabilized OccupancyThe value presented
assumes the property has attained the optinawvel of longterm occupancy, which an
incomeproducing real estate project is expected to achieve under competent management
after exposure for leasing in the open market for a reasonable period of time at terms and
conditions comparable to competitivfferings. The date of stabilization must be
estimated and stated within the report.

4. Proposed Tract Development:Means a project of five units or more that is constructed,
or is to be constructed, as a single development. A tract development onayshe a
subdivision, condominium project, timeshare project, or any similar project meant to be
sold as individual units over a period of time.

5. Fair Value - The cash price that might reasonably be anticipated in a current sale under
all conditionsrequisite to a fair sale. A "fair sale" means that buyer and seller are each
acting prudently, knowledgeably, and under no necessity to buy or sell. "Current sale"
means that the property is exposed to the open market for a reasonable time considering
the property type and local market conditions. When a current sale is unlikely, i.e., when
it is unlikely that the sale can be completed within 12 months, the appraiser should
discount to present value any and all cash flows which might be generated by the
property to obtain the estimate of fair value. These cash flows include, but are not
limited to, those arising from ownership, development, operation, and sale of the
property. The discount applied should reflect the appraiser's judgment of whatrt,prude
knowledgeable purchaser under no necessity to buy would be willing to pay to purchase
the property in a current sale. Whenever the appraiser believes that more than one year is
necessary for a fair sale of the property, the appraiser shall statestfydthe estimated
holding period, cash flows and the discount rate applied.

Huber & Lamb Appraisal Group, Inc. Page8



Definition of Terms, cont 6d.

6. Retail Value - The term "retail" refers to the aggregate sum of all the individual unit
values as of the date of the appraisal. Generally applied to residential lairsales
condominium developments.

Huber & Lamb Appraisal Group, Inc. Page9



Assumptions & Limiting Conditions

Standard Rule-2g of the Code of Professional Ethics and Standards of Professional

Conduct of the Appraisal Institute rdops the appraiser to clearly and accurately set forth all

facts, assumptions and conditions that affect the analysis, opinions and conclusions upon which
the appraisal is based. In compliance therewith, and to assist the reader in interpreting this repor
such assumptions and limiting conditions are set forth as follows:

1.

10.

Title is assumed to be marketable and free and clear of all liens and encumbrances,
easements, and restrictions except those specifically discussed in the report. The property
is gopraised assuming it to be under responsible ownership and competent management
and available for its highest and best use.

No opinion is intended to be expressed for legal matters or that would require specialized
investigation or knowledge beyondatrordinarily employed by real estate appraisers,
notwithstanding the fact that such matters may be discussed in the report.

The date of value to which the opinions expressed in this report apply is set forth in the
letter of transmittal. The appraisassumes no responsibility for economic or physical
factors occurring at some later date which may affect the opinion herein stated.

The valuation is reported in dollars of currency prevailing on the date of appraisal.

Maps, plats, and exhibitscluded herein are for illustration only as an aid in visualizing
matters discussed within the report. They should not be considered as surveys or relied
upon for any other purpose.

The forecasts, projections, or operating estimetesained herein are based on current
market conditions, anticipated sheetm supply and demand factors, and generally
recognized economic trends as stated within this report. These forecasts are, therefore,
subject to changes with future conditions.

Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser or the firm with which he is connected, or any reference
to the Appraisal Institute or the MAI or RM designation) shall bsatignated to the

public through advertising media, public relations media, news media, sales media or any
other public means of communication without prior written consent and approval of the
undersigned.

The appraiser is not required to give testiy or to appear in court by reason of this
appraisal, unless prior arrangements have been made.

Any opinions of value provided in the report apply to the entire property, and any
proration or division of the total into fractional interests will indate the opinion of
value, unless such proration or division of interests has been set forth in the report.

Certain information concerning market and operating data was obtained from others. This
information is verified and checked, where possibig] is used in this appraisal only if it
is believed to be accurate and correct. However, such information is not guaranteed.

Huber & Lamb Appraisal Group, Inc. Pagel0



Assumptions & Limiting Conditions, cont 6d.

11. Real Estate Values are influenced by a large number of external factors. The data
contained herein is all of the data wansider necessary to support the value estimate. We
have not knowingly withheld any pertinent facts, but we do not guarantee that we have
knowledge of all factors which might influence the value of the subject. Due to rapid
changes in the external factpthe value estimate is considered reliable only as of the date
of the appraisal.

12. Opinions of value contained herein astimates There is no guarantee, written or
implied, that the subject property will sell for such amounts.

13. Itis assumd that there are no hidden or unapparent conditions of the property, subsoil, or
structures which would render it more or less valuable. No responsibility is assumed for
such conditions or for engineering which may be required to discover such factors.

14. If the subject of the appraisal is an improved property, the appraiser has personally
inspected the property and finds no obvious evidence of structural deficiencies except as
stated in this report; however, no responsibility for hidden defects oorooity to specific
governmental requirements, such as fire, building and safety, earthquake, or occupancy
codes can be assumed without provision of specific professional or governmental
inspections.

15. Unless otherwise stated in this report, the exceasf hazardous material, which may or
may not be present on the property, was not observed by the appraiser. The appraiser has
no knowledge of the existence of such materials on or in the property. The appraiser,
however, is not qualified to detect susitbstances. The presence of substances such as
asbestos, ureformaldehyde foam insulation or other potentially hazardous materials may
affect the value of the property. The value estimate is predicated on the assumption that
there is no such materiah@r in 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. The client is urged to retain an expert in this field, if
desired.

16. We have 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 Americans
with Disabilities Act (aka, ADA). It is possible that a compliance supnfdihe 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 grop8ince we have no direct
evidence relating to this issue, we did not consider possiblearopliance with the
requirements of ADA in estimating the value of the property.

Huber & Lamb Appraisal Group, Inc. Pagell



Assumptions & Limiting Conditions, cont 6d.

Extraordinary Assumptions and Hypothetical Conditions

Extraordinary Assumptions

An extraordinary assumption is defined by the
specific assignment, whi ¢ h, i f found to be f al
conclusions. Extraordinary assungpis presume as fact otherwise uncertain information about

physical, legal or economic characteristics of the subject property; or about conditions external to

the property, such as market conditions or trends; or about the integrity of data used in an

and ysi s. 0

1. The subject property is a proposed development that is being valued as of a prospective
future date. According to USPAP Advisory Opinion, a proposed property valued as of a
prospective date is an extraordinary assumption. Therefore, tigjarassit specifically
assumes that the improvements will be completed in a professional, workman like manner
in accordance with the plans and specifications provided by the client and/or outlined in
the attached report. The use of this assumption migittaffe assignment results.

Hypothetical Conditions

A hypothetical condition is defined by the USP
supposed for the purpose of analysis. Hypothetical conditions assume conditions contrary to

known facs about physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or about the integrity of
data used in an analysis. 0

This appraisal employs no hypotheticanddions.

Huber & Lamb Appraisal Group, Inc. Pagel2



Area Data & Analysis

Metropolitan Area Summary

MSA Population

Demographics Summary Data

Nashville MSA
Compounded Growth Rates
2010 2019 2024 2010-2019 2019-2024
Population 1,670,890 1,986,283| 2,166,617 1.9% 1.8%
Households 647,037 | 765,264 833,796 1.9% 1.7%
Median Household Income $64,245 $73,127 2.6%
Average Household Income $89,041 | $101,146 2.6%
Per Capita Income $34,447 $39,055 2.5%

*Source: ESRIOnline Demographics

The MSA population growth rate has beetaively strong atl.94%per year from
2010to 2019 This growth rate is anticipated to continua atightly higher rate into the
nearterm future. The growth rate from 2016 to 2017 was 2.91%, from 2017 to 2018 was
2.52%, from 2018 to 2019 was 2.48%. ESRI forecasts a 1.8% annual rate over the next five
years.

Nashville MSA Economy

The following clarts present employment and labor market statistics for the Nashville
MSA.

Labor Market Statistics

Nashville MSA
Employment by Place of Work # Change |Growth Rates
Year 2014 2018 2014-2018| 2014-2018
Construction & Mining 35,300 46,300 11,000 31.2%
Manufacturing 77,900 84,100 6,200 8.0%
Trade, Transportion & Utilities 172,600 | 194,200 21,600 12.5%
Information 20,600 23,400 2,800 13.6%
Financial Activities 56,600 68,200 11,600 20.5%
Professional & Business Services136,600 | 166,000 29,400 21.5%
Educational & Health Services | 135,900 | 152,700 16,800 12.4%
Leisure & Hospitality 95,700 116,400 20,700 21.6%
Other Services 36,900 42,300 5,400 14.6%
Government 112,000 | 118,700 6,700 6.0%
Total 880,300 | 1,012,100{ 131,800 15.0%
Totals may not equal addition of columns due to BLS rounding. Data is actual reported by BLS.

Huber & Lamb Appraisal Group, Inc. Pagel3



Area Data & Analysis, cont 6d.

The Nashville economy has a similar mix of job sectors as compared to the U.S.
average. Major employers include state and local government, Vanderbilt University and
Medical Center, HCA Health Care Corporatitime automobile andhealthcaréndusties
Nashville is considered theealthcareindustry capital and home to numerous healthcare
provider and management companies.

Employment Data

Nashville MSA
Year 201 2017 201
Civilian Labor Force 972,731 1,011,209 1,042,99
Unemployed 36,313 29,773 28,447
Unemployment Rate 3.7% 2.9% 2.7%
Change -0.8% -0.2%
Employed by Residence 936,418 981,436 1,014,54
Change 4.8% 3.4%
Employed by Place of Wor
(non-agricultural) 949,90( 982,000 1,012,10(
Change 3.4% 3.1%

Source: U.S. Bureau of Labor Statistics

The employment figures indicate a significant job growth over the past four years. The
Nashville noragricultural employment growth rate is recognized as one of the strongest
growthrates in the country over this period. The unemployment rate had been relatively
stagnant up t@007 butincreased significantly in 2009 due to the national recession. The
unemployment rate has improved significantly since the high point of June 20@8 ra
10.4%. However, the rate did not return to therpeession levels of 4% to 4.5% range until
April 2015. The State 2018 annual unemployment was 3.5%. The difference between
Employed by Residence and Employed by Place of Work is a measuremamkfafrce
migration. A higher By Place of Work indicates workers are migrating into the metropolitan
area; however, this gap has been increasing over the past two to three years. The following
charts graphically present the key annual employment dataaderger period of time.
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Annual Unemployment Trends
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In 2011 through 2018, the area has had strong employment growth with 2012 through
2018 representingne of the strongest job growth rate markets in the couiitmg. following
charts present a fivgear history of monthly data.
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Monthly Employment Trends
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Thedata indicates that unemployment peaked in June 200948t Bhd has shown a
generally continual declining trend. Thecembel016 unemployment rate was8% and
December 2017 at 2.4%T hus, the economy is showing a positive trend in employment.
Mostregional economists indicate that the employment data should continue to show positive
trends through 2@L. Employment growth became significant with at or slightly over 30,000
jobs per year created in 2012 through 2018. The 2011 employment gain @@ 28)ich is
a historically strong figure prior to recent trendhile unemployment remained slightly
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Area Data & Analysis, cont 6d.

higher than preecession figures in 2014, beginning in March 2015 unemployment went
below prerecession levels. Employment surpasseer@cession tal employment in 2012

This hal been a relatively long weak economic cycle compared to historical economic
downturns.However, based on 2011 through 2018 employment gains, it appears growth has
returned to a not only normal level for this loeabnomybut even stronger.

Local Real Estate Trends: From 2004 through 2007, all real estate sectors generally
enjoyed reasonable to good occupancy levels with moderate new supply growth. As the
economy reached a sustained level in 2006 and 2007, new cdpstingetail, industrial
and office increased significantly, but not to levels that outpaced absorption IBuel$o
the moderate strength of the local and national econtirage yearsmulatechealthy
absorption levelsin the months leading up the proclaimed National recession of 2008, the
MSA was forced to follow suit as the availability of credit funding virtually hauled resulting
in high unemployment and plummeting real estate values through 2010. Strict lending
regulations followed with cretlavailable only to the most creditorthy lenders until some
of the strict regulations were lifted in 2012. The year 2012 was the mark that set the
economy in an upward spiral. The years 2012 and 2013 reflect a periogigmi&nant
lending activity @curred for real estate, though a good percentage of sales at this point
reflected values lower than tpestrecessiorarea period of 2007 and 2008. The years 2014
through 2016 had, for the most part, finally reached and surpassed-teegssionary &
property values. Property values continue to appreciate at sat@shut are anticipated to
slow down sightly to more normal levels in 2018.

Singlefamily home values began recognizable recovery from the recession in 2011.
For most submarkets the MSA, a return to therevioushome value ofmid-2007had
recovered by 2013. Sales activity has been increasing to historically strong levels ever since.

Since 2015, the Metro growth is very strong and has been recognized nationally as one
of the stongest markets in the nation. As of the end of 26fflse was at 5.3%, retail at
5.2%, industrial at 5.8% and apartment at 4.4%. Occupancy levels have remained healthy
and better than 2015 for all sectors through 2018. Absorption levels for the taieand
industrial markets have been relatively strong over this period compared to histwetsl

The overall apartment market had a decline in occupancy levels from about 93% in
2007 and prior years to at or slightly under 91% level in 2008 and Z&$nning in 2010,
occupancies began to improvia the 1st quarter of 2013, the overall market paricy was
95.8%. In 4th quarter 2015, it was 95.5@ver the past four years, overall rates have
declined back to historic healthy levels. In theltifamily real estate, an influx of new
developmentfias broughNashville2,500+new unitsin 2014 and 400+ units in 2015. At
yearend 201510,136 units wereunder constructiowith another 10,00@lus unitproposed
It is important to realize the region only added 1,300 per year from 2008 to 2012, well below
market demand, creating tharrentpentup demand.However, this very large number of
new construction is unprecedented due to the attraction of national developers to this
mar ket 6s strong economic factors. The apartH
over the next few years. Aearend 2018, the apartment vacancy was 6.4% with
approximately 9,700 units to come online in 2019.
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Conclusion

Over the past five years, Nashville has been recognized as one of the stronger local
economies in the nation particularly due to the strong ot rate over this period. This
has drawn significant real estate capital and investors to the area, particularly over the past
two years. In 2014 through 2018 in particular, new construction has increased significantly,
particularly in the urban cordn turn, this has resulted in increasing market rents and values.
This phenomenon should continue over the next few years as demand should generally be in
balance with new construction. The only real estate sector to be considered at risk is the
apartnent market due to the very large number of units under construction and proposed.
the longterm, the Nashville real estate market is anticipated to retain its prior history of
aboveaverageggrowth and sustainability.

Neighborhood Analysis

Neighborhood Boundaries

North: Broadway/West End Avenue
East: IH-40/8" Avenue South
South: Wedgewood Avenue

West: 215 Avenue South

Comments: The boundaries for the subject neighborhood were chosen because they
contain homogeneous addpendent land uses delineated by distinct-made boundaries.
The neighborhood includes the locally known area as Music Row/Edgehill.

General Neighborhood Data

Distance from CBD: 1 mile to the south
Distance from Airport: 8 miles to the west
Percent Built-Up: 95%
General Land Uses:
Single Family: 70%; 15 to 70 years old
Apartment: 10%
Retail, Office: 20%
Industrial, heavy commercial: 0%
Vacant: 5%
Types of Commercial Tenancies:
Predominant: Multi-tenant; office
Secondary: Single tenant; office

Predominant Property Age Range: 1930's- 1950's for residential

1970560006s for commerci al
Neighborhood Life Cycle Stage: Revitalization
Public Transportation: Adequate, typical

Comments: The subject neighborhood has a mix of uses including regtleetail
and office. The office and retail area, commonly known as Music Row and Demonbreun
Street, dominates the neighborhood. Music Row is generally defined dvédgue, 18
Avenue/Music Square East, Broadway/Zlenue and Edgehill Avenue. Mever, the
influences of Music Row are expanding southward to Wedgewood Avenue. The Edgehill
area is generally east of the Music Row area. The office development predominantly consists

Huber & Lamb Appraisal Group, Inc. Pagel9



Area Data & Analysis, cont 6d.

of converted residential structures into office uses or small, kswaffice buildings which

are predominantly targeted toward the music industry with a limited number of mid to high
rise type buildings. There was a large office high rise built in the Roundabout in 2004. Note
16, an 8éunit apartment complex was built2012. There is currently a tremendous amount
of activity in the music row/Roundabout area. Rhythm at Music Row, -adid8

condominium project was built in 2009. There are several apartment complexes that were
completed in 2015 through 2016. 1505 Datm@un consists of 209 units, Artisan off'18
consists of 153 units, Buckingham Midtown consists of 350 units, Element Music Row
consists of 431 units and Cadence consists of 200 units. There is also a new 100,000 SF
office building completed in 2016 o6 Avenue/Music Square East. The building, a multi
tenant property, is the new SESAC headquarters. There is alseuaiRfkury boutique

hotel under construction at the corner of 2¥enue and Division Street.

Residential properties are primgriocated on the south side and west side of the
neighborhood between the Music Row and Vanderbilt University areas, as well as, east of
Music Row toward the interstate in the Edgehill area. There has been a tremendous amount
of revitalized redevelopmenf residential properties around™&venue South. The area
around 12 Avenue South also has some public housing, some of which has been revitalized.
The area also has an influence from Belmont University and Hillsboro Village, which is just
south ofthe neighborhood and the Vanderbilt area, which is immediately west. The
residential base of the neighborhood is lower middle to middle income with lower income
households tending to be on the east side of the neighborhood. However, with new
revitalizaton, this eastern area is transitioning middle to upper income. There has also been
some condominium and apartment development alofigA¢8nue and nearby areas.

Conclusions

The subjectds neighborhood i s ptriciwas i |y
into office uses, small, low rise office buildings and retail strip buildings which are
predominantly targeted toward the music industry. The retail development is mostly limited
to neighborhood services, except DEmonbreurstreet where therare several bars and
restaurants. The area is currently a fdhot
several apartment complexes that are currently under construction as well as upper scale
single family in pockets of Edgehill. Due to thegtiof Music in the immediate area, the
appreciation for the area is and is anticipated to be higher than the overall Nashville market.
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Site & Improvement Analysis

Site Analysis
Location:
Size:

Acres:

Square Feet (SF):
Source:

Shape
Frontage:
Visibility:
Ingress/Egress:
Topography:

Subsoil Conditions
& Drainage:

Flood Plain:
FEMA Map #:
Effective Date:

Nuisances & Hazards:

Environmental:

General:

Northwest Quadrant of Edgehill Avenue and Bilenue
South

0.645
28,094SF
Metes and Bounds description

Irregular

Average No limiting factors noted
Average No limiting factors noted
Average. No limiting factors notd

Slightly sloping

The appraisers are not aware of an engineering study
made to determine the subsoil cdimhs. Upon

inspection of the subject and surrounding improvements,
conditions appear adequate to support the subject
structure. Drainage appears to be adequate.

No
47037C0243H
4/5/2017

Based on our site inspection, thmpeaisers did not

observe any hazardous materials on the subject site.
However, the appraisers are not qualified to detect such
substances and would recommend an environmental
audit be performed by an expert in this field to determine
the possible existee of any potentially hazardous
substances. No responsibility is assumed by the
appraisers for any such conditions and the value estimate
contained in this report is predicated on the assumption
that there are no such hazardous materials existing on the
site.

No other nuisances or potential hazards were noted.

Huber & Lamb Appraisal Group, Inc.
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Site & Improvement Analysiss, cont 6d.

Easements: The onsite inspection of the property did not indicate
any unusual or detrimental easements other than typical
utility easements.

Utilities & Services: Al typical public utilities including sewer, water, gas,
electric and telephone are available and in use at the site.
Capacity is considered adequate for any potential
feasible development of the site.

Surrounding Land Uses: Adjacently to the east of the subject is Rose Park School.
Immediately north and west of the subject is E.S. Rose
Park, which is a baseball, softball, soccer and track &
field venue. Metro Parks owns the field and Belmont
University uses the facilitiesThe park contains a 750
seat baseball field, a 2&5@at softball field, a 308eat
track, a soccer facilityhasketbalcourts, a 5,150 SF
center with restrooms and concessions and a playground
and pool. Directly south of the subject is Hillside Flats,
which is a 29@unit LIHTC apartment complex that is
currently under construction. It is replacing a portion of
Park at Hillside apartments, which is an older apartment
complex. Though some of the older complex will
remain, there are plans to replace thegs&rtments with
newer apartments in the near future.

Zoning Designation: RM20 - Multi-Family Residential
Zoning Authority: Nashville Davidson County Metropolitan Government
Description Designed for moderately high intensity mifimily

structures, this district is appropriate for implementing
the residentil mediumhigh density policies of the
General Plan, and in areas policed for concentrations of
office and mixed commercial development or as an
alternative to commercial zoning along arterial streets.
This district should have good access to arteria¢tdre
and public transportation service.

Permitted Uses: The following is a partial listing by general classification
of the most significant uses permitted within the subject
zoning. The use classifications are per the zoning
ordinance. While the lissisomewhat comprehensive, it
is not a complete list of permitted uses.

Residential: Singlefamily, Two-family, Multi-family, Boarding
House

Institutional: Monastery or convent, orphanage

Educational Uses: Dormitory

Office: Generally not permitted

Medical: Hospice, Residence for aged, Residence for handicapped

Commercial: None permitted
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Site & Improvement Analysiss, cont 6d.

Communication: Generally not permitted
Industrial: None permitted
Utilities: Water/sewer pump
Transportation: Generally not permitted
Waste Management Uses: None pemitted

Recreation & Entertainment:  Greenway, park
Deed Restrictions: None known to the appraisers

Improvements Conformity: It appears thproposedsubject improvements conform
to the zoning requirements.

Site Conclusion: The subject site is compalébwith surrounding parcels both in
physical features and use. Additionally, it is functionally adequate fardpmmsed
improvements and development of any potential feasible development consistent with
surrounding land uses. There is no evidence phagative site factors that would hamper the
potential use, value, or marketability of the subject site.

The reader is directed to the site analysis exhibits provided on the following pages.
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Tax & Zoning Map
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Aerial Map
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Flood Plain Map
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Site & Improvement Analysiss, cont 6d.

Improvement Analysis Summary

Property Type and Character

Property Type: Indoor Batting Facility
Building Age:
Year Built: Proposed
Actual Age: Proposed, or §ears
Total Economic Life: 45years*
Effective Age: Oyears*
Remaining Economic Life: 45years*

* See Condition Analysis to follow
No. of Stories 2
Size:

Size (Gros$Building Area): 21,070SF
Size (Net Rentable Area): 21070SF

Landto-Building Ratio: 1.331
Office:
Size: 9,881 SF2nd-story
% of NRA: 46.9%
Tenancy:
No. of Occupant 1
Type Occupancy: Single tenant

Current Physical Occupancy: 100.0%

General Construction Components

Data Sources:

Building Plans Provided: Plans and specifications warede available to the
appraisers.They were prepared by ESA, dated July 29,
2019.

Other: Property inspection by the appraisers, discussions with

representatives of the property owner and information
available frompublic records

Foundation: Assumed"to 6" reinforced concrete slab on vapor
barrier and porous fill

Structural System: Steel
Exterior Wall : Brick & Metal Panels
Electrical: Electrical fixtures and systems were noted to be in

average quality. Assumed to comply with all governing
codes and good industry standard practice

Huber & Lamb Appraisal Group, Inc. Page30



Site & Improvement Analysiss, cont 6d.

H.V.AC.:
Office: Packaged HVAGn office only.
Plumbing:

Restrooms: A set of me nlécker raomsd witlvtoilete n 6 s
sinks and showers. There is also a restroom with sink
and toilet in main office area
locker room.

Interior Construction - Office:

Doors: Wood in metal fames. Average quality finish hardware

Interior Walls: 2'X4" wood stud construction 16" oscillating drywall
boarding

Ceilings:

Height: 8'
Type: Suspended acoustical tiles in grid system

Flooring: Ceramic Tile

Lighting: Recessed fluorescent lights

Interior Construction i Batting Facility :

Doors: Metal. Average quality finish hardware
Interior Walls: Exposed walls with no significant interior wall finish.
Ceilings:
Height: 20 clear height
Type: Open to roof structure
Flooring: Artificial turf
Lighting: Hanging fluorescent and incandescent lights
Dock Facilities: None

Comment: Thedesign of the propertig similar to aSingle tenantlight industrial
building. The second floor is offices and locker rooms and the first floor is a batting fadihty.
desgn of the building is typical of the local market for similar aged propentigsthe warehouse
portion of the property being a batting facilityh& property has adequate ingress and egress.
The second floor office space has direct access to theabaield.

Site Improvements

Signage: None
Parking Area: Open asphalt
No. of Spaces: 14
No0./1,000 SF of GBA: 0.66spaceA.,000 SFof building area
Fencing: None
Concrete Walks: Around building

Condition/Quality

Construction Quality: Average
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Condition of Improvements: Good(Proposed)
Deferred Maintenance: None (Proposed)
Effective Age Analysis

The improvements actual ageirposed, or §ears. This is not unusual in this
neighborhood. The typical economic life for similar structurébigears. The condition, quality
of construction and effective maintenance program by the current owner has maintained the
economic life of the property. Based on the conditionityjuahalysis presented4b year
remaining economic life is considered reasonable before significant capital expenditures would
be requird to extend the economic life. This yields an estim@tgelar effective age.

Functional Utility Analysis
The overall property is considered taMe average functional utility based upon the

property type, age, and use. No functional inadequacies were noted that would adversely affect
marketability.
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Floor Plans
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