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July 10, 2023

Mr. Bruce Abraham

Urban Redevelopment Authority
785 Forest Parkway

Forest Park, GA 30297

SUBJECT: Market Value Appraisal
Former Fire Station
2336 Hood Ave.
Ellenwood, DeKalb County, Georgia 30294
IRR - Atlanta File No. 208-2023-0151

Dear Mr. Abraham:

integra Realty Resources — Atlanta is pleased to submit the accompanying appraisal of the
referenced property. The purpose of the appraisal is to develop the following opinions of
value:

e The market value as is of the fee simple interest in the subject property as of the
effective date of the appraisal, April 27, 2023

e The prospective market value as completed of the fee simple interest in the subject
property as of April 1, 2024

e Market rent estimate for the as is improvements as of the effective date of April 27,
2023

e  Market rent estimate for the market value as completed of the subject
improvements as of April 1, 2024

The client for the assignment is Urban Redevelopment Authority. The intended user of this
report is the client. The intended use of the report is for asset management. No other party
or parties may use or rely on the information, opinions, and conclusions contained in this
report.
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The subject is an existing fire station containing approximately 11,000 square feet of
rentable area. The improvements were constructed in 1942 and are 100% owner occupied
by the City of Forest Park as of the effective appraisal date. Reportedly, the property is being
vacated. The site area is 1.60 acres or 69,696 square feet.

The appraisal conforms to the Uniform Standards of Professional Appraisal Practice (USPAP),
the Code of Professional Ethics and Standards of Professional Practice of the Appraisal
Institute and applicable state appraisal regulations.

Standards Rule 2-2 (Content of a Real Property Appraisal Report) contained in the Uniform
Standards of Professional Appraisal Practice (USPAP) requires each written real property
appraisal report to be prepared as either an Appraisal Report or a Restricted Appraisal
Report. This report is prepared as an Appraisal Report as defined by USPAP under Standards
Rule 2-2(a), and incorporates practical explanation of the data, reasoning, and analysis that
were used to develop the opinion of value.

Based on the valuation analysis in the accompanying report, and subject to the definitions,
assumptions, and limiting conditions expressed in the report, the concluded opinions of
value are as follows:

Value Conclusions

Value Type & Appraisal Premise Interest Appraised  Date of Value Value Conclusion
Market Value As Is Fee Simple April 27,2023 $1,760,000 to $2,035,000
Prospective Market Value As Completed Fee Simple April 1, 2024 $3,540,000 to $3,930,000

T UCREASED VALWE W] TapRovEMEDTS F/, 380,00
As detailed in the report herein, the residual value of the Prospective Market Value As
Completed concluded range is not higher than the As Is Market Value of the subject via the
Sales Comparison approach. Therefore, conversion of the existing improvements to retail is
not considered to be reasonable due to the lack of profit for the owner.

Market Rent Conclusions

Value Type & Appraisal Premise Interest Appraised  Date of Value Value Conclusionly .
Market Rent As Is N/A April 27,2023 $8.5010 $10.50/5q.Ft7 9 § S>® A
Prospective Market Rent Upon Completion  N/A April 1, 2024 $28.50 to $31.50/Sq.Ft.,_-#5 5 < 5o
%, 5>
EHAEPTE
EnT VAo E W) Fufey
_f,uopf.ksfp rz #Lz.o/n-a/?’ﬂ—
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Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions. An extraordinary assumption is an

assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which, if

found to be false, could alter the appraiser’s opinions or conclusions.

1. As detailed herein, the appraiser was not provided accurate square footage for the subject improvements.
Therefore, this appraisal has been performed under the extraordinary assumption that the appraiser's estimated
square footage is correct.

2. As detailed herein, the owner is considering options to convert the subject improvements into a multi-tenant
retail/restaurant property or sell/lease the property as is. Reportedly, there has been no due diligence on
renovation scope or work, cost or timeline. The appraiser has estimated scope of work, construction cost and
timeline based on a limited visual inspection, our experience with similar properties, development comparables
and data published in Marshall Valuation Services. Therefore, this appraisal has been completed under the
extraordinary assumption that the proposed cost, scope of work and timeline estimated by the appraiser is
correct.

3. As detailed herein, the subject site is currently a part of the Gillem District and does not have a separate parcel
number from the surrrounding Gillem District. Therefore, this appraisal is completed under the extraordinary
assumption that the subject site will be recorded separately at the acreage utilized herein.

The value conclusions are based on the following hypothetical conditions. A hypothetical condition is a condition,

directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the effective

date of the assignment results, but is used for the purpose of analysis.
1. None

The use of any extraordinary assumption or hypothetical condition may have affected the assighment results.

As discussed herein, there is currently economic uncertainty due to recent actions by the
Federal Reserve. As a result, forecasts and projections contained herein may change
dramatically, or differently than projected under stable market conditions. Therefore, we
recommend a more frequent review of this valuation, and advise the intended user to
consider the current lack of overall economic stability in evaluating the use and reliability of
the opinion(s) expressed herein.

The opinions of value expressed in this report are based on estimates and forecasts which
are prospective in nature and subject to considerable risk and uncertainty. Events may occur
which could cause the performance of the property to differ materially from the estimates
contained herein, such as changes in the economy, interest rates, capitalization rates,
financial strength of tenants, and behavior of investors, lenders, and consumers.
Additionally, the concluded opinions and forecasts are based partly on data obtained from
interviews and third-party sources, which are not always completely reliable. Although the
findings are considered reasonable based on available evidence, IRR is not responsible for
the effects of future, unforeseen occurrences.
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If you have any questions or comments, please contact the undersigned. Thank you for the
opportunity to be of service.

Respectfully submitted,

Integra Realty Resources - Atlanta

g

-

Nicklas M. Torrance Matthew V. Albigese, MAI

Georgia State Trainee Real Estate Appraiser Georgia State Certified General Real
#427670 Property Appraiser #289780
Telephone: 678.296.0866 Telephone: 404.418.4358

Email: ntorrance@irr.com Email: malbigese@irr.com
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Conclusion of Improvements Analysis
In comparison to competitive properties in the market, the subject improvements are rated as follows:

Improvements Ratings

Visibility/Exposure Average
Design and Appearance Average
Age/Condition Average
% Office Average
Loading Docks Average
Clear ceiling heights Average
% Sprinklered Average
Landscaping Average

Overall, the quality, condition, and functional utility of the improvements are below average for their
age and location.

As detailed herein, the owner is considering renovating the existing improvements to a multi-tenant
retail/restaurant building. Currently, there are no proposed budgets or expected costs to complete.
Therefore, in order to estimate the cost to convert the subject improvements, the appraiser has given
consideration to costs for similar properties and Marshall Valuation Services. Given the current
condition of the subject, the subject improvements would require significant interior and exterior
_build-out in order to convert the subject to multi-tenant retail/restaurant. -

Currently, as detailed previously in the Improvements Description and Analysis section herein, the
subject is in a below average condition due to the historical nature of the subject improvements. The
subject currently has old/aging plumbing and electrical, with incomplete HVAC to the entire interior of
the subject. Therefore, the subject improvements would require completely new MEPs (Mechanical,
Electrical and Plumbing) throughout the interior. Additionally, given that the subject is a block frame
building including block interior walls, any renovation or interior conversion would occur at a
heightened cost. Therefore, considering the owner’s proposed conversion to multi-tenant
retail/restaurant and the currently nature of the subject improvements, for the purpose of this
analysis the appraiser has utilized overall buildout cost for Restaurants provided by Marshall Valuation
Services which have been summarized in the following table.

Former Fire Station



Improvements Description and Analysis 51

RESTAURANTS (350)
CLASS |[TYPE  EXTERIOR WALLS INTERIOR FINISH NG MECHARICAL ©  "HEAT oM. CuFL Saft
oo oo B sawmems | e ve  we
AB[er  cmmermw Cooomimoy Sovnmeror Gy | wes ne aw
e mm usustly part of Flastr Ge hywek; couskc e, catpel, Acdeuele Ity dutiens, e 230347 1783 21400
e B oSS CVREER o e we e
ypor S e (oo Coligome i ottt | wom aw  aom
C [oo Bock concrofs or melal and lass  Typical chakn restaurant o cofiee Soadlighing and sérvice ool Comglete 234853 18.16 218.00
R b e L e < R TR TR
TR - et B e Nt e el I TR
= s Eemmee Covelar b | e me
Ve oot Pl e kv g Ty et chan s Comais pouivson  Compe | s 2241 o0
D [ Gooe Stmomm metal and gless. Typicat ds:mgmm wﬁmﬂ servics outiels. m 22813 17.24 207.00
Averags f-‘:::o n:lr :::f D'e': building Twﬁ m ol m and outiets m 7222 1333 160.00
Tow o6 Greap oo o e vy i Lcont st e o, . i M i s P Fowea sifoet | iz7o8 9% ik
Droce [ CEDmER s Lmetapge e i gigeione (it [ s an
0000 o e somm onmontaton_shog vyt and S foors g romroou o HVAC, wmin  na wie
S [mw EEmmieeis ponaniiie Bpmeews Lot | e e _wo
Low cost Fineshed interior, soms tont tow-coat finish, saphaf Hke Minimum Sghiing and Forced nirivent. 1151.74 Bat 107.0D

Source: Marshall Valuation Service (May 2023)

As indicated in the previous table, construction costs for Class C restaurants range from $123.00 to
$362.00 per square foot. Given that the subject requires extensive interior and exterior buildout, but
does not require structural framing, the appraiser has utilized the low-end range of $150.00 to

$175.00 per square foot.

Additionally, consideration has been given to development cost comparables of properties which
underwent similar interior and exterior buildout for conversion of existing improvements. The
development cost comparables have been summarized in the following chart:

DEVELOPMENT COST COMPARABLES

Property: Two Tenant Retail Two Tenant Office Office

Location: Georgia Georgia Georgia

Size 15,379 7,210 16,250

Year: 2023 2023 2023
Amount $/Sq.Ft. Amount $/Sq.Ft. Amount $/Sq.Ft.

Construction Costs $1,427,062 $92.79 $886,245 $122.92 $4,087,009 $251.51

Total $1,427,062.22 $92.79 $886,245 $122.92 $4,087,009 $251.51

Note: Construction costs include direct and indirect costs

As indicated in the previous chart the cost comparables range from $92.79 to $251.51 per square foot.
It is of note that the cost comparables include both direct and indirect costs. Additionally, cost
comparables No. 1 was an industrial building which was purchased for conversion of the existing
improvements to a two-tenant retail property consisting of a brewery and a pizza restaurant. Cost
comparable Nos. 2 and 3 are former multi-tenant retail properties which were purchased to convert
the existing improvements to general office build out. Primary reliance is given to comparable Nos. 1
and 2 due to their similar as is characteristics and build out requirements.

Former Fire Station
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The appraiser’s estimated buildout cost range of $150.00 to $175.00 per square foot is within the

range of the utilized comparables and is considered to be reasonable due to the extensive interior and

exterior renovation and build out required to convert the subject to the proposed use. Additionally,

we have included a conservative estimate of 10% for contingencies and 20% for profit. Therefore,

utilizing the appraiser’s estimated cost range of $150.00 to $175.00 per square foot, and 15% for

contingencies and profit the estimated range for the cost to convert would be $1,897,500 to
$2,213,750. -

Former Fire Station @



