Eddyville Charter School
i T d Board of Directors

irs P.O. Box 68
*‘ UEX f“{-g"aﬁ Eddyville, OR 97343

- T
Phone: 541.875.2942

February 21,2024- Board Packet
Regular Session 6pm
AGENDA

1. Regular Board Meeting Called to Order
2. Past Meeting Minutes Janvary 24, 2024 and February 13, 2024 Work Session minutes Pg 3-5
3. Agenda Adjustments

4. Vote on Position 5 expires 7/1/2026
5. Swearing in of new board member

6. Informational ltems Pg 6-25
a. Financial Packet -Doug Byers

7. Interested Party Comments
During this time the audience will have the opportunity to speak to the board. This is not a question and
answer opportunity. Anyone wishing to address the board is asked to complete a request via sign in
vpon entering the board meeting. The chairman reserves the right to limit time allocated to each
presenter to between 3-5 minutes. It is requested that those addressing the hoard state their name for
the record. Any complaints made about

a) Presentation and Public comment of the Early Literacy grant application open comments

8. Communication

a. Administration Report- Stacy Knudson Pg 26-27
b. Athletic Director Report- Karla Pearson Pg 28
c. Facilities Manager Report- Danny Wheeler Pg 29-30

9. Old Business -

a) March éth @ 5:30 pm Work session for board training. All board members required to attend
b) Appraisal of building - Included in board folder Pg 31 - 161

10. Consent Agenda
a. Payment of the Bills
b. Approval of January board meeting minutes and February 13, 2024 work session minutes
c. Approval 24-25 School Calendar Pg 162
d. Approval to post Superintendent/Elementary Principal position pay between 110K - 120K



11. New Business

12. Action ltems
a. Approval of Monica Schaefer .75 for Morgan Friday
b. Approval of Tabitha Norwood new Custodian
¢. Approval of Stacy Knudson resignation effective June 30, 2024 Pg 163
d. Approval of Early Literacy Grant Application

Next Meeting March 20, 2023 at 6:00pm
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Eddyville Charter School
Board of Directors

P.O. Box 68
Eddyville, OR 97343

b
; Phone: 541.875,2942
EAELES Fax: 541.875.4050

January 24,2024~ Board Packet
Regular Session 6pm
Minutes

Regular Board Meeting Called to Order 6:02 pm

Board Members in atendance - Stuart Imler, Ryan Gassner, Abe Silvonen, and Stephanie Mekemson
Board Members absent - Charlie Russell and Jenny Demaris

Administrative/Financial in attendance- Doug Byers

Past Meeting Minutes December 13, 2024
Agenda Adjustments - Move 5A to next meeting

Informational Hems

a) Financial Packet -Doug Byers - Grant money and ODE is behind on getting money out. State is [ust now
getting funds out.
Stephine asked what the Huntington charge for 14k Is for? The scoreboard.

Interested Party Comments

During this time the audience will have the opportunity to speak to the board. This is not a question and
answer opportunity. Anyone wishing to address the board is asked to complete a request via sign in
vpon enfering the board meeling. The chairman reserves the right to limit fime allocated to each
presenter lo between 3-5 minutes. [t is requesied that those addressing the board state their name for
the record. Any complainis made about

a) Yvonne Castillo - Horticulture and Art Teacher - moved to next meeting

Communication

a) Administration Report- Stacy Knudson

b) Athletic Director Report- Karla Pearson

¢} Facilities Manager Report- Danny Wheeler - Flooding/restoration project that is happening. Parts are in
order for the well, it will be back up and going on its own soon.

Old Business -

a) Update from Auditor about RFP-
Doug asked the auditors - As you may know Eddyville Charter School had done an RFP for new siding
and windows. This project is in its final stages. During the construction the contractor ran into some issves
outside of the RFP, excess dry rot and lead paint abatement. These changes forced us over the RFP
dollar amount, and are currently working with the contractor on final change orders reflecting the
changes. Is there anything else we need to do thot would affect the audit for 23.242
Pauly, Rogers representative responded - I'd basically do what you did below, just document in writing
why you used the same contractor and the reason for the overages....having it in writing is key to
explain the situation



b)

Still waiting on more documentation from the Contractor. We still need a warranty binder per the RFP,
Danny is waiting on recelipts, breaking apart each change order receipts. Need proof that there is 14K
spent on lead ond abatement vs 6k that he has given to us.

Abe did run it by LCSD and we are doing what we were supposed to.

Missy let them know any other money going out will come to the board.

March &th @ 5:30 pm Work session for board training, All board members required to attend
Everyone in attendance agreed they could make it.
Opening position 5 expires 7/1/2026 for February Meeting

8) Consent Agenda

a)
b)

<

Payment of the Bills

Approval of December board meeting minutes

Approval of 24-25 Budget Calendor

Stuart Imler makes o motion to approve the consent agenda; Ryan Gassner 2nd the motion, all members

in attendance approved

?) New Business

a)

b)

<)
d)

Superintendent evaluation discussion

Abe liked the way we did it lost year. Missy could send o google survey asking for recommendations for
the best way o get surveys ovt to staff.

Worksession at 5:30 on the Feb meeting to work on evaluation,

Appraisal of building - Private meeting with Superintendent of LCSD so we got an appraisal for the
building. Depending on what comes back we would need to decide how we want to move forward. There

have been meetings with Abe Silvonen and Rich Belloni, and Majalise Tolan in purchasing the building

and property. Abe is working to find the original lease agreement.

24-25 School Calendar proposal - It aligns with LCSD for the most part.

Early Literacy Grant presentation - Stacy sent it out earlier today to members to view. And included in
the board folder,

10} Action ltems

a)
b)

Open of vacated Position 5 expires 7/1/2026 for February meeting

March 6th @ 5:30 pm Work session for board training. All board members required to attend
Ryan Gassner made a motion to approve both a and b on the action items; Stuart Imler second the
motion; all members approved.

6:34 pm meeting adjourned

Worksession @ 5:30 pm Feb 21, 2024
Next Meeting Febhruary 21, 2023 at 6:00pm
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Eddyville Charter School
Board of Directors
RE

Y P.O. Box 68
AROELLIIUH  Eddyville, OR 97343

Phone: 541.875.2942
EAELES Fax: 541.875.4050

February 12,2024
Work Session/Executive 5:00pm
Minutes

Board Members in attendance - Stuart Imler, Abe Silvonen, Charlie Russell, Ryan Gassner, and Stephanie
Mekemson

Board Members absent - Jenny Demaris

Administrative/Financial in atendance-

Minutes prepared by = Missy Endicott board clerk

Executive Session called to order per ORS 192.660 (2)(h) - Meeting called to order by Abe Silvonen at
5:02 pm Went into Executive session until 5:52 pm

Work Session Called to Order - Called to order at 5:53 pm

Superintendent evaluation

a) Google form from last year - looks good for this year however. For the future maybe change the options
to o 1 1o 5 scale ond add a N/A to each question. If time allows, go ahead for this year.
OSBA does offer guidance for Superintendent evaluations. For future reference.

Superintendent Search- contracting with OSBA and options to move forward -

OSBA has a great program but will want up to 15k

COSA we have a call inte Krista Parent waiting for a call back

Stacy made a suggestion that maybe splitting this into two positions. HS/MS and AD and we could hire «
Superintendent /Elementary Principal. Advertise 110K to 120K

We need help and guidance for this venture, and that we should do an Interim. We will need to get a job
description splitting the twe out,

Missy will do some research how the posting looks at other districts and get it posted sooner than later.

Meeting Adjourned - at 6:31 pm

Next Regular Board Meeling February 21, 2023 at 6:00pm
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Lmnn Bsnton Lincoln Education Service Distnet - 905 4th Avenue SE - Albany, Cregon 97321 + Phone: 541-812-2600« Fax: 541-926-5047 - www.Iblesd k12.0r.us

MEMORANDUM
February 09, 2024
TO: Eddyville Charter School Board of Directors
FROM:  Doug Byers, Accountant 3, LBL ESD
RE: July 01 - January 31, 2024 Financial Statements

Board Members,

Attached you will also find the 2023-24 financial statement through January 31, 2024, These
staternents include the General Fund Statement of Revenues Budget vs. Actual, General Fund
Statement of Expenditures Budget vs. Actual, Special Revenue Funds Revenue and Expenditures, and
total Appropriations for the year.

The General Fund statements include the actual revenues and expenditures from July 1, 2023 through
January 31, 2024. The estimated General Fund Ending Fund Balance is $250,000. Contingency makes
up $100,000 of the Fund Balance total.

Eddyville Charter School investments are held in an interest-bearing money market account.
Investments total $711,656.52 and are yielding an interest rate of 2.25%. Dividend payments July
1, 2023 — January 31, 2024 total $5,206.13.

Please let me know if you have any questions or concerns regarding these statements,

Tonja Everest Frank Bricker Midam Cummins Dawd Dunsdon Roger Irvin Jean Woolen

Superintendent Board Mamber Board Member Board Member Board Member Board Membar
6
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EDDMVILLE

Board Report | Facilities
Dec/2023

Facilities Happenings this past month:

-3

U IR T

Hall flooding planning

Cameras system instaliation continues
Numerous tasks around school
Plumbing issues/ Broken line

Pump house Fixes

Baseball field planted

Facilities: On the radar for the next month:

We are presently resolving contractual matters associated with the RFP project to enhance

Continue camera installation

Batting cage install

Waiting on schedule for the elementary halil
Indoor paint touchups around entire school
Summer project planning

clarity. This step is crucial for precisely determining the ultimate amount owed, considering any

adjustments beyond the initially allocated funds. The current total for the project stands at

$412,756.19.

Danny Wheeler | Facilities Director

28



Baseball Coaching Update
As of 2/13, I have two candidates who will be interviewing for the head coach position. [ will
have a coach hired by the beginning of next week.

Baseball/Softball Fields Update

Danny Wheeler planted our fields and will be helping maintain them once they're fully
matured and ready. Unfortunately, it's doubtful the fields will be playable this year. I am
working with Newport and Toledo to secure fields to host “home games,” so we're not
traveling for every game.

Batting Cage

The athletic department used auction funds to purchase all the equipment necessary for a
batting cage (L screen, netting, pitching machine, practice balls, etc.). Danny Wheeler will be
putting up the cage in the play shed and it will be on retractable cables, so it will not interfere
with elementary recess and access to the play shed.

Softball Coach

jim Sanders will be the head coach again and he will be bringing on a few volunteer assistants.

HS Track and Field

Head Coach: Greg Wood

Assistant Coach: Stephanie Austin
Throwing Coach: Bill Naylor
Jumping Coach: Morgan Kilduff

MS Track and Field
Head Coach: Stephanie Austin

Spring Sports

All spring sports for middle and high school will begin on February 26th.

:Cs Athletics [ & Silent Aucti

We have set the date for Friday, February 23rd for our 2nd annual dessert and silent auction.
Our auctioneer has been booked and we are looking forward to another successful event.

*Shot Clocks

*New Backboards/Rims/Protective Padding

*Middle School Football Jerseys (half was raised and we covered the other half)
*Baseball & Softball Uniforms and Gear

*Shoes and athletic gear for student-athletes who need assistance

29



*Tri-Eagle Athlete Sweatshirts (23 athletes participated in 3 or more sports in 22-23)
*Groceries to feed Athletes

*Batting Cage & Pitching Machine

*Jumping mat for track

Basketball Play-off Updates
Our league tournament will be held on February 17th at Junction City High School. It’s looking
like our girls will finish 2nd in league and our boys will finish in 4th place. Both will travel to

the league tournament and the winners will advance to the first round of state play-offs.
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JACKSON

February 13, 2024

Eddyville Charter School
¢/o Stacy Knudson

PO Box 68

Eddyville, OR 97343

RE: EoDYvILLE CHARTER SCHOOL
57 Eddyville School Rd.
Eddyville, OR 97343

Dear Ms. Knudson,

At your request, we have completed an appraisal of the property specified above, which is presented in the
following appraisal report. The subject property is a K-12 Charter school on 13.13 acres of Public Facility-
zoned land. We have appraised the property using generally accepted appraisal principles and practices.
The following appraisal complies with:

The Uniform Standards of Prolessionat Apprarsal Practice (USPAP) of the Appraisal Foundation, and
The Code of Professional Ethics and Standards of Professional Appraisal Praclice of the Appraisal Institute, and
Title X of the Federal Financial Institutional Reform Act {(FIRREA) of 1989, and

Regulation 12 CFR Pant 34 of the Office of the Comptraller of the Currency litled Real Estate Appralsals, as revised
in Federal Register Vol. 59, No. 58, dated June 15, 1994,

* & @

This appraisal uses standard recognized appraisal methodology to develop our opinion of the market value
of the subject property. This appraisal is presented in report format compliant with USPAP Standard 2.
The report summarizes the data, reasoning, and analyses used to develop our opinion of value. Supporting
docurnentation concemning the data, reasoning, and analysis is retained in our files. The depth of discussion
contained in this report is specific to the needs of the client.

The client and intended user(s), intended use, type and definition of value, effective date, subject property,
and assignment conditions of this appraisal are staled &/for described in the report. These factors fimit the
context of the appraisal, and the legilimate uses of this report. We are not responsible for any other use of
this report, or any use by parties not named. Please refer to the Scope of Work, and Assumptions and
Limiting Conditions sections for important information.

The appraisal assignment is to develop and report our opinion of As Is Market Value of the subject property.
The property is partially renovated, with substantial work remaining, including a new roof. The property is
appraised as completed, with the value impact of renovations and deferred maintenance applied in the
reconciliation section. Upon completion of a proposed purchase, the property will be 100% owner-
occupied. The value at completion is a stabilized fee simple value.

PO 8Box 1248
Canby. OR 97013
Phone (503) 358-7345



Stacy Knudson Feb. 13, 2024
Eddyville Charter School Page Two

Based on our investigation and analysis of available information, our final opinion of market value of the
subject properly is:

LTYPE OF YALUE SE
L I e S

As (s Market Value, Subjact Property: January 11, 2024 $ 1,750,000

The value opinien(s) concluded in this appraisal do not include furnishings, fixtures, equipment, personal
property, or intangible items. Note that no portion or excerpt of the report is intended to stand alone. The
valuation is subject to the Assumptions and Limiting Conditions section of the report, as well as the
explanatory comments within the report, which should be referenced for a complete understanding of the
value conclusion(s).

The opinion(s) of value reported herein are contingent upon extraordinary assumptions and/or hypothetical
conditions {'EA/HC'Y. EA/HC not met could have a negative impact on the value conclusions and could
invalidate the entire appraisal. The appraisal report is subject to the following EA/HC:
Extraordinary Assumptions
«  ATitle Report or Preliminary was not provided lo the appraisers. The appraisal assumes that the subject property is correctly
identilied, tite is clear and marketabie, and the property is free of legal issues that would adversely affecl property value.

«  An Environmenial investigation / assessment raeport was not provided. The appraisal assumes that the subject is ree of any
environmental conditions that would adversely aliect property value,

« A Geolechnical Report was nol provided to the appraiser. The appraisal assumes that thal the subject soils are stable and
support the subject development

- ABuilding Inspection repont was ngj provided. The appraisal assumes {hat tha subject improvements are free of any physical
condition or defect. excepl as noted in the appraisal, thal would adversely allect proparty value.

«  The appra sal assumes that proposed repairs / renovations will be completed competently and in a timely manner, and (n
accord with the estimated costs and timeline communicated o the appraisers.

. The appralsal assumes that the proposed sale will be completed (at a yel-to-be determined price) and the property will be
100% owner cccup ed upon completion of repairs / renovalions,

Hypothelical Conditions

None

JACKSON GROUP NW, Inc.

Joseph\ﬁkmon

Oregon Certilied General Appraiser C000755 Oregon Certified General Appraiser C000548
Washington Certified General Appraiser 1101924 Washington Centilied General Appraiser 1100337
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APPRAISAL OVERVIEW

Property:

Census Tract:

Neighborhood Character:

Land Area:

Flood Plain:

Zoning:

General Site Conditions:

124JG-101

EDDYVILLE CHARTER SCHOOL
57 Eddyville School Rd.
Eddyville, OR 97343

9518

The subject is in the un-
incorporated town of Eddyville, in
Lincoin County OR. Eddyville lies at
the intersection of US-20 and OR.
180, at the confluence of Little Elk
Creek and the Yaquina River. The
area is a collection of small farms
and rural homesites, and supports a
community church, charter school,
and post office. The greater trade
area is estimated at about 400 residents. The market area is stable, with
sale activity occurring. Population is forecast to grow by as much as a
third over the coming haif decade. No adverse influences are noted that
would negatively affect the neighborhood, or the subject property
specifically. The long-term outlook is for stable desirability and mildly
positive value appreciation.

9514

13.13 acres, by County Records, plat maps and legal descriptions.

FEMA FIRM pane! 41041C 0420E (10/18/19) locates the subject in zone
X, outside mapped flood elevations.

The subject site is zoned P-F,
Public  Facility, by Lincoln
County. Permitted uses include:
Parks or recreational uses open
fo the public; Public schools;
Hospitals; Government uses,
The subject as improved is a
legal conforming use.

Elongated bi-level site with mar-
ketable access, buildable area(s)
and length / depth for develop-
ment. A new septic system has been installed within the last & years.




APPRAISAL OVERVIEW (continued)

Improvements: The site is improved with a 1-
story K-12 school, 41,366 SF
GLA, built 1950s (est.), wood
frame and sided over con-
crete slab foundation. The
building has been partially
renovated and added to since
2018, and overall is main-
tained in average condition.
Renovations are on-going, including a new roof.

The property includes several older, low-cost open-side pole shads in
deteriorated condition, which are considered not safe for student use, and
are not included in GLA. Three plastic-sheeting greenhouses are also not
included in GLA. These struclures are considered site improvements, and
any incidental value contribution will be considered as such in the
valuation analysis.

HiGHEST AND BEST USE
*As Vacant": School, Rehab, or Medical facility
*As improved": Existing use.

VALUATION SumMm

Interest(s) Appralsed: As Is Leasehold Interest

TYPEOFVALUE .| DATEOFVALUE OPINIONOF VALUE _ |
As I3 Market Value, Subject Property: January 11, 2024 $ 1,750,000

The value opinien(s) concluded in this appraisal do not include furnishings, fixtures, equipment, personal
propertly, or intangible items. Note that no portion &for excerpt of this report is intended to stand alone.
The valuation is subject to the Assumptions and Limiting Conditions section of the repon, as well as the
explanatory comments within the report, which should be referenced for a complete understanding of the
value conclusion(s).

124JG-101 @ 2



APPRAISAL INFORMATION

TAANSFERABILITY OF APPRAISAL

If this report is transferred/assigned to another party (user), and/or is reviewed and there are questions or
additional work necessary to meet any subsequent guidelines/requirements, the appraiser may charge
appropriate fees for any additional work performed,

LEGAL/TAX DESCRIPTION

Oregon Measure 5 (1990} limited tax rates to $5 per $1000 assessed value for school taxes and $10 per
$1000 for general government taxes, applied only to operating taxes, not bonds. Soon after, assessed
value increases began to accelerate, in some cases faster than market values. Measure 50 (1997) limited
taxable assessed value growth to 3% per year from tax year 1998-99 onward, plus local option and bond
levies. One result has been a disconnect between assessed values and market values. The value of
property is determined as of January 1 of each year, The Assessment Roll (new values) is typically
published around May, and the Tax Roil in iate fall.

No Investigation of title was provided. it appears that the corresponding County plat map matches property
boundaries as apparent on the ground at the time of inspection. County assessment data is presented
below.

Lincoln County S ammwve o Taable 200 L

Accaunt & / Map & TL P Land Gl s e L e TR Toxes
NI ACIE] R | bt LGRS MG s

SuRa = PIRLSELee

R258686 11 09 00A 200 112,030 112,030 Exempt
R261020 / 11 09 09A 600 199,070 4,496,440 4,695,510 Exempt
R521147 / 11 09 09A 600 26,880 ! 26,880 Exempt
TOTALS 337,980 4,496 440 4,834,420

CLENT / INTENDED USER(S})

Jackson Group NW, Inc. has been retained by Eddyville Charter School, c/o Stacy Knudson, which is the
client and intended user of this appraisal.

NTENDED

The intended use of this appraisal is to provide an opinion of as is market value, for use in purchase
negotiations.

TvPE AND DEFINITION OF VALUE

The appraisal assignment is to develop and report our opinion of As Is Market Value of the subject property.
The property is partially renovated, with substantial work remaining, including a new roof. The property is
appraised as completed, with the value impact of renovations and deferred maintenance calculated and
applied in the reconciliation section. Upon completion of a proposed purchase, the property will be 100%
owner-occupied. The value at completion is a stabilized fee simple value.

124JG-101 @ 33



APPRAISAL INFORMATION (continued)

e o = ] e —

EFFecTIVE DATE(S) OF VALUE
As Is Vzlue: January 11, 2024
SuaJECT PROPERTV TION
Date: January 11, 2024
Property Representative: Danny Wheeler, Facilities Manager
Appraiser(s): Joseph B. Skilton

OR Certified General Appraisers

MARKET VALUE!

Market value is the major focus of most real property appraisal assignments. Both economic and legal
definitions of market value have been developed and refined. A current economic definition agreed upon
by federal financial institutions of the United States of America is:
The most probable price which a property should bring in a competitive and open market under all conditions
fequisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is
not affected by undue stimulus. Implicit in this definition is the consummation of a Sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1) Buyer and seller are typically motivated;
2} Both parties are well informed or well advised, and acting in what they consider their best interests;
3) Avreasonable time is allowed for exposure in the open market;

4) Payment 18 made in terms of cash in United Stales dollars or in terms of financial arrangements
comparable thereto; and

5) The price represents the normal consideration for the property sold unaffecled by special or creative
financing or Sale concessions granted by anyone associated with the sale.

Substitution of another currency for United States doltars in the fourth condition is appropriate in countries or in
reports addressed to clients from other countries.

DEFINITIONS?

As |s Value

The value of specific ownership rights to an identified parcet of real estate as of the effective dale of the
appraisal; relates to whal physically exists and is legally permissible and excludes all assumptions concerning
hypothetical market conditions or possible rezoning

tabilized V.

A value estimate that excludes from consideration any trans tory condilion, e.g., a bonus or premium for
material, the abnormal inefficiency of labor, the cost of delay, or unfinished repairs.

' Uniform Standards ol Professional Appraigal Practice, 2020-23, The Appraisal Foundation
! The Diclionary of Real Estate Appraisal, Sixth Edition, 2015, Appraisal Inslitute

124JG-101 @ »



APPRAlSAL INFORMATION (continued)

L e ¢ el i

Fee Simple Estate

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

Leased Fee Estate

An ownership interesl held by a landlord with the rights of use and occupancy conveyed by lease to others.
The rights of lessor (leased fee owner) and the leased fee are specified by contract terms contained within
the lease,

Leasehold Estate

An ownership interest held by the lessee {tenant or renter) through a lease conveying the rights of use and
occupancy for a stated term under certain conditions.

IST F O

No investigation of titlte was provided. Our cursory search of public records shows titte to the subject
property currently vested in Lincoln County School District, which has owned the property for many years.
The property is currently leased at a nominal rate of $1/year to Eddyville Charter School, which is proposing
to purchase the property for yet-to-be-determined consideration. The purpose of this appraisal is to assist
in arriving at a price. With the $1 lease, the value of the leased fee interest is (effectively) zero. The asis
value is a leasehold value. The purchase is assumed to be completed within the same timeframe as repairs
/ renovations. The prospective value at completion is a fee simple value. Our research discovered no
transaclions involving the subject property in the three years prior to the date of value. The subject property
is not being openly marketed for sale or lease.

$COPE OF THE APPRAISAL

The appraisal assignment is to develop and report our opinion of As-ls Market Value of the subject properly,
All steps of the appraisal process were performed or considered, including:

« Daelinition of pertinent issues related o the appraisal assignmenl
inspection of the subject property

Site and improvement analyses

Highast and best use analysis (as vacanl, and as improved)
Market data selection, verification, and analysis

Use of lhe approaches to value and valyation

The reconciliation of value indications and final value astimate

* * e e 9

Regarding the analysis herein, markel-typical discounts and deductions were considerad, whether they are
necessary or not.

Joseph Skilton made an on-site inspection of the subject property, which included walking and
photographing the subject site and improvements, and viewing the neighborhood. W. Paul Jackson MAI
did not inspect the subject property, but is familiar with the market area, paricipated in the appraisal
procass, reviewed the appraisal report, and concurs with the data selection, analysis and conclusions
presented herein.

124G-101 ® 16



APPRAISAL INFORMATION (continued)

= e

Land area is based on plat map and legal description. Building characteristics are based on appraiser's
inspection, county records, and owner-supplied data.

Property representalives were interviewed about the physical teatures of the properly, including the
condition, function, efficiency, and operation of the property, and also the history of ownership and
marketing activity for the property. Government officials, contractors, developers, architects, engineers,
attorneys, and other professionals and/or consultants were interviewed and are referenced when applicable
in the appraisal. Government zoning and planning documents, legally binding documents (purchase,
option, or development agreements, leases, easements, or encumbrances), and professional and/or
consullant reports are included, and referenced where appropriate in the appraisal.

The collection, verification, and analysis of comparables are integral to the valuation analysis. This
information was collected from sources deemed reliable and confirmed by interviewing knowledgeable
market participants {buyers, sellers, properly managers, tenanis, brokers, consultants, developers, building
owners, and/or investors) and exterior viewing of the properties. One or more knowledgeable parties to the
transactions were interviewed in the verification and confirmation of the comparable data. The most current
data (typically up to one year prior to the valuation date) was relied upon with primary emphasis on
comparables located in the immediate market area when possible. When there was a lack of comparable
information in the immediate market area, parameters were broadened to include similar competing
markets and more dated transactions of properties in the immediate market area.

The following primary sources were contacted and contributed significant assistance in the appraisal
process.

Primary Sources

StacyKnudson, Eddyville Cart erSchool ) Apprasal Engagement / Subject informatien
Missy Endicoit, Danny Wheeler, Facilities Manager Subject Information, Inspection

Knowledgeable Market Participants Comparable market data —

Jackson Group NW. Inc. Database B Comparable market data, sulxect ghotos .

Plat Map, Assessmenl, Zoning, Land Use Patterns, Proposed

Lincoln County Projects, Legal Subject Land Use(s)

The following secondary data sources were relied upon in the appraisal process.

_Secondary Data Sources

Loop Nel 7 CoStar Comps / RMLS | Comparable sales and listings
Local Government, Market Parlicipants, Publications 'l Comparable Leads, Market Trends

All informalion necessary to competently complete this appraisal assignment was made available to the
appraisers, except:

¢ Predminary T & Report

+ Environmantal Investigation / Assessment Report

* Geotechn cal Report
= Building Inspeclion Report
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APPRAISAL INFORMATION (continued)
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VALUATION METHODOLOGY

The Cost Approach is typically the strongest approach for properties like the subject, in which the greatest
proportion of value in in the land. The subject land value is developed by land sales comparison approach,
and a depreciated improvement value added in. The Cost Approach is considered the strongest and best
single approach.

No income capitalization approach was performed. Leases of comparable / competitive properties, and
sales of leased properties from which to extract market rents and overall capitalization rates were scarce,
and an income capitalizalion approach would introduce additional subjectivily and return a poorly-supported
opinion of value. Exclusion of the income capitalization approach does not reduce the credibility of the final
opinion of value.

A sales comparison approach was performed. The sale comparison approach returns the value of the
subject warehouse on an economic site with typical site coverage, and then adds in the value of surplus
land. The sales comparison approach supports the cost approach conclusion and adds to the credibility of
the final opinion of value.

Appraisal methodology performed and summarized in this report conforms with typical appraisal practice,
is sufficient for the intended use of the appraisal, and returns a credible opinion of value.

MARKETIN D EXP

Marketing period is defined as the amount of time a property would be on the market in order to sell at a
future date, at the concluded value. Exposure period is the time a property would have previously been on
the market, culminating in a hypothetical sale as of the date of value. Marketing time differs from exposure
time, which is always presumed to precede the effective date of an appraisal. USPAP requires an opinion
of reasonable exposure time to be reported when it is a constituent of the value opinion being developed.

Nationally, as interest rates rise and uncertainty increase, the volume of mega-deals has fallen off
significantly. A trend toward smaller properties, secondary markets and owner-occupancy has sustained
or even increased activity in the under-$10 million market, as smaller, more flexible investors react to
changing market conditions.

Exposure periods for school property sales in West Coast markels were found ranging from 4.5 lo 35
months, clustering in the 4.5 to 8.5 months range. The subject has nol recently been exposed to the open
market. Assuming it were competently promoted and appropriately priced, a Marketing / Exposure Period
of up to 12 months would be reasonably anticipated for the subject property.

124JG-101 @ Y



ASSUMPTIONS AND LIMITING CONDITIONS

R e e = e ——

The opinions of value reported herein are contingent upon extraordinary assumplions and/or hypothetical
conditions (‘EA/HC’). EA/HC not met could have a negative impact on the value conclusions and could
invalidate the entire appraisal. The appraisal report is subject to the following EA/HC:

E i ; ;
«  ATitle Report or Preliminary was get provided Lo the appraisers. The appraisal assumes that the subject property is correctly
identitied, litle is ctear and marketable, and the property is lree of legal issues that would adversely alfect property value.

«  AnEnvironmental investigation / assessment report was pol provided. The appraisal assumes thal the subject Is fres of any
environmantal conditions that would adversely alfect property value.

« A Geotechnical Reporl was pol provided to the appraiser. The appraisal assumes (hat that the subject soils are stable and
support the subject development.

+  ABuilding Inspection report was not provided. The appraisat assumes that the subject improvements are free of any physical
condition or defect, except as noted in the appraisal, that would adversely alfect property vahie.

«  The appraisal assumes that proposed repairs / renovations will be completed competently and in a timely manner. and in
accord wilh the estimated costs and timeline communicated \o the appraisers.

«  The appraisal assumes that the proposed safe w il be completed (at a yet-to-be determined price) and the property will be
100% ownar occupied upon completion of repairs / renovations.

H hetical Conditi
. None
GENERAL ASSUMPTIONS

Woe have no present or contemplated fulure interest in the subject property that is not specifically disclosed
in this report.

The statements of value and all conclusions shalt apply as of the dates shown herein.

The valuation assumes the previously discussed legal description accurately identifies the subject property.
We assume no responsibility for matters legal in character, nor do we render any opinion as to title, which
is assumed to be marketable. All existing liens, encumbrances, and assessments have been disregarded,
unless otherwise noted, and the property is appraised as though free and clear, under responsible

ownership, and competent management.

Unless otherwise noted herein, it is assumed that there are no adverse encroachments, zoning, or
restrictive violations existing in the subject property.

We assume no responsibility for determining if the property requires environmental approval by the
appropriale governing agencies, nor if it is in violation thereof, unless otherwise noted herein,

Information presented in this report has been obtained from reliable sources, and it is assumed that the
information is accurate.
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ASSUMPTIONS AND LIMITING CONDITIONS (continued)

R i

This report shall be used for its intended purpose only, and by the parties named as intended users.
Possession of this report does not imply enfitiement to use by other parties, or suitability for intended use(s)
not stated herein, Possession of this report does not include the right of re-distribution in whole or part.

This report must be used in its entirety. Reliance on any portion of the report independent of other portions
may lead the reader to erroneous conclusions regarding the property value. No portion of the report stands
alone without approval from the authors.

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales, or other media without the written consent or approval of the authars. This
applies particularly 1o opinions of value.

The valuation stated herein assumes professional management and operation of the property throughout
the liletime of the improvements, with an adequate maintenance and repair program.

We assume no responsibility for determining if the subject property complies with the Americans with
Disabilities act (ADA). Jackson Group NW, Inc. shall not be liable for any costs, expenses, assessments,
penalties, or diminution in value resulting from non-compliance. This appraisal assumes that the subject
meets an acceptable level of compliance with ADA standards; if the subject is nol in compliance, the
eventual renovation costs andfor penalties would negatively impact the present value of the subject. [f the
magnitude and time of the cost were known today, they wouid be deducted from the reported value
conclusion,

We are not qualified to detect the presence of toxic or hazardous substances or materials that may influence
or be associated with the property or any adjacent properties. Jackson Group NW, Inc. shall not be liable
for any costs, expenses, assessments, or penalties, or diminution in value, property damage, or parsonal
injury (including death} resulting from or otherwise attributable to toxic or hazardous substances or
materials, including, without limitation, hazardous waste, asbestos material, formaldehyde, or any smoke,
vapors, sool, fumes, acids, alkalis, toxic chemicals, liquids, solids or gasses, waste materials or other
irritants, contaminants or poliutants.
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NEIGHBORHOOD MAP
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MARKET AREA DESCRIPTION

T e =1

LINCOLN COUNTY,

The subject is located in Eddyville, an unincorporated
community in the interior portion of Lincoin County, in the
mid-Oregon coast region. Eddyville is 38 highway miles
west of Philomath and 19 highway miles east of Newport
along Oregon Highway 20. Newport is the county seat of
Lincoln County Oregon.

Population: The population of Northwest Oregon (Benion,
Clatsop, Columbia, Lincoln, and Tillamook counties) in-
creased by 0.4% 1o an estimated 262,235 in 2020. The
average annualized growth rate since 2010 has been 0.7%,
similar to the prior decade, but much slower than the typical
1.5% annual growth during the 1990s. Growth slowed significantly during the COVID years.

Lincaln County attracts many retirees and relies heavily on in-migration for population growth. Population
growth rates mirror economic performance in the region. Stock market recovery and a seller’s housing
market have encouraged people who want to retire to the Oregon coast. Opposing this trend, slow job
growth, lower wages, and high housing prices to buyers limit the county’s ability to atiract migrants.

Most Lincoln County population lives along the coast. Toledo and Siletz are the only interior cities. Lincoin
City has maintained a positive growth rate since 2010; however, the published change includes significant
annexations. The two biggest cities, Newport and Lincoin City, and unincorporaled areas, are adding the
most residents, Unincorporated areas account for around % of the growth since 2010.

e s g S
LPOPULATION =

Cregon 4,278,910 4,263 827 4,268,055 4,236,400 3,831,074 3,421,399

Lincotn County §1,090 50 868 50,387 48,260 46,034 44,479
Lincoln City 10,134 10 087 9912 8,795 7.935 7.437
Newport 10,755 10 591 10,268 10,210 10,030 9,532
Waldport 2,349 2321 2,265 2,110 7.935 7.437
Yachals 1,062 1.010 998 760 690 617

Employment: Oregon employers reported a total of 2,107,292 jobs during the second quarter of 2021
(April, May, and June). This was an increase of about 112,000 from the previous year and it shows strong
recovery after the pandemic recession of 2020. The rise in median wage during the recovery was notable
because it happened alongside a large increase in leisure and hospitality jobs, Median wages rose during
the recession because the low-wage leisure and hospitality indusiry accounted for a disproportionate share
of jobs lost, and within essenlially all industry lower-wage jobs were more likely to be cul. One might
reasonably think that median wages would drop as those jobs were recovered. That doesn’t seem to have
happened. Instead, the tight labor market has led to large increases in wages in lower-wage jobs. Many of
these workers moved up to the next higher wage category. As a result, the number of jobs paying less than
$15 per hour dropped by nearly 50,000 over the year ending second quarter 2021.
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MARKET AREA DESCRIPTION {continued)

Major Lincoln County employers include Confederated Tribes of the Siletz (operators of the Chinook Winds
Indian Gaming Casino and Resort in Lincoln City), Lincoln County School District, Samaritan Health
Services, Georgia Pacific, Lincoln County government, Oregon State University (Hatfield Marine Science
Center Newport), Salishan Resort, Pacific Shrimp, Fred Meyer (Newport), Waimart (Newport), and iocal
governments. Commercial fishing fleets operate out of Newport and Depoe Bay. In late 2008 and into
2008, economic downturn, government regulation, forsign competition, and unavailability of credit, caused
many fishermen and processors to exit the industry. For those remaining in business, catch tonnages
improved in 2009-10 and have remained stable since.

n enti ts dr
Unemployment in all markets dropped Unemployment Rate

significantly after the pandemic peak,
and continued downward, experien- 0.0%
cing a mild bump in late 2022. The o 20X
current Oregon rate is 3.7%. Lincoln 5 A

i S 20.0% H
County historically runs somewhat 8 I
above statewide frends, and  J sox i
continued to do so through the Z 00 £ 4
pandemic and recovery. Current § ] f— —~
Counly unemployment is 4.6%, K cocemrerttteressaee o d T ETemeen s
matching the posl-COVID low in 0.0%

018 2019 2020 2021 2022 2023

March-April 2022. The construction
and manufacturing sectors currently
lead in on-going unemployment
claims. The greatest growth over the next 10 years is forecast in the leisure and hospitality sector.

Oregon (Seasonally Adjusied) == Lincala Caunty (Seatonally Adjusted)
Yemeed 3 oo [raplaymttd Oerariment Quabitmedo crq

NOAA selected Newpori o be the new home of the agency’s Marine QOperations Center / Pacific, and
relocated in 2011, Cregon Museum of Science and induslry (OMSI) opened its $10 million Coastal
Discovery Center in Newport, in 2016. Oregon State University will open a $16.5 million, 77-unit apartment
complex in Newport in 2025 that wil house students, faculty, and researchers. Northwest Coastal Housing,
a nonprofil affordable housing provider, plans to build a 30-unit apartment complex in Toledo. Lincoln
County Animal Shelter will open in Waldport in summer or fall of 2024,

The greater Newport — Toledo market area supports 1.6 million SF of existing retail and employment space
(72,000 SF added last 5 years), and 1,278 apartment units (66 added since 2013), the vast majority in the
Newport end of the corridor.

SusJECT AREA — EDDYVILLE

The subject is in the unincorporated com- . g

munity of Eddyville, in Linccln County OR.

Eddyville lies at the intersection of US-20 and ?

OR-180, al the confluence of Little Elk Creek

and the Yaquina River. Features of historical

note in the area include the Yaquina River i

Chitwood Covered Bridge {2.5 miles west), 1 e
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MARKET AREA DESCRIPTION (continued)

Eddyville was originally a stop on the Oregon Pacific Railroad, linking the former port city of Yaquina to
Corvallis and Albany. The first Post Office was built in 1888. Nowadays, the area is basically a collection
of small farms and rural homesites. The Eddyville area supports a community church, charter school, and
post office. The greater trade area is estimated at about 400 full-time residents, with no tourism-driven or

highway-related activity of consequence.

ARY Demographics >

Population
The market area is stable, with some sale  ucensis
aclivity occurring. Population is forecast to  Modian Age
grow by as much as a third over the coming ~ Medan HH Inccma
half decade. No adverse influences are noted ~ U*Y'™® Emekvees
that would negalively affect the neighbor- Poputation Growth 23 - 26
hood, or the subject property specifically. The Housenoio Growin 23 - 24
long-term outlook is for stable desirability and
mildly positive value appreciation., lagging trends in more intensive urbanized markets.
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PROPERTY DESCRIPTION

Property:

Census Tract:

Sire DESCRIPTION

General:

Access/Exposure:
Shape:

Land Area:
Topography:
Utilities:

Tite:

Flood Plain:

Drainage:

124JG-101

EDDYVILLE CHARTER SCHOOL
57 Eddyville School Rd.
Eddyville, OR 97343

9518

Elongated site accessed by
bridge from county road over
Little Elk Creek, just south of
the Yaquina River. The site
is bi-level, with approximately
10 feet elovation difference
between school parcel (TL
600) and athletic fields (TL
200), which are both level.
The site has a newer septic
system. The subject has
good local access and
exposure in an established community, and would be desirable for
permitted legal development.

F b

3
&
5
4

,,\
Sk

.': '-V\-

The subject has adequate access and exposure for the market area.
Elongated, Irregular

13.13 acres, by County Records, plat maps and legal descriptions,
Bi-level, two level buildable areas

Electric, well, septic

No investigation of tille was provided. Upon property inspection and
interview with representatives, no adverse factors are noted, and this
appraisal assumes that none exist. Note that we are not lawyers; seek

competent assistance with legal matters,

FEMA FIRM panel 41041C 0420€ (10/18/19) Iocates the subject in zone
X, outside mapped flood elevations,

Nothing adverse noted.



PROPERTY DESCRIPTION (continued)

SiTe DESCAIPTION (CONTINUED}

Site Improvements:

Environmental:

Geology:

Zoning:

Surrounding Uses:

{MPROVEMENT DESCRIPTIQN

Improvements:

124JG-101

The school portion is paved, with two absclescent bul marginally functional
pole buildings, and three plastic-sheeting greenhouses not included in
GLA. A good quality steei-frame bridge over Little Elk Creek connects the
property with Crystal Creek Loop county road. The northern portion holds
grave! parking, another pole building, athletic fields and track, and a smail
bleacher seating. The site is fenced. The main parking tot is lighted by
several high-intensity lamps on building faces.

A current environmental report was not provided. Upon property
inspection and interview with representatives, no adverse factors are
noted, and this appraisal assumes that none exist. Please refer also to
the Assumptions and Limiting Conditions.

A geotechnical report was not provided. Subject soils are assumed stable
and capable of supportling the
existing development.

The subject site is zoned P-F,
Public Facility, by Lincoln
County. Permitted uses include:
Parks or recreational uses open
to the public; Public schools;
Hospitals; Government uses.
The subject as improved is a
legal conforming use.

North - Yaquina R.

South - Ag ! Forest Land
East —- Rural Residential
West - Rural Residential

The site is improved with a 1-
story K-12 school, 41,366 SF & _. i
GLA, built 1950s (est.), wood  (RSRSRIRIITNE S (b LI
frame and sided over con- ok o 8
crete slab foundation, and
wood-frame roof with mem- '
brane cover, which is scheduled for replacement. The building has been
partially renovated and added {o since 2018, and overall is maintained in
average-lo-good condition. Renovations are on-going, including the
planned new roof.

4
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PROPERTY DESCRIPTION (continued)

Building Area:

Site Coverage:

Parking:

1244G-101

TIN

Racent renovations began in
the north wing, and include a |,
new Gym and locker rooms,
classrooms, and office. An
older gym has been retained
as a cafeteria and multi-
purpose room. The south
wing is generally weli-main-
tained in original condition,
with some deferred mainten-
ance, including some peeling
paint on the south exterior
exposure,

Roughly $600,000 has been

renovations, with another
$722,000 remaining, not inciuding a new roof for the entire facility,
estimated at $1.3 miltion.

The northern part of the site {TL 200} holds a parking lot, an athletic field
and track, with a small bleacher seating and portable concession stand.
TL 200 is about 10 feet higher than TL 600, the school parcel.

The property includes several older, low-cost open-side pole sheds in
deteriorated condition, which are considered not safe for student use, and
are not included in GLA. Three plastic-sheeting greenhouses are also not
included in GLA. These structures are considered site improvements, and
any incidental value contribution will be considered as such in the
valuation analysis,

; Lo e, _.Year Buiit |

School 1950s 34 186
School 2018 4 400
School 1950s 2,300
School 2018 480
TOTAL GLA 41,366

41,386 SF footprint / 13.13 Ac usable land area = 7.2%. This is within
market ranges for school use, and, especially considering site shape and
improvements orientation, does not indicate the presence of excess &/or
surplus land.

Parking, staging, circulation are functional and adequate.



PROPERTY DESCRIPTION (continued)

Year Built:

Stories:
Foundation:
Construction Type:
Exterior:

HVAC:

Windows:
Exterior Doors:
Roofing:

Deferred Maintenance:

Physical Age/Life:

Functional Utility:

Externals:

124JG-101

T

1950 /2018

One

Concrete slab on grade
Wood frame and sided
Painted woaod siding and trim.

Mini-splits in classrooms, new and old gyms have dedicated eleciric
furnaces.

Wood or (newer) vinyl, fixed or double-hung.
Typical wood or metal security doors
Wood frame & deck with Membrane cover, scheduled for replacement.

Some deferred maintenance was identified at time of inspection, including
peeling paint on south exposure.

Aggregate physical depreciation is calculated in the Cost Approach at
22.3% of replacement cost new.

The subject property is of average original (institutional) quality con-
struction materials and technology, built for its current use, and in average-
10-good condition. No built-in functional obsolescence is noted.

The subject is a legal use, blends well with the neighborhood, and enjoys
steady enroliment. However, the subject draws students from a lightly-
populated area, with below-average median household income,
significanily limiting obtainable tuition and community support.

Significant external obsolescence is strongly indicated. Individual
adjustments are calculated for sale comparables in the sales comparison
approach. An aggregate regional adjustment is rounded to 40% of
replacement cost new and applied in the cost approach.
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SUBJECT PROPERTY PHOTOGRAPHS
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SUBJECT PROPERTY PHOTOGRAPHS (continued)

Subject from SW
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SUBJECT PROPERTY PHOTOGRAPHS (continued)

Newer Section
Classroom

;B o

T. 1 s [ B T ettty e, gy -y
= i
=

124JG-101



SUBJECT PROPERTY PHOTOGRAPHS (continued)

Loék;ar Room
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SUBJECT PROPERTY PHOTOGRAPHS (Continued)

Older Section

Classroom
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SUBJECT PROPERTY PHOTOGRAPHS (Continued)

; 3 |
e e [ |

Kitchen
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SUBJECT PROPERTY PHOTOGRAPHS (Continued)

.__.:!- .
':n:l‘l-'-'i'j\m‘

Greenhouses
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SUBJECT PROPERTY PHOTOGRAPHS (continued)
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SUBJECT PROPERTY PHOTOGRAPHS (Continued)
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SUBJECT PROPERTY PHOTOGRAPHS (Continued)
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FLOOD MAP

Prepared for Jackson Group N'W Inc
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HIGHEST AND BEST USE ANALYSIS

The Appraisal Institute defines the concept of highest and best use as follows:

“The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible, and results in the highest value. The four
criteria the highes! and best use must meet are legal permissibility, physical possibility, financial
feasibility, and maximum profitability." 7

AS VACANT

Legal / Physical: The site would be physically functionat for development, with two large buildings, or a
distributed muilti-building plan. The subject site is zoned P-F, Public Facilities. Allowed uses include parks
/ recreational uses open to ihe public, public schools, hospitals, and government uses. Residential uses
are not explicitly aflowed.

Marketability: With a rural trade area estimated at 400 full-time residents, and no noteworthy tourism-driven
activity, major development does not seem fikely in the near-term. Population of the local trade area is
forecast to grow by as much as a third over the coming half-decade. An institutional use of local scope
would be indicated, such as medical care, school, rehab facility, or government services,

Highest and Best Use As Vacant: The highest and best use as vacant is for eventual development of an

instilutional use, as supported by evolving market conditions and specific demand from owner-users &/or
primary lease tenants.

AS IMPROVED

The subject is a legal use, designed for the current use, and blends with the neighborhood. No quantifiable
functional obsolescence were identified. Regional external obsolescence from lightly populated tfrade area
and below-average household income is analyzed in the valuation section.

Marketability: The subject schoal enjoys steady enroliment and faithful local support. |f the school use
were to vacate, mullipie uses suggest themselves for an institutional quality building in good condition,
including government services, and rehab center. However, the school use has an established history and
has been maintained in good / marketable condition, indicating demand for services and adequate supply
of operating and maintenance resources. The existing school use is considered to fill a viable and
necessary market position.

Summary: The subject improvements are legal, functional and marketable. Considering good renovated
condition (still underway) and site configuration, addition, expansion, conversion, demolition are not

supporied. The improvements fill a viable and necessary market niche, and return substantial positive
value to the land. The improvements are financially feasible on that basis.

High B Improved: Based on legal, location, physical, and market factors, the subject's
highest and best use as improved is concluded to be the existing use.

3 The Dictionary of Real Estate Appraisal, 6™ Edition, 2015, Appraisal Institute
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VALUATION

NT! N

The social, economic, governmenal, and environmental forces influencing the subject property have been
presented. The specific physical and location characteristics of the site and improvements have been
described. The highest and best use of the subject property as improved is concluded to be for residential
development.

The appraisal assignment is to develop and report our opinion of As Is Market Value of the subject property.
The properly is partially renovated, with substantial work remaining, including a new roof. The property is
appraised as completed, with the value impact of renovalions and deferred maintenance calculated and
applied in the reconciliation section. Upon completion of a proposed purchase, the property will be 100%
owner-occupied. The value at completion is a stabilized fee simple value.

VALUATION APPROACHES

The Cost Approach is typically performed in valuation of newly-built &/or special-use properties, and
properties in which a greater proportion of overall value is in the land. The Income Capitalization Approach
is typically the strongest indicator for properties that would frade based on income / investment potential as
the primary consideration. The Sales Comparison Approach is considered most applicable by owner-users
and buyers giving additional consideration to benefits of ownership, and to physical presence.

VaLue CONCLUSION

The Cosl Approach is typically the strongest approach for special-use properties like the subject, with a
large proportion of overall value in in the land. The subject land value is developed by land sales
comparison approach, with a depreciated improvement value developed on a cost basis and added in. The
Cost Approach considers the subject’s unique features and is considered the strongest approach.

No income capitalization approach was performed. Leases of comparable / competitive properties, and
sales of leased properties from which to extract market rents and overall capitaization rates were scarce.
An income capitalization approach would introduce additional subjectivity and return an insufficiently
supported opinion of value. Exclusion of the income capitatization approach does not reduce the credibility
of the final opinion of value.

A sales comparison approach was performed, based on sales of comparable school properties throughout
an extended western LIS market area. Whlle more subjective (and less precise) than the cost approach,
the sales comparison approach supports the cost approach conclusion and adds to the credibility of the
final opinion of value.

Appraisal methodology performed and summarized in this report conforms with typical appraisal practice,
is sufficient for the intended use of the appraisal, and returns a credible opinion of value.
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SITE VALUATION

In this section, the market value of the subject site is developed by comparing it with recent land sales. The
subject of this analysis is 13.13 acres of P-F (Publi¢ Facilities) zoned land. No sales of Public or Institutional
zoned fand were found. Institutional users typically seek larger undeveloped parcels in built-up areas,
which are usually zoned for something eise, and incorporate the cost of a conditional use or zone change
into their plans. Sales of rural land with similar size and rural economic location were found, and are used
in the following analysis as the basis for subject land value.

SITE COMPARABLE SALES ANALYSIS

When applicable, comparables are first adjusted for property rights conveyed, and non-market financing.
Land sales are then adjusted to the subject according to comparable elements of zoning, location, physical
characteristics, potential economic use, and market conditions (time).

The following adjustment grid represents a bracketing analysis that generally ranks the subject among the
comparables. Adjustments are expressed as numerical percentages, to illustrate the relative weight given
individual adjustments, compared against the subject property, and each other. The comparables are
adjusted to the subject property consistent with standard appraisal methodology. A positive percentage
adjustment indicates that a comparable is inferior to the subject regarding a specific (or set of related)
characteristic(s) and is therefore adjusted upward to simulate rough parity with the subject property.
Conversely, negative adjustment indicates that a comparable is superior to the subject in some regard and
so is adjusted downward. The adjusted values indicate a quantifiable range of market value for the subject
property, which is further refined in the narrative analysis that follows.

Comparable Land Sale Adiustment Grid

Sale Price / Lend AC

‘l_m-muu Sele Dwde  Land / Sullj.
1 5902 Haran Rd $800,000 10.60
Ediys Him
2 9949 Big Crevk Rd $250,000 956 $0.60 $0.00 $0 00 150.02) 40,02 $0.01 {S0.03) {50 02} $0.58
3 9060 Silatz Hwy $300,000 6.93 09 $0.00 $0.00 133 05) 40 00 %€ 03 (S0 10} {50.12) so.ar
4 1430 W Main $300.000 s 5 39 $0.00 150.09) $0.00 50.00 $0.02 $0.00 (50 07} 30.52
& 6648 N Hay 101 $500,000 209 04 £0.00 $0.00 $0.02 £0.00 $0.02 $0.00 $0.04 0.5
§ 1822 Sandiake Rd 485,000 1595 & 70 LA &0 | $0.00 £0.00 £0.03 £0.00 150 15} 30.55

e i

Sales of land with similar economic location, functional utility, and land area, were researched throughout
the greater market area. Selecled comparable sales represent the most recent and comparable land sales
available for analysis in a greater market area. Adjusted values indicate a range for the subject from $0.52
to $0.87/SF Land.

124JG-101 ) ##



SITE VALUATION (continved)

T —— -

Location — The location & access adjustment is intended to account for differences in the immediate market
areas of the comparables relative 1o the subject, as well as specific deficiencies that may attach to a
particular comparable. Comparable 6 is adjusted downward for superior location with intermittent views
and proximity to services, in a developing residential area.

Potential Use / Zoning — This adjustment is intended to treat any differences related to the function and
legal use of the property. Comparables 4 and 6 are zoned for inclusion of a homesite (superior) and are
adjusted downward.

Land Area - The land area adjustment is made to reflect the relationship between size and unit values.
Typically, a relatively larger area will depress the per-unit price (reduced competition for larger, more
expensive parcels), and vice-versa. Comparables 2 and 3 are significantly smaller than the subject (inferior)
and receive proportional downward adjusiments. Comparable 5 is larger, and takes upward adjustment.

Utility - This adjustment considers diffarences in immediate physical buildability that would be of concern
to a prospective buyer. Comparable 2 is split by a county road, which even though leaving a choice of
buildable areas, reduces overali physical desirability. Comparable 2 is adjusted upward.

Time Adjustment — This adjustment reflects change in market conditions between the sale date and the
date of analysis. Growth and price appreciation in the subject corridor has bean slow but positive, and a
Market Conditions / Time adjustment is indicated. Considering the residual effects of the COVID years,
this adjustment is based on an average (linear) annual appreciation rate of 2.5% on sale prices, appled
monthly to the number of months from the comparable sale date to the date of value.

Market Condition — This adjustment is intended to reflect factors other than time that affect marketability,
such as the availability of financing, atypical markel events, and the demand for the property type. This
adjustment is specific to the comparable as opposed to the time adjustment which is a represantation of
the general market. Comparable 1 is included mosily for its location in Eddyville. This comparable is
improved with a nicely-renovated house on a year-round creek, and takes substantial downward adjustment
for improvement value. Although a very weak indicator, comparable 1 supporis the middie of the range for
the subject. Comparable 2 is adjusted downward for the presence of a deteriorated manufactured home
that was left in place to preserve the entilement. Comparable 3 is adjusted downward for situation on
waterfront with recreational potential.

LAND VALUE CONCLUSION

Adjusted comparables indicate a range of market value from $0.52 to $0.87/SF, and cluster in the $0.52 to
$0.58/SF range. Considering subject specifics, market trends and comparables, a market value of
$0.55/SF Land is concluded. The indicated market value for the subject site by the sales comparison
approachis (13.13 ac. x $0.55/SF = $314,569) rounded to: $315,000 .
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COMPARABLE PHOTOS

Comp # 1.

Comp # 2.
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COMPARABLE PHOTOS (continued)

Comp # 3.

Comp # 4.

1430 W Main St
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COMPARABLE PHOTOS (continued)

Comp #5.

R

6648 N Highway

Comp # 6. EL !' T -"T{
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LAND - RESIDENTIAL LAND SALE MAP
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COST APPROACH

Typically under the Cost Approach: 1) the replacement cost new of the improvements is estimated; 2)
accrued depreciation, if any, is deducted from this amount; and 3) the resultant amount is added to
concluded land value to return the indicated market value via the Cost Approach.

Replacement cost is defined as follows:

"The estimated cost to construct, al current prices as of the effective appraisal date, a building with
utility equivalent to the building being appraised, using modern materials and current standards,
design, layout” 4

Marshall Valuation Analysis

Actual development costs from the coriginal construction budget were not available and would not be
useful. An indication of current building costs was developed from the Marshall Vatuation handbook.

==

" sie lm.bs &

MARSHALL VALUATION ' School

: LA e TR LA B e R e D RS Outbidas LT
Marshall Section f Page 18110 14114
Construction Class D - Wood Fr D - Wood Fr
Cuatity {1 - 4) 20- Avg 20-Avg
SF Area 41,366 250,000
Base Cost $184.00 $1.75
HVAC Adjustment
Fire Suppression 350
Adjusted Base Cost $187.50 $1.75
Floor area / Perimeler 095 1.000
Story Height 1.000 1.008
Current Cost 1.000 1.000
Local Cost 1,900 1.100
Adjusted Unil Cost $188.72 $1.93
Sublotals $7.806,592 $482,500
Pole Bldgs (6.000 SF x $30) 180,000
Greenhouss (1,440 SF x $50) 72,000
Alhletic F.elds (4 ac x $1 50/SF) 261,000
Subtotals $7,806,592 $995,500
HARD & SOFT COSTS $8,802,092

Per SF GLA $21279

+ The Dictionary of Aeal Estale Appraisal, Sixth Ed tion. 2015, The Appraisal Instilute.
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COST APPROACH (continued)

rovament Cost Conclusion

Original construction costs were not provided and would not be useful. Marshall analysis returned hard
and soft costs of $8,802,092, which is concluded as a markel cost estimate for the subject improvements,

Absorption Costs

Absorption costs typically include rent loss, holding costs, and leasing commissions during an initial lease-
up period. Since the improvements would typically be built-to-suit and 100% occupied upon completion,
absorption costs are not applicable.

v r's Pr

This cost item typically ranges from 8% to 15% of costs-plus-land value, and inciudes developer's overhead,
staff, developer’s profit and contingencies (contractors profit and contingencies are included in hard costs).
The subject would be built for owner-occupancy upon completion, which reduces the protit motive and
lease-up risk. Based on market norms and the magnitude of the cost numbers, a 10% allocation to
developer overhead & profit is concluded in this analysis, which is applied 1o the improvement cost plus
land value.

Total Replacem

Direct and indirect costs, absorption costs, and developer’s overhead for the subject improvements result
in a total replacement cost new of $9,713,758.

Accrued Depreciation

From the improvement replacement cost new, a dollar amount of depreciation is deducted. There are three
types of depreciation: physical, functional, and external.

Physical: Based onthe age/life method, physical depreciation on the as-renovated improvements
is concluded at 22.3% of replacement cost new.

TR "HE.E 2 ¢ S:hnblﬂ;"‘s:hnﬂl'\?ﬂ#‘

i " e u.EA.....
Year Bu It 1950 1950 2018
Last Rencvated As Renov 2018 2018
% Total Cost 44.8% 33.4% 10.5% 11.3%
Actual Age 74 74 6
Effactive Age 10 10 5 20
Total Economic Life 50 50 50 40
Remaining Economic L fe 40 40 45 20
Depraciation 20.0% 20.0% 10.0% 50.0%
Welghted Avg Deprec. By Cost 22.3%
Waeighted Avg Rem Econ Life 38.3 Years
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COST APPROACH (continued)

Functional: The improvements are functional for the existing use, with design, quality and site
coverage typical of the use and market area. No functional obsolescence is indicated.

External: Although the subject has steady enroliment of about 200 students, the subject serves a
thinly-populated market area, with below-average household incomes. Limited obtainable tuition
and community support constitute significant external cbsolescence. The following chart, also
presented in the sales comparison approach, illusirates concluded market area adjustments for

sale comparables.

cence T Pop,

2023,

B P T Prnj.gMed HHT‘

Sub;'ﬂ'_lndncated]

2028 = IR n_=—_.1lnc 2023 . /.Comp__ Adpsimt,

. Radius .
1 - Santa Rosa 3 mi.
2 - Bend 3 mi,
3 - Gresham 3 mi.
4 - St Halens 3 mi.
5 - Arcata am.
SUBJECT - Eddyville 3m.

74,426
58,010
93,065
18,331
21,253

220

73,436
61,403
92,249
18,554
21,565

223

-1.3%
5.8%
-0.9%
1.2%
1.5%
1.4%

85,437
65,362
66,872
76,239
41,601
45,000

53% -47%
69% -31%
67% -33%
59% A%
108% 8%

Comparable S is a historic school since converted to office use, and is given very litile weight.
Regional adjustment for external obsolescence is concluded at 40% of replacement cost new.

OMPLETION OF

/

The concluded value of the subject land ($315,600) and the depreciated subject improvement cost
($3,662,087) are added together. Based on this analysis, the indicated market value of the subject
properly, by the Cost Approach, is rounded to: $ 3,975,000.
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COST APPROACH (continued)

COST APPROACH SUMMARY TABLE

— e e ———=

 Cost Cm'-nponenis

PRSI T Gtat CRS

§ Hard & Soft Costs 41,366 SF GLA x
'5 Absorption Costs

5 Developer Profil & Overhead

a

Total Replacement Cost New

Physical Detsrioration 22.3%,

Functional Obsolescence 0.0%

External Obsolescence 40.0%
otal Depreciation

Depreciation

Deprecisted Replacement Cost
Land Value 13.13 Ac x
Concluded Value

Conclusions

CONCLUDED STABILIZED VALUE (Rounded)

!} (P s SIOvay s
21279 BF $8,802,092 $212.79
$0
1007% $911,666 s2.04
80.713.758 $234.82
{82,166,168)
(53.885,503)
{5$6,051,671) (56.061,671) ($148.30)
$3,662,087 $8853
055 SF 314,569
$3,976,657 $96.13
$3,975,000
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SALES COMPARISON APPROACH

The Sales Comparison Approach develops an indication of value by comparing the subject properly with
similar recenily sold properties. The most relevant unit of comparison is the sales price per square foot of
aross leasable area.

COMPARABLE SALES ANALYSIS

The following adjustment grid represents a bracketing analysis that generally ranks the subject among the
comparables using tangible percentage adjustments to iflusirate the relative comparability to the subject
(and to each other). The comparables are adjusted to the subject property consistent with standard
appraisal methodology. A positive percentage adjustment indicates that a comparable is inferior o the
subject regarding a singular, or set of related characteristic{s) and is therefore adjusted upward to simulate
rough parity with the subject property. Conversely, a negative adjustment indicates that a comparable is
superior to the subject in some regard and so is adjusted downward. The resulting range of adjusted values
provides a quantified range of market value for the subject, which is further refined in the narrative analysis
that follows.

Adiustment Analysi

Comparable Sale Adwrsiment Grid

Sale Price Slize (SF)

. Comparsbles SelaDute  Shaessuy, YT

1 Wiright Fd $5,250.000 42,204 $121.43 i X $0.00 3R R
Sania Rosa CA

2 Pettigrew Rd $1 700,000 11,500 §147 83 4405 {314.78) {329 57) £0.00 $8.41 $29.57 ($50.72) [ 1A
ot

3 HE Bk B $3.600.000 2,544 $133.81 {S40.08) {$688) (51336) %1138 $7.75 4000 (S39.01) [ TR ]
arzskaT

4 5 Meana By $1.536.300 30.000 $51.21 S50 ) {3256 SA5.L8 $5.12 $3.19 234 6N BT

3 6w 5e $2,800.000 30.000 $93.33 59 33) {$4.67) T 3023 $4.87 $0.00 $4.87 194.29
Aowta T4

Economic Location — The economic location adjustment is intended to account for differences in the

immediate market areas of the comparables relative to the subject. the subject draws students from a
lightly-populated area, with below-average median household income, significantly limiting oblainable
tuition and community support.  Significant external obsolescence is strongly indicated. The following
chart illustrates market area adjustments based on relative household incomes.
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SALES COMPARISON APPROACH (continued)

ul E{r‘yruﬂeqi
Adjustmt

1 - Santa Rosa 3 mi. 74,426 73,436 «1.3% 85.437 53% 47%

2 -8Bend 3mi, 58,010 61,403 58% 65,362 69% 3%
3 - Gresham 3 mi, 93.065 92,249 -0.9% 66,872 67% -33%
4 - St Helans 3 mi, 18,331 18,554 1.2% 76,239 59% 1%
5 - Arcata Imi, 21253 21,565 1.5% 41,601 108% 8%
SUBJECT - Eddyville 3 mi. 220 223 1.4% 45,000

Rounded adjustments of 35% and 45% are applied in the comparable analysis. Comparable 5 is a
historic school since converted to office use and is given very little weight. Comparable 5 still receives
adjustment for superior population density.

Elgor Area - The floor area adjustment is made to reflect the refationship between size and unit values.
Typically, the smaller the property the greater the per-SF value (increased competition for smaller less
expensive properties}. Comparables 2, 3, 4 and 5 are smaller than the subject, and receive appropriate
and proportional adjusiments.

Quality and Utility — The quality and utility adjustment is intended to treal any differences related to the
function and use of the property that would be considered significantly divergent from the subject.
Comparable 1 is an unrenovaled classroom building that does not include cafeteria or gym, and takes
substantial upward adjustment. Comparable 4 was at one time declared unsafe for public occupancy; this
is inferior quality (by modern standards) unreinforced concrete, and of inferior design and fenestration, with
many areas lacking natural light. Upward adjusiment approximating $35/SF (70%) is applied. Comparable
5 is a historic school building converted to office space, introducing functional obsolescence. Comparable
2 is a newer (2007) good quality church facility, adjusted downward for superior effective age and
architectural ornamentation. Comparable 3 is of design similar to the subject, and adjusted downward for
somewhal superior effective age.

Land Area - The land area adjustment accounts for site sizes and coverage ratios that differ significantly
from the subject. Adjustments consider site size, and typical site coverage ranges for the market area.
Comparables 3, 4, and 5 are significantly inferior in land complement / coverage, and receive upward
adjustments.

Time Adjustment — This adjustment is an estimate of the change in market between the sale date and the
date of analysis. This adjustment is intended o reflect market appreciation. Looking backward, this
adjusiment is based on an average (linear) annual appreciation rate of 2.5% applied monthly to the number
of months between the sale date and date of value.

Market Condition — This adjustment is intended to reflect intangible factors other than time that aHect
marketability such as the availability of financing, atypical market events, and the demand for the property
type. Adjustments in this category are typically property-specific, as opposed to reflections of the general
market. Comparable 2 was sold to a buyer that proposed conversion to a counseling / services use. There
was no distress involved; the seller planned to build a new larger facility. This comparable is adjusted
upward for approval and renovation time & costs. Comparable 4 was acquired by the Counly, and is
adjusted for motivations of an institutional buyer.
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SALES COMPARISON APPROACH (continued)

Comparables 4 and 5 are is given the least weight in this analysis. Adjusted comparables indicate a range
of value from $95.87 to $97.94/SF GLA for the subject property, with comparables 1, 2, and 3 in the $96.20
— $97.94/SF range. Based on subject specifics, trends, and comparables, a unit value of $97/SF is
concluded.

The indicated value for the subject property by the sales comparison approach is (41,366 SF x $97/SF)
rounded to: § 4,010.000 .
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COMPARABLE PHOTOS

Comp #1.

gt bbb

950 S Wright Rd
Comp #2.

61690 Petligrew Rd
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COMPARABLE PHOTOS (continued)

Comp # 3.

3333 NE 8th St
Comp # 4.

251 Saint Helens St
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COMPARABLE PHOTOS (continued)

Comp # 5.

1125 16th St

124JG-10t 0

S0



IMPROVED - SPECIAL SALE MAP
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RECONCILIATION AND FINAL VALUE CONCLUSIONS

The reconciliation of value indications is the final step in the appraisal process and involves the reviewing
and weighing of the individual valuation techniques, considering the strength of substantiation by market
dala, and the reliability and applicability of each valuation technique to the subject property.

fvatuaTionaPEROACH I
Cost Approach $ 3,975,000
Sales Comparison Approach; $ 4,010,000

The Cost Approach is the primary approach considered by buyers for properties in which the greatest
proportion of value is in the land. |n this approach, the concluded land value was supported by market land
sales activity and is reliable. Improvement costs were eslimated using the Marshall Valuation manual, a
reliable and trusted resource. Estimated accrued depreciation was moderate and reasonable. The Cost
Approach is credible and well supported. Given the nature of this property, this approach is given primary
emphasis in development of our final opinion of market value.

The subject property has very strong appeal for owner-occupancy, in a desirable location. The Sales
Comparison Approach is favored by prospective owner-users, and sales comparison analysis often
reflects some amount of owner-user premium. Recent sales of cormparable / competitive properties were
not available in the subject market area, and sales of physically and economically similar properties were
considered from a very wide market area. Market activity displays typical trends, and this analysis is
considered reliable. However, some adjustments were relatively large. The Sales Comparison approach
is credible and adequately supported, and supporis the cost approach conclusion, but is given secondary
emphasis in development of our final opinion of value.

MPLET! F REPAIRS /

Based on the data, analysis, and conclusions summarized in this repor, our final opinion of market value
of the subject propenty is rounded to:

Prospective Market Value at Completion

of Repairs / Renovations (Fee Simple): L By AR

As Is FEE SIMPLE VALUE

Roughty $600,000 has been put into recent repairs / renovations, with another $722,000 remaining, plus a
new roof for the entire facility, estimated at $1.3 million. The cost of completion, with an additional increment
for profit {(property value increase upon completion) are deducted, to return the As |s Market Value.

124JG-101 @ 57



RECONCILIATION AND FINAL VALUE CONCLUSIONS

e

e T I O T T 00 R QW S ey |
Valie at Complet.on 3,975,000
Remaining Renovation / Repairs 722,000
New Rool 1,300,000 2,022,000
Profit 10% 202,200 2,224,200
As Is Value 1,750,800

Based on the data, analysis, and conclusions summarized in this repori, our final opinion of as is market

value of the subject property is rounded to:

As Is Market Value, Subject Property

(Leasehold); January 11, 2024 $ 1,750,000

The value opinion(s) concluded in this appraisal do not include furnishings, fixtures, equipment, personal
property, or intangible items. Note that no portion &/or excerpt of this report is intended to stand alone.
The valuation is subject to the Assumptions and Limiting Conditions section of the report, as well as the
explanatory comments within the report, which should be referenced for a complete understanding of the
value conclusion(s).

Opinions of value reporied herein are contingent upon extraordinary assumptions and/or hypothetical
conditions ('EA/HC'). EA/HC not met could have a negative impact on the value conclusions and could
invalidate the entire appraisal. The appraisal report is subject to the following EA/HC:

E finary A .

. A Title Report or Preliminary was pot provided to the appraisers. The appraisal assumes that the subject property 15 correctly
-dentitied, title 1s clear and marketable, and the property is free of legal issues that would adversely affect property value,

An Environmenta! investigation / assessment reporl was not provided. The appraisal assumes that the subject is fres of any
environmental conditions that would adversely affect property value,

« A Geotachnical Raport was not provided to Ihe appraiser. The appraisal assumes that that the subjec! soils are stable and
support the subject development.

«  ABuikiing Inspactlion report was pol provided. The appraisal assumes tha! the subjectimprovements are frae of any physical
condition or defect, except as noted in the appraisal, that would adversaly affect property value.

+  The appraisal assumes that proposed repairs / renovalions will be completed competently and in a timely manner, and in
accord with the estimataed costs and timeline communicated to the appraisers.

+  The appraisal assumes that the proposed sak will be completed {al a yet lo be determined price) and the property will be
100% owner occupied upon completion of repairs / rencvations.

Hypolhelical Conditions

. None
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CERTIFICATION OF APPRAISAL

It is hereby certified that, to the best of the appraisers' knowledge and belief, the statements of fact
contained in this report are true and correct.

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

—  Woe have no (or the specified) present or prospeclive interest in the property that is the subjecl of this
raport and no (or the specified) personal interest with respect to the parties involved.

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

—  Qur engagement in this assignment was nol contingent upon developing or reporting pre-determined
results.

—  Our compansation 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 cpinion, the attainment of a slipulated result, or the occurrence of a subsequent event directly
related to the intended use of this appraisal.

— The Reporled analyses, opinions, and conclusions were developed, and this report has been prepared
in conformity with the Uniform Standards of Prolessional Appraisal Praclice.

— The Reported analyses, apinions, 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
Practice of the Appraisal Institute.

— The use of this report is subject lo the requirements of the Appraisal Institute refating to review by its
duly authorized representatves.

— Asol the date of this repor, W. Paul Jackson MAI has completed the conlinuing education program
for Designaled Members of the Appraisal Institute.

—  Woe have performed no appraisal senvices, as appraiser(s) or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding the
acceptance of this assignment.

Joseph B. Skilton made a personal inspection of the property that is the subject of this report. W. Paul
Jackson did not inspect the subject property.

— No one nol named in the appraisal report provided significant real property appraisal assistance to the
person(s) signing this cerification. \
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Joseph B./Skilton Feb 13. 2024 W.';’aul Jacksoﬁ l\”Al Feb 13, 2024
Oregon Certified General Appraiser C000755 Oregon Certified General Appraiser C000548
Washington Centified General Appraiser 1101924 Washington Certified General Appraiser 1100337
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COMPANY PROFILE

Jackson Group NW, Inc. is a commercial real estate appraisal and consulting firm located in Portland,
Oregon. The goal of the company is to provide appraisal and consultation services in a professional and
timely manner. We provide appraisal services for properties located in Oregon and Washington, We are
dedicated to the company's goal of providing quality appraisal and consultation services on a personal
basis.

We have extensive experience in appraising and providing consultation services. Our scope of
experience includes multiple property types and various ownership interests from small owner occupied
properties to large institutional grade investments.

W. Paul Jackson, MAI has worked as a commercial appraiser and consultant since 1992, Mr. Jackson
has experience in appraising multiple property types. He also has experience in appraising property for
estate planning and court testimony. Over the years, in addition to the standard property types, he has
developed valuable experience and expertise in the valuation of Hotels/Motels, gas stations/c-stores,
mobile home parks, golf courses, institutional grade government buildings and a handful of other unique
properly types. Mr. Jackson prides himself on his ability to provide quality professional appraisal services
that are both reliable and on time. Whatever your appraisails need, be it a simple owner occupied office or
a complex re-development, you can rely on Mr. Jackson to provide you with the service you need.

Joseph B. Skilton has worked in real estate since 1978 as a land survey fieldman and drafter,
cartographer (Ticor), real estate research analyst, corporate librarian, computer analyst, and real estate
publisher (Real Estate Transaction Journal). Mr. Skilton joined us in 1999 and specializes in retail, general
commercial, and special-use property appraisals.

Joseph A. Swaney had a prior career working in the information technology field as a computer
programmer and database analyst. His first introduction to real estate was as a surveyor's chainman in
his 'teenage years. He joined Jackson Group NW, Inc. in February 2005 as an assistant to W. Paul
Jackson, and became a Certified General Appraiser in 2012.

William E. “Bill” Leavens has worked n the real estate community since high school where he did
general construction, properly management and accounts receivable for Leavens Investments, a family-
owned rental property business. He began appraising in January 2003, specializing in apartment
appraisals. Over the past decade Bill has gained extensive experience in appraising and providing
consultation services for multifamily developments as a high value employee and also as the owner of his
own appraisal firm. Bill brings a high level of customer service and expertise to our firm that is of great
value lo our clients and us.

Garth W. Bergeson has worked in commercial real estate appraisal since June 2004 and is currently
certified in both Oregon and Washington. Garth has a broad base of experience ranging from standard
commercial real estate appraisal work to complex land valuations. Garth brings a leve) of expert analysis
and critical thinking to our team that is reflected is his ¢lear and logical writing style.

LC :
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COMPANY PROFILE (CONTINUED)

To betler serve our clients, Jackson Group NW, Inc. maintains state of the art computer equipment, real
estate analytical software programs, libraries of comparable and resource data, property sales, lease
transactions, property data compuler retrieval systems, and other necessary tools and information
relevant {o the real estate appraisal and consultation field.

Jackson Group NW, Inc. considers its clients to be its most valuable assets. We have served
various small and large financial institutions, corporations, developers, private individuals,
attorneys, accountants, and government agencies. Our appraisal experience extends to all
types of commercial, industrial, residential, apartment, resort, agricultural, and special use
propetties.

Past appraisal assignments have been conducted to serve various functions, including morigage
financing, property purchase and disposition, leasefrent arbitration, litigation support,
condemnation, property tax analysis and appeal services, and corporate planning purposes.

PROFESSIONAL SERVICES

¢ Valuation Reports: The market valuation of real property interests (fee simple, leasehold, leased fes, elc.) in
various types of properiies is the primary focus of most real property appraisal assignments performed by
Jackson Group NW, In¢.

* Real Estate Consulting: Jackson Group NW, Inc. also conducts consulting assignments relating to all property
types. Providing competent, unbiased, prolessional guidance on diversified problems in real estate has laken on
ever increasing importance as a method of reducing the risks associated with the real estate field. The firm has
underiaken such tasks as discounted cash fiow analysis, highest and best use analysis, markel studies,
subdivision analysis, and market / feasibility analysis.

*  Arbitration, Litlgation Support, and Expert Witness Services: Jackson Group NW, Inc. also oflers services
for real eslate malters involving arbitration (ground renl renegoliations, tenant space lease renegoliations, atc.).
We also offer litigation support services to attorneys with various real eslate problems. It is our goal to provide
nol only offensive, but defensive stralegies, in a lair and unbiased manner, in order to expose the strengths and
weaknesses of a particular case. Finally, we are experienced In working with atlorneys in preparalion for expert
witness lestimony.

*  Appralsal Revieaw Services: An appraisal review serves the purpose of analyzing the content and conclusions ot
an appraisal report. Clients consider an appraisal review to be a valuable 100! in determining the credibilty of an
appraisal report, in order 10 reduce the risks associated with important fending, legal, and invesiment decisions.

*  Property Tax Analysis and Appeal Services: The real property lax liability for properly has a direct impact on its
operaling/holding expenses, nel income, and associated market value, Therefore, competent representation
belore government agencies regarding ad valorem laxes can be crilical in keeping this expense ltem in check.



RE OVERAGE

We cover all of Oregon, SW Washington as far north as Pacific county
(Aberdeen) and SE Washington as far east as Walla Walla.

We have extensive expertise and experience in appraising all types of
commercial real estate, which includes the foliowing:

Retail — All types

Office —All types and Classes
Industrial - All types

Hotels/Motels - All types

Mobile Home Parks

Gas Stations/ C-Stores

Restaurants — Fast Food and Sit Down
Multi-Family

Camp Grounds

RV Parks

Subdivision Analysis

All types of Land

Churches
Schools/Universities/Government Buildings
Agricultural Property

| have been appraising commercial real estate for more than twenty-five years
and my four associates have 12 to 20 years of experience in commerciai real
estate appraisal. There are very few properly types or real estate valuation

issues that we have not analyzed over the past couple of decades.
Thank You

Paul Jackson, MAI
Jackson Group NW, Inc.
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PROFESSIONAL QUALIFICATIONS - W. PAUL JACKSON, MAI

Paul Jackson was bom in Albany, Oregon and attended Oregon State University.

EDUCATION

» Oregon State University, Bachelor Degree Economics 1991

APPRAISAL INSTITUTE COURSES

¢ Analyzing Operating Expenses 2020
e 2020-21 USPAP 7-Hour Update 2020
» Forecasting Revenue 2020
+ Small Hotel/Motel Valuation 2020
» Appraisal of Medical Office Buildings 2018
* Appraising Automobile Dealerships 2018
» Business Practices and Ethics 2018
¢« Eminent Domain and Condemnation 2018
e Data Verification Methods 2016
+ Rates, Ralios: Making sense of GIMs, OARs, and DCF 2016
+ Forecasting Revenue 2016
+ Business Practices & Ethics 2016
¢ 7-hour USPAP 2016
+ Business Practices & Ethics 2014
¢ Small Hotel/Motel Valuation 2014
» Subdivision Valuation 2014
s The DCF Model: Concepts, Issues, and Apps. 2014
¢ Green Buildings: Principles & Concepts 2014
¢« USPAP 7 hour Update 2011
+ Feasibility, Market Value, Investment Timing: Option Value 2011
« Scope of Work: Expanding Your Range of Services 201
s Appraising Convenience Stores 2011
» Site Valuation and Cost Approach 2009
= Analyzing Operating Expenses 2008
¢ Analyzing Distressed Real Estate 2008
¢+ USPAP National Course Update 2008
s Using Your HP12C Financial Caiculator 20086
» Feasibility, Market Value, Investment Timing: Option Value 2006
« Appraisal Report Wriling Seminar 2004
+ Small Hotel / Motel Valuation 2004
» @IS Applications for Real Estate Appraisai 2004
o Course 400, USPAP Natichal Course Update 2003
¢ Search Strategies for Real Estate Appraisers 2001
+ Valuation of Detrimental Conditions in Real Estate 2001
PROFESSIONAL LICENSES

+ Certified General Appraiser:
1) State of Oregon Certificate No. C0O00548
2) State of Washington Certificate No. 1100337
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PROFESSIONAL QUALIFICATIONS - W. PAUL JACKSON, MA!
PROFESSIONAL AFFILIATIONS

s Designated Member of the Appraisat Institute (MAI) 2004

PROFESSIONAL EXPERIENCE

* Owner, Jackson Group NW, Inc., Portland, Oregon 2013 to Present
» Owner, Cassinelli Jackson LLC, Portland, Cregon 1997 to 2013
» Commercial Appraiser, Paimer Groth & Pietka, Inc., Portland, Oregon 1992 to 1997

[IH]



W. Paul Jackson, MAI - Certifications

Appraiser Certification and Licensure Board

State Certifled General Appraiser
28 hours of continuing education required

License No.: C000548
tssue Date: AugustOf, 2022
Expiration Date: July 31, 2024

W. PAUL JACKSON
JACKSON GROUP NW, INC.

4850 SW SCHOLLS FERRY RD #305
PORTLAND, OR 97225

(Lt

T T e T T

Chad Koch, Administrator

STATE OF WASHINGTON S <
DEPARTMENT OF LICENSING - BUSINESS AND PROFESSIONS DIVISION ‘m LICENSING

4 THIS CERTIFIES THAT THE PERSON OR BUSINESSNAMED BELOWIS AUTHORIZED AS A 5
{ CERTIFLED GENERAL REAL ESTATE APPRAISER :
P i'
“r{ WILLIAM PAUL JACKSON t‘
7, 4850S5W Scholls Ferry Rd # 305 i
__ Portland OR 97215
;‘ £
0| t

j 1100337

'-“ Ucenu Number

12/272004
!ssue Date

07/t2/2024
Expiration Date;"""“-=

T

=y,

e L e

'r.woa, .Bmlmn,

‘l'l:mn Bemueu. Dll‘tﬁw

1-..;

e '".'. 1
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JACKSON
EDUCATION
* QOregon State University, Major: Forest Engineering 1972 -75
+ Portland State University, Major: Economics 1975 -77
APPRAISAL COURSES

» Appraisal Institute courses successfully completed:

Course 550, Advanced Applications October, 2003
Course 520, Highest & Best Use and Market Analysis March, 2003
Course 510, Advanced Income & Capitalization Theory February, 2001
Course 410, Standards of Professional Practice (UsPAF) April, 2002
Course 330, Apartment Appraisal May, 2000
Course 310, Basic Income & Capitalization Theory June, 1999
Course 120, Appraisal Procedures May, 1999
e Portland Community College: Winter, 1999
Foundations of Appraisal
Residential Case Studies
USPAP
CONTINUING EDUCATION

o McKissock Schools

2022-2023 7-hour National USPAP Update Course July 2022
The Income Approach An Cverview July 2022
Intermediate Income Approach Case Studies for Commercial Appraisers July 2022
Market Disturbances-Appraisals in Atypical Markets and Cycles July 2022
That's a Violation July 2022
Fair Housing, Bias and Discrimination July 2022
Land & Sile Valuation May 2020
Cost Approach May 2020
Sales Comparison Approach June 2020
Complex Properties July 2018
Basics of Expert Witness July 2018
Appraisal of Fast Food Restaurants July 2018
Appraisal Owner Occupied Properties July 2016
Appraisal industrial Incubators July 2016
Appraisal Ground Leased Properties July 2016
Appraisal of Self-Storage Facilites July 2014
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PROFESSIONAL QUALIFICATIONS — JOSEPH SKILTON

Land Valuation
Mortgage Fraud
Valuation of Shopping Centers for Mortgage Financing

s Appraisal Institute

The Discounted Cash Flow Model
Rates and Ratios

What Commercial Clients Want Appraisers To Know
Subdivision Valuation
Intro to Valuing Green Buildings

Analyzing Operating Expenses
Appraisal of Convenience Stores
Marshall Valuation Caiculator Cost Method

Appraising From Blueprints and Specifications
Smali Hotel / Motel Valuation
Valuation of Detrimental Conditions

PROFESSIONAL CERTIFICATIONS

(CONTINUED)

July 2012
July 2012
July 2012

July 2014
July 2014

August 2010
July 2010
August 2010

July 2008
June, 2008
June, 2008

February, 2006
February 2006
January, 2006

s Certified General Appraiser, State of Oregon
+ Cenrified General Appraiser, State of Washington

PROFESSIONAL EXPERIENCE

Cert. # CO00755
Cert. # 1101924

+ Jackson Group NW Inc.
Staff Appraiser
o Cassinelli Jackson LLC, Portland, Oregon
Staff Appraiser
Appraisal Assistant
s Palmer Groth.& Pielka, Inc., Porlland, Oregon
Corporate Librarian / Editor, Real Estate Transaction Journal
¢ Ticor (Pioneer National) Title, Oregon Division
Title Engineer / Cartographer

¢ Roberl M. Swaney RPLS, Columbia County, Oregon
Land Survey Fieldman and Drafter

2013 - Present

2003 - 2013
1999 - 2003

1982 - 1999

1978 - 1982

1976 - 1978
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Appraiser Certification and Licensure Board

State Certified General Appraiser
28 hours of continuing education mquird

Licensa No.. CO00755
Issue Date. September 01, 2022

JOSEPH B SKILTON Expiration Date. August 31, 2024
JACKSON GROUP NW INC.

4850 SW SCHOLLS FERRY RD STE 305
PORTLAND, OR 97225

Chad Koch, Administrator

w'nyg & ThaTND
DEPARTMENT OF LICENSING - BUSINESS AND PROFESSIONS DIVISION LICENSING
THIS CERTIFIES THE PERSON OR BUSINESS NAMED BELOW IS AUTHORIZED AS A

CERTIFIED GENERAL REAL ESTATE APPRAISER

JOSEPH B SKILTON
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January 3, 2024

Eddyville Charter School
c/o Missy Endicott

PO Box 68

Eddyville, OR 97343

RE: EDpYVILLE CHARTER SCrOOL PROPERTIES
57 Eddyville School Road; APN #'s R261020 & R250686
6877 Crystal Creek Loop: APN # R298770
Eddyville, OR 97343

Dear Ms. Endicoft,

| am pleased to submit the following proposal for the requested assignment. The terms and conditions are
specified as follows:

NMEN
Purpose: Estimate the market value of the above refarenced properties
Property Rights Appraised: Leased Foe or Fee Simple Estate as determined by the appraiser
Premise / Valuation Date:; Provide As Is Value as of date of Inspection
Intended Use: Establish market value lor purchase negotlations.
Intended User(s): Eddyville Chartar School
Inspection: An on-site inspeclion of the property will be made by the appraiser.
Yeluation Approaches: All gpplicable approaches as determined by the appraiser
Report Type: Appraisal report as defined by the USPAP
Appralsal Report Standarda: Uniformed Standards of Prolessional Appraisal Praclice
Appralsa! Fea: $4,500
Expenses: Included in the fee
Retainer: 100% ($4,500)
Payment Terms: Please remit payments to
Jackson Group NW, inc.
PO Box 1246
Canby, OR 97013
Acceptance Date: This contract pvoposal is valid 5 business days from the date of this letter
Start Date: Job commencement begins upon receipt of the signed contract and retainer and
all requested informatian.
Delivery Date: January 22, 2024, assuming prompt recelpt of the contract, retalner and all

requasted information.

PO Box 1246
Canby, NR 97013
Phoog: 5033587340
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Eddyville Charter School January 3, 2024

c/o Missy Endicott Page Two
Report: The finished appraisal will be delivered via emall to the client email in PDF
format. Hard copies of the appsaisal can be provided upon request for §150 per

copy.

If additional consultation is necessary after the appraisal is completed, the client will be billed at an hously
rate of $350 per hour for all time expended. Any changes in the Agreement for Appraisal Services will be
mutually agreed upon, in writing, and the fee will be adjusted accordingly, if necessary.

In the event that the appraiser is required to give testimony for any reason, or at any time in connection
with this assignmant, then the client agrees to assume any reasonable professional fees and related costs,
including preparation time, not underwritten by the entity requiring such testimony. If the assignment is
canceled for any reason prior to completion, the client will be billed at an hourly rate of $350 per hour for
all time expended prior fo cancellation,

Acceptance of this agreement by yourself, or a duly authorized agent, should be indicated by signing and
mailing/delivering an authorized copy of this agraement to my attention. | look forward to working with you
on (his assignment, and should you have any questions on any aspect of this letter, please do not hesitate
fo call.

Sincerely,
JACKSON GROUP NW, INC,

. Paul JacksoR, MAI
Oregon Cerlified General Appraiser C000548
Washington Cenrtified General Appraiser 1100337

Phone : 503-358-7340
Email : paul@ijacksongroupnw.com

ACCEPTANCE:

~ - 7
: 2 ‘2 e
C-Cfi'onl Snatre Date

Sﬁ m}» Km&sw HI OIS ZMT  ghon knubonghiein 12 St
Cliant Name {Printed) Phone # Email
M ,gﬂ%rmmu 509152942 (USSY, t’ndu(otf?luuobr L2, o
Propearty Conlact Name (Printed) Phone #
Danny Wheeler 541575 2942 Daswy, u)heele;rel«\coln.w "
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PREPARED FOR:

Eddyville Charter School
c/o Stacy Knudson

PO Box 68

Eddyville, OR 97343

PARED By:

Joseph B. Skilton
W. Paul Jackson, MAI

JACKSON

PO Box 1246
Canby, OR 97013
(503) 358-7340

APPRAISAL REPORT

EDOYVILLE RESIDENTIAL LAND
6877 Crystal Creek Loop
Eddyville, OR 97343
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February 13 2024

Eddyville Charter School
¢/o Stacy Knudson

PO Box 68

Eddyville, OR 97343

RE: EpDYviLLE RESIDENTIAL LAND
6877 Crystal Creek Loop
Eddyville, OR 97343

Dear Ms, Knudson,

At your request, we have completed an appraisal of the property specified above, which is presented in the
following appraisal report. The subject property is 2.04 acres of residential-zoned land. We have appraised
the property using generally accepted appraisal principles and practices. The following appraisal complies
with:

The Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation, and
The Code of Professional Elhies and Standards of Professional Appraisal Practice of the Appraisal instilute, and
Titte X! of the Federal Financial Inslitutional Reform Act (FIRREA} of 1989, and

Regutation 12 CFR Part 34 of the Ofiice of the Comptroller of the Currency litled Real Estate Appraisals, as revised
in Federal Register Vol. 59, No. 58, dated June 15, 1994,

> @& & »

This appraisai uses standard recognized appraisal methodology to develop our opinion of the market value
of the subject properly. This appraisal is presented in report format compliant with USPAP Standard 2.
The report summarizes the data, reasoning, and analyses used to develop our opinion of value. Supporting
documentation concerning the data, reasoning, and analysis is retained in our files. The depth of discussion
contained in this report is specific to the needs of the clisnt,

The client and intended user(s), intended use, type and definition of value, effective date, subject praperty,
and assignment conditions of this appraisal are stated &/or described in the report. These factors limit the
context of the appraisal, and the legitimate uses of this report. We are not responsible for any other use of
this repont, or any use by parties not named. Please refer to the Scope of Work, and Assumptions and
Limiting Conditions sections for important information.

The appraisal assignment is to develop and report our opinion of As Is Market Vatue of the subject property.
Pending completion of a proposed sale, the as is value is a leasehold value.

PO Box 1246
Canby, OR 97013
Phone (503) 358‘7%18



Stacy Knudson Feb. 13, 2024
Eddyviile Charter School Page Two

Based on our investigation and analysis of available information, our final opinion of market value of the
subject propsrly is:

~ DATEOFVALUE = OPINION OF.VALUE
e L B AR D H 2

“TYPE GF.VALUE
[P -
As Is Market Value, Subject Property: January 11, 2024 § 140,000

The value opinion(s) concluded in this appraisal do not include furnishings, fixtures, equipment, personal
property, or intangible items. Note that no portion or excerpt of the report is intended to stand alone. The
valuation is subject lo the Assumptions and Limiting Conditions section of the report, as well as the
explanatory comments within the repor, which should be referenced for a complete understanding of the
value conclusion(s).

The opinion(s) of value reported herein are contingent upon extraordinary assumptions and/or hypothstical
conditions (EA/HC'). EA/MC not met could have a negative impact on the value conclusions and could
invalidate the entire appraisal. The appraisal report is subject to the following EA/HC:

Extraprdinary Assumotions

= ATille Report or Preliminary was not prov ded to the appraisers. The appraisal assumes that the subject property is correctiy
identified, tille is clear and marketable, and the property is free of lagal issuas thal would adversaly alfect property value,

»  AnEnvironmantal investigation / assessment report was nogt provided The appraisai assumes that the subject is free of any
gnvironmental conditions that would adversely alect property value

. A Geotechnical Report was aot provided to he appraiser. The appraisal assumes thal thal the subject soils are stable and
suppert legal development.

+  The appraisal assumes that the proposed sale will be completed (at a yel-to-be determinad price) and the property will be
100% owner occupied.

H i i

. None

JACKSON GROUP NW, Inc.

P VPMM—’

-—
JosepH B, Skitor” w./Paul Jacks n, MAI
Oregon Certified General Appraiser C000755 Oregon Cemfled General Appraiser C000548
Washington Certified General Appraiser 1101924 Washinglon Certified General Appraiser 1100337
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APPRAISAL OVERVIEW

Property:

Census Tract:

Neighborhood Character:

Land Area:

Flood Plain:

Zoning:

General Site Conditions:

124JG-101

EoDYVILLE RESIDENTIAL LAND
6877 Crystal Creek Loop
Eddyville, OR 97343

9518

The subject is in the un-
incorporated town of Eddyville,
in Lincoln County OR. Eddyville
is at the intersection of US-20 ‘.".- Sivee
and OR-180, at the confluence

of Little Elk Creek and the Yaquina
River. The area is a collection of
small farms and rural homesites, and
supports a community church,
charter school, and post office. The
greater trade area is estimated at
about 400 full-time residents. The
market area is stable, with some sale
activity occurring.  Population is
forecast to grow by as much as a third over the coming half decade. No
adverse external influences are noted that would negalively affect the
neighborhood, or the subject property specifically. The long-term outlook
is for stable desirability and mildly positive value appreciation.

2.04 acres, by County Records, plat maps and legal descriptions.

FEMA FIRM panel 41041C 0420E {10/18/19) locates the subject in zone
AE, within the 100-year flood plain.

The site is zoned R-1, Residential, by ~ “""" o ’

Lincoln County. Permitled uses 3 FaBAC

include single-family residential, and g Mo /

forestry. Minimum lot size in rural =~ g 200 Hags

areas is 2 acres. Maximum building 2:;%. Tonac :

height is 30 feet. . o ‘.

Level site in flood plain with good Yoot 87"

access and frontage. 2 :‘:‘é
. \
P M !:u_ --'.!."..'5—5‘-‘;}?
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APPRAISAL OVERVIEW (continued)

HIGHEST AND BEST USE

"As Vacant”": Single-family residence
VALUATION SuMMARY

Interest(s) Appraised: Leasehold interest

e T
T Ok T

 DATEOFVALUE = " 'OPINION OF VALUE
e B e i i By e,y BB T g Ny L v L bkt
As Is Market Value, Subject Property: January 11, 2024 § 140,000

ITYPE OF VALUE

kel e s e PR

The value opinion(s) concluded in this appraisal do not include furnishings, fixtures, equipment, personal
property, or intangible items. Note that no portion &/or excerpl of this report is intended to stand alone.
The valuation is subject to the Assumptions and Limiting Conditions section of the report, as well as the
explanatory commenls within the report, which should be reterenced for a complete understanding of the
value conclusion(s).

124JG-101 ® "



APPRAISAL INFORMATION

e = el

TRANSFERABILITY OF APPRAISAL

If this report is transferred/assigned fo another party (user), and/or is reviewed and there are questions or
additional work necessary to meet any subsequent guidelines/requirements, the appraiser may charge
appropriate fees for any additional work performed.

LEGAL/TAX DESCRIPTION

Oregon Measure 5 (1990) limited lax rates to $5 per $1000 assessed value for school taxes and $10 per
$1000 for general government taxes, applied only to operating taxes, not bonds. Soon after, assessed
value increases began to accelerate, in some cases faster than market vajues. Measure 50 (1997) limited
taxable assessed value growth to 3% per year from tax year 1998-99 onward, plus local option and bond
levies. One result has been a disconnect between assessed values and market values, The value of
properly is determined as of January 1 of each year. The Assessment Roll (new values) is typically
published around May, and the Tax Roll in late fall.

No Investigation of title was provided. It appears that the corresponding Caunty plat map maiches property
boundaries as apparent on the ground at the time of inspection. County assessment data is presented
below.

R298770/ 11-09-10 300 78,750 - 78,750 Exempt - 2.04

CLIENT / INVENDED USER(S)

Jackson Group NW, Inc. has been retained by Eddyville Charter School, ¢/o Stacy Knudson, which is the
client and intended user of this appraisal.

INTENDED USE

The intended use of this appraisal is to provide an opinion of as is market value, for use in purchase
negotiations.

ALUE

The appraisal assignment is to develop and report our opinion of As Is Market Value of the subject property.
Pending completion of a proposed sale, the as is value is a leasehold value.

EFEECTIVE DATE(S) OF VALUE

As Is Value: January 11, 2024

124JG-101 @ "3



APPRAISAL INFORMATION (continued)

e —_— e =

SupJECT PROPERTY INSPECTION

Date: January 11, 2024
Property Representative: None (vacant land)
Appraiser(s): Joseph B. Skilton

OR Certified General Appraisers

MARKET VALUE!

Market value is the maijor focus of most real property appraisal assignments. Both economic and legal
definitions of market value have been developed and refined. A current economic definition agreed upon
by federal financial institutions of the United States of America is:
The most probable price which a property should bring in a compelitive and open market under afl conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assurming the price is
not affected by undue stimulus. Implicit in this definition is the consummalion of a Sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1) Buyer and seller are typically molivated,;
2) Both parties are well infarmed or well advised, and acting in what they consider their best interests;
3) A reasonable time is allowed for exposure in the open market;

4) Payment is made in terms of cash in United Stales 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
finarcing or Sale concessions granted by anyone associated with the sale.

Substitution of another currency for United States dollars in the fourth condition is apprapriata in countries or in
reponts addressed to clients from other countries.

DEFINITIONS?

Asgls Value

The value of specific ownership rights to an identfied parcel of real eslate as of the effective date of the
appraisal, relates to what physically exisis and is legally permissible and excludes all assumptions conceming
hypothetical market conditions or possible rezoning

llized Val

A value estimate that excludes from consideration any transitory condition, e.g., a bonus or premium for
material, the abnormal inefficiency of labor, the cost of delay, or unfinished repairs.

Fee Simple Estate

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

' Unitorm Standards of Professional Appraisal Praclics, 2020-24, The Appraisal Foundalion
2 The Dictionary of Heal Estate Appraisal, Sixth Edit on, 2015, Appraisal Institute
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APPRAISAL INFORMATION (continued)

T T T ———a

Leased Fee Estate

An ownership interast held by a landlord with the rights of use and occupancy conveyed by lease to others.
The rights of lessor (leased fee owner) and the leased fee are specified by contract lerms contained within
the lease.

Leasehold Eetate

An ownership interest held by the lessee (tenant or renter) through a lease conveying the rights of use and
occupancy for a stated tarm under certain conditions.

SuBJECT HISTORY OF QWNE P INFORMAT

No investigation of title was provided. Our cursory search of public records shows title to the subject
property currently vested in Lincoin County School District, which has owned the property for many years.
The praperty is included in a lease of a school property that is currently leased at a nominal rate of $1/year
to Eddyville Charter School, which is proposing to purchase the property for yet-to-be-determined
consideration. The purpose of this appraisal is to assist in arriving at a price. With the $1 lease, the value
of the leased fee interest is (effectively} zero. The as is value is a Leasehold value. Upon completion of
the proposed purchase, the property will be vacant and 100% owner occupied; and the ownership interest
will be in fee simple. Our research discovered no transactions involving the subject property in the three
years prior to the date of value. The subject property is not being openly marketed for sale or jease.

SCOPE OF THE APPRAISAL

The appraisal assignment is 10 develop and report our opinion of As-Is Market Valus of the subject property.
Al steps of the appraisal process were performed or considered, including:

Definition of pertinent issues related to the appraisal assignment
Inspection of the subject property

Site and improvement analyses

Highest and best use analysis {as vacant, and as improved)
Market data seleclion, verilication, and analysis

Use of the approaches to value and valualion

The raconciliation of value indicalions and linal value estimate

® & = 2 = = »

Regarding the analysis herein, market-typical discounts and deductions were considered, whether they are
necessary or not.

Joseph Skilton made an on-site inspection of the subject properly, which included walking and
photographing the subject site and improvements, and viewing the neighborhood. W. Paul Jackson MAI
did not inspeclt the subject property, but is familiar with the market area, parlicipated in the appraisal
process, reviewed the appraisal report, and concurs with the data selection, analysis and conclusions
presented herein.

Land area is based on county assessor’s records, plat map and legal description.
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APPRAISAL INFORMATION (continued)

Properly representatives were interviewed about the physical features of the property, including the
condition, function, efficiency, and operation of the properly, and also the history of ownership and
marketing activity for the property. Government officials, contractors, developers, architects, engineers,
attorneys, and other professionals and/or consultants were interviewed and are referenced when applicable
in the appraisal. Government zoning and planning documents, legally binding documenis (purchass,
option, or development agreements, leases, easements, or encumbrances), and professional and/or
consultant reports are included, and referenced where appropriate in the appraisal.

The collection, verification, and analysis of comparables are integral to the valuation analysis. This
information was collected from sources deemed reliable and confirmed by interviewing knowledgeable
market participants (buyers, sellers, property managers, tenants, brokers, consultants, developers, building
owners, and/or investors} and exterior viewing of the properties. One or more knowledgeable parlies o the
transactions were interviewed in the verification and confirmation of the comparable data. The most current
data (typically up to one year prior to the valuation date) was relied upon with primary emphasis on
comparables located in the immediate market area when possible. When there was a lack of comparable
information in the immediate market area, parameters were broadened to include simifar competing
markets and more dated transactions of properties in the immediate market area.

The following primary sources were contacted and contributed signilicant assistance in the appraisal
process.

|Primary Sources. L s kR Ay \ & I
Stacy Knudson, Eddyville Charter School Appraisal Engagement / Subjact [nformation
Missy Endicotl, Danny Wheeler, Facikties Manager Subject Inlormation -
_Knowledgeable Market Partic-panls | Comparable market data o
Jackson Group NW_ Inc. Database | Comparatle market data, subject photos
Lincon County e e e ——

The following secondary data sources were relied upon in the appraisal process,

Loop Net / CaStar Comps / RMLS Comparable sales and #istings
Local Governmenl, Market Participants, Pubiications Comparable Leads, Market Trends

All information necessary to competently complete this appraisal assignment was made available to the
appraisers, except:

+ Proliminary Title Report
« Environmental Investigation / Assessmeni Rsport
+« Geotechnical Report
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APPRAISAL INFORMATION (continued)

T —— — erraney

VaLvaTion METHODOLOGY

The subject is valued according to its concluded highest and best use. The subject land valus is developed
by sales comparison approach, which is the sole approach used. This is typical for valuation of vacant
land. Appraisal methodology performed and summarized in this report conforms with typical appraisal
practice and expectations of the typical client in similar assignments, is sufficient for the intended use of the
appraisal, and returns a credible opinion of value.

MARKETING AND EXPOSURE TIME

Marketing period is defined as the amount of time a property would be on the market in order 1o sell at a
future date, at the concluded value. Exposure period is the tims a property would have previously baen on
the market, culminating in a hypothetical sale as of the date of value. Marketing time differs from exposure
time, which is always presumed to precede the effeclive date of an appraisal. USPAP requires an opinion
of reasonable exposure time to be reported when it is a constituent of the value opinion being developed.

Nationally, as interest rates rise and uncertainty increase, the volume of mega-deals has fallen off
significantly. A trend toward smaller properties, secondary markets and owner-occupancy has sustained
or even increased activity in the under-$10 million market, as smaller, more flexible investors react 1o
changing market conditions.

Exposure periods for residential sales in central Lincoln County (non-coastal) were found ranging from one
week to 9 months, clustering in the one week to 6 months range. The subject has not recently been
exposed to the open market. Assuming it were competently promoted and appropriately priced, a Marketing
f Exposure Period of less than 12 months would be reasonably anticipated for the subject property.
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ASSUMPTIONS AND LIMITING CONDITIONS

EXTRAORDINARY ASSUMPTIONS AND/OR HYPOTHETICAL CONDITIONS

The opinions of value reported herein are contingent upon extraordinary assumptions and/or hypothetical
conditions (EA/MHC’). EAMHC not met could have a negative impact on the value conclusions and could
invalidate the entire appraisal. The appraisal report is subject to the following EA/HC:
Extraordinary Assumptions
«  ATitle Report or Preliminary was not provided to the appraisers. The appraisal assumas thal the subject property is correctly
ideniilied, title is clear and marketable, and the property is lree of legal issues that would advarsely affect property value.

+  An Environmental investigation / assessment report was not provided. The appraisal assumes that the subject is free of any
environmental conditions that would adversely atfect property value.

+ A Geolachnical Report was 1ol provided 1o the appraiser. The appraisal assumes Ihat that the subject soils are stable and
support legal development.

. The appraisal assumes that the proposed sale will be completed (al a yet-lo-be determined price) and the praperty will be

100% owner accupied,
Hypothelical Condit
. None
MPT

We have no present or contemplaled future interest in the subject property that is not specifically disclosed
in this report.

The statements of value and all conclusions shalt apply as of the dates shown herein.

The valuation assumes the previously discussed legal description accurately identifies the subject property.
We assume no rasponsibility for matters legal in character, nor do we render any opinion as to title, which
is assumed to be marketable. All existing liens, encumbrances, and assessments have been disregarded,
unless otherwise noted, and the properly is appraised as though free and clear, under responsible

ownership, and competent management.

Unless otherwise noted herein, it is assumed that there are no adverse encroachments, zoning, or
restrictive violations existing in the subject property.

We assume no responsibility for determining if the property requires environmental approval by the
appropriate governing agencies, nor if it is in violation thereaf, unless otherwise noted herein.

Information presented in this report has been obtained from reliable sources, and it is assumed that the
information is accurate.

This report shall be used for its intended purpose only, and by the parties named as intended users,

Possession of this report does not imply entitlement to use by other parties, or suitability for intended use(s)
not staled herein, Possession of this report does not include the right of re-distribution in whole or part.
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ASSUMPTIONS AND LIMITING CONDITIONS (continued)

This report must be used in its entirely. Reliance on any portion of the report independent of other portions
may lead the reader to erronaous conclusions regarding the property value. No portion of the report stands
alone without approval from the authors,

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales, or other media without the written consent or approval of the authors. This
applies particularly to opinions of value.

The valuation stated herein assumes professional management and operation of the property throughout
the litetime of the improvements, with an adequate maintenance and repair program.

We assume no responsibility for determining if the subject property complies with the Americans with
Disabilities act (ADA). Jackson Group NW, Inc. shall not be liable for any costs, expenses, assessments,
penalties, or diminution in value resulting from non-compliance. This appraisal assumes that the subject
meets an acceptable level of compliance with ADA standards; if the subject is not in compliance, the
eveniual renovation costs andfor penalties would negatively impact the present value of the subject. If the
magnitude and time of the cost were known loday, they would be deducted from the reported value
conclusion.

We are not qualified to detect the presence of taxic or hazardous substances or materials that may influence
or be associated with the property or any adjacent properties. Jackson Group NW, Inc. shall not be liable
for any costs, expenses, assessments, or penalties, or diminution in value, property damage, or personal
injury (including death) resulting from or otherwise atiributable to loxic or hazardous substances or
materials, including, without limitation, hazardous waste, asbestos material, formaldehyde, or any smoke,
vapors, sool, jumes, acids, alkalis, toxic chemicals, liquids, solids or gasses, waste maleriais or other
irritants, contarminants or potlutants.
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MARKET AREA DESCRIPTION

OLN C

The subject is located in Eddyville, an unincorporated
community in the interior portion of Lincoln County, in the
mid-Oregon coast region. Eddyville is 38 highway miles
west of Philomath and 19 highway miles east of Newport
along Oregon Highway 20. Newport is the county seat of
Lincoln County Oregon.

Population: The population of Northwest Oregon (Benton,
Clatsop, Columnbia, Lincoln, and Tillamook counties) in-
creased by 0.4% to an estimated 262,235 in 2020. The
average annualized growth rate since 2010 has been 0.7%,
similar to the prior decade, but much slower than the typical
1.5% annual growth during the 1990s. Growth slowed significantly during the COVID years.

Lincoln County attracts many relirees and relies heavily on in-migration for population growth. Population
growth rates mirror economic performance in the region. Stock market recovery and a seller's housing
market have encouraged people who want to retire to the Oregon coast. Opposing this trend, slow job
growth, lower wages, and high housing prices to buyers limit the county's ability to attract migrants.

Most Lincoln County population lives along the coast. Toledo and Siletz are the only interior cities. Lincoln
City has maintained a positive growth rate since 2010; however, the published change includes significant
annexations. The two biggest cities, Newport and Lincoln City, and unincorporated areas, are adding the
most residents. Unincorporated areas account far around % of the growlh since 2010,

CPOPULATION 0 o ST 202 SRR 7070 SRR 201 o SRR 0 1 RSN 7000
Oregen 4,278.910 4,263,827 4,268,055 4,236,400 3.831,074 3.421,399
Lincoln County 51,090 50,868 50,387 48,260 46,034 44.479
Lencoln City 10,134 10,067 9,912 8,795 7,935 7.437
Newport 10,755 10,591 10,268 10,210 10,030 9,532
Waldport 2,349 2321 2,265 2110 7.935 7.437
Yachals 1,062 1,010 998 760 690 617

Employment: Oregon employers reporied a total of 2,107,292 jobs during the second quarter of 2021
(April, May, and June). This was an increase of about 112,000 from the previous year and it shows strong
recovery after the pandemic recession of 2020. The rise in median wage during the recovery was notable
because it happened alongside a large increase in leisure and hospitality jobs. Median wages rose during
the recession because the low-wage leisure and hospitality industry accounted for a disproportionate share
of jobs lost, and within essentially all indusiry lower-wage jobs were more likely o be cul. One might
reasonably think thal median wages would drop as those jobs were recovered. That doesn't seem to have
happened. Instead, the tight labor market has led to large increases in wages in lower-wage jobs. Many of
these workers moved up to the next higher wage category. As a result, the number of jobs paying less than
$13 per hour dropped by nearly 50,000 over the year ending second quarter 2021.
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MARKET AREA DESCRIPTION (continued)

Major Lincoln County employers include Confederated Tribes of the Siletz (operators of the Chinook Winds
Indian Gaming Casino and Resort in Lincoln City), Lincoln County School District, Samaritan Health
Services, Georgia Pacific, Lincoln County government, Oregon State University (Hatfield Maring Science
Center Newport), Salishan Resort, Pacific Shrimp, Fred Mayer (Newport), Walmart (Newport), and local
governments. Commaercial fishing fleets operate out of Newport and Depoe Bay. In late 2008 and into
2009, economic downturn, government regulation, forsign competition, and unavailability of credit, caused
many fishermen and processors to exit the industry. For those remaining in business, catch tonnages
improved in 2009-10 and have remainad stable since.

Unemployment in all markets dropped

significantly after the pandemic peak, Unemployment Rate

and continued downward, experien- 30.0%
cing a mild bump in late 2022, The o 25.0%
current Oregon rate is 3.7%. Lincoln ~ § A
County historically runs somewhat 3 :H,
above siatewide trends, and ,g 15.0% N
continued to do so through the £ o0x Y
. g 0 \
pandemic and recovery. Current § ’ e . i
County unemployment is 4.6%, e T i ot
matching the posl-COVID low in
March-April 2022. The construction w18 2019 2020 2021 2022 L)
Ovagon {Seasonally Adjutied} == Lincoln County (Seasomally Adjustad}

and manufacturing sectors currently
lead in on-going unemployment
claims. The greatest growth over the next 10 years is forecast in the leisure and hospitality sector.

Sowte Oregom Emplopmend Orparimenl Quamiysndt oug

NOAA selected Newport 1o be the new home of the agency's Marine Operations Center / Pacific, and
relocated in 2011. Qregon Museum of Science and Industry {(OMSI) opened its $10 million Coastal
Discovery Center in Newport, in 2016. Oregon Stale University will open a $16.5 million, 77-unit apartment
complex in Newporl in 2025 that will house students, facully, and researchers. Northwest Coastal Housing,
a nonprofit affordable housing provider, plans to build a 30-unit apartment complex in Toledo. Lincoln
County Animal Shelter will open in Waldport in summer or fall of 2024,

The greater Newport — Toledo market area supporis 1.6 million SF of existing retail and employment space
(72,000 SF added last 5 years), and 1,278 apartment units (66 added since 2013), the vast majority in the
Newport end of the corridor.

SuBJECT AREA — EDDYVILLE

The subject is in the unincorporated com- .

munity of Eddyville, in Lincoin County OR.

Eddyville lies at the intersection of US-20 and = e e
OR-180, at the confiuence of Litlle Elk Creek -

and the Yaquina River. Features of historical Ja S

note in the area include the Yaquina River S
Chitwood Covered Bridge (2.5 miles west), . G
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MARKET AREA DESCRIPTION (continued)

Eddyville was originally a stop on the Oregon Pacific Railroad, linking the former port city of Yaquina to
Corvallis and Albany. The first Post Office was built in 1888, Nowadays, the area is basically a collection
of small farms and rural homesites. The Eddyville area supports a community church, charler school, and
post office. The greater trade area is estimated at about 400 fulltime residents, with no tourism-driven

activity of consequence.
Demographics >

MMAR
Population
The market area is stable, with some sale Housanaigs
activity accurring. Population is forecast to Madian Age
grow by as much as a third over the ¢coming Median HH income
halt decade. No adverse influences are noted ~ °2/'™¢ Employees
that would negatively affect the nsighbor- Poputation Growtn ‘23 - 28
hood, or the subject property specifically. The Housenold Growiih 23 - 24
long-term outlook is for stable desirability and
mildly positive value appreciation., lagging trends in more intensive urbanized markets.
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PROPERTY DESCRIPTION

Property:

Census Tract:

SiTe DESCRIPTION

General:

Access/Exposure:

Shape:

Land Area:
Topography:
Utilitles:

Title:

Flood Plain:

Drainage:

Site Improvements:

Geology:

124JG-11

EDDYVILLE RESIDENTIAL LAND
6877 Crystal Creek Loop
Eddyville, OR 97343

9518

Irregular-shaped site with county road
frontage. The site is level, with good
local access and exposure in an
established community, and would be
desirable for permitted legal develop-
ment.

The subject has adequate access and
exposure for the market area.

lrregular

2.04 acres, by Counly Records, plat maps and legal descriplions,

Former orchard, with Yaquina River on south

None

No investigation of title was provided. Upon property inspeclion and
interview with representatives, no adverse factors are noted, and this
appraisal assumes that none exist. Note that we are not lawyers; seek
competent assistance with tegal matfters,

FEMA FIRM panet 41041C 0420E (10/18/19) locates the subject in zone
AE, within the 100-year flood plain. Flood Zone AE is a Special Flood
Hazard Area that has a 1% chance of an annual flood, or 26% during a 30
year mortgage period. FEMA requires Zone AE residents with federally-
related mortgages to maintain a fiood insurance policy.

Nolhing adverse noted.

Fanced

A geotechnicafl report was not provided. Subject soils are assumed stable
and capable of supporting legal development.

® 38



PROPERTY DESCRIPTION (continued)

SiE DESCRIPTION (CONTINUED)

Environmental:

Zoning:

Surrounding Uses:

Functional Utility:

Externals:

124JG-101

A current environmental report was not provided, Upon property
inspaction and interview with representatives, no adverse factors are
noted, and this appraisal assumes that none exist. Please refer also to
the Assumptions and Limiting Conditions.

The site is zoned R-1, Residential, by
Lincoin County. Permitted uses
include single-family residential, and
forestry (no livestock or processing).
Minimum ot size in rural areas is 2
acres. Maximum building height is
30 feet. Conditional uses include
community uses, schools, health
care, congregate care, and mobile
home parks.

North - Rural Residential
South - Yaquina River

East - Ag / Forest Land
West ~ Rural Residential

Croek
L
\
\

At

05

R

¥a. _—— s

The subject site is level with adequate buildable area and utilities nearby.
No functional obsolescence is indicated.

The subject site is zoned for a use {residential) that is commaon in the area,
with good access and steady demand. No external obsolescence is

indicated.

118



SUBJECT PROPERTY PHOTOGRAPHS (continued)

Subject from NW

Subject from SW
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SUBJECT PROPERTY PHOTOGRAPHS (Continued)
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FLOOD MAP -
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HIGHEST AND BEST USE ANALYSIS

The Appraisal Institute defines the concept of highest and best use as follows:

"The reagonably probable and legal use of vacant land or an improved property, which is physically
possible, approprialely supported, financially feasible, and rasults in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financlal
teasibility, and maximum profitability.” 3

AS VACANT

Legal / Physical: The site would be physically functional for development, with marketable access and
adequate buildable area, and is zoned for a use (residential) for which there is demand. No adverse
functional or external issues were identified,

Marketability; Population of the local trade area is forecast to grow by as much as a third over the coming
half-decade. County-wide residential sales activity has been steady, with something of a price spike in
2021, from sale of three miffion-dollar-plus homes on the coast. Median and average prices have returned
within historic ranges. Bear in mind ihat this is County-wide. There was one sale meeting the criteria in
the greater Toledo market area last year.

‘Lincoln Cm'srit'y"Hdr'nés_ on2-5acres R-1.Land

Medran Price. . Avg $/SF. | Avg DOM.:

Aclive L $494,000 $a 120
2023 4 $452,500 $216 64
2022 2 $352,200 $223 26
2021 6 $925 000 $403 13
2020 S $500 000 $253 77

* Days on Market

There are currently 5 active lislings (figures above exclude one $4 million listing in Yachals). Active listings
represent roughly a one-year inventory, with asking prices generally at the top of historic trends, and
exposure periods lengthening.

Highest and Best Use As Vacanl: The subject is zoned for residential development on minimum 2-acre

homaesites. The highest and best use as vacant is for eventual development for sale of a custom home in
the sub-$500,000 range.

2 The Dictionary ol Real Estate Appraisal, 6« Edition, 2015, Appraisal Inslitute
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VALUATION

NT TION

The social, economic, governmental, and environmental forces influencing the subject property have been
presented. The specific physical and location characteristics of the site and improvements have been
described. The highest and best use of the subject properly as improved is concluded to be for residential
development.

The appraisal assignment is to develop and report our opinion of As Is Market Value of the subject property.
Upon completion of a proposed purchase, the property will be 100% owner-occupied (fee simple). The as
is value is a leasehold value.

VALUATION APPROACHES

The Cost Approach is typically performed in valuation of newly-built &/or special-use properties, and
properties in which a greater proportion of overall value is in the land. The Income Capitalization Approach
is typically the strongest indicator for properties that would trade based on income / investment potential as
the primary consideration. The Sales Comparison Approach is considered most applicable by owner-users
and buyers giving additional consideration to benefits of ownership, and to physical presence.

VALUE CONCLUSION

The subject is valued according to its concluded highest and best use, a 2.04 acre residential homesite.
The subject land value is developed by sales comparison approach, which is the sole approach used. This
is typical for valuation of vacant land. Appraisal methodology performed and summarized in this repont
conforms with typical appraisal practice and expectations of the typical client in similar assignments, is
sufficient for the intended use of the appraisal, and returns a credible opinion of value.
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SITE VALUATION

in this section, the market value of the subject site is developed by comparing it with recent land sales. The
subject of this analysis is 2.04 acres of R-1 zoned land, bordered by the Yaquina River.

RA ALYSIS

When applicable, comparables are first adjusted for property rights conveyed, and non-market financing.
Land sales are then adjusted to the subject according to comparable etements of zoning, location, physical
characteristics, potential economic use, and market conditions (time).

The following adjustment grid represents a bracketing analysis that generally ranks the subject among the
comparables. Adjustments are expressed as numerical percentages, to illustrate the relative weight given
individual adjustments, compared against the subject property, and each other. The comparables are
adjusted 1o the subject property consistent with standard appraisal methodology. A positive percentage
adjusiment indicates that a comparable is inferior to the subject regarding a specific {or sel of related)
characterislic(s} and is therefore adjusted upward to simulate rough parity with the subject property.
Conversely, negative adjustment indicates that a comparable is superior to the subject in some regard and
so is adjusted downward. The adjusted values indicate a quantifiable range of market value for the subject
propenty, which is further refined in the narrative analysis that follows.

Comparable Land Sate Adjustment Grid

Sale Price/ Land AC
¢  Comparsbles Sate Deie  Lend /

4 NW Lotus Laks Dr $200.000 2.00
Vitzan ‘

Adjusted § 7 SF

2 4814 Satmon River Hy $155.000 2.32 5153 $0.00 $0.00 $0.00 30,00 Ko $0.00 $0.01 $1.54

3 TAD0 B NE Hwy 101 $20,000 29 $0.16 %003 $0.18 $0.00 $0.00 $0.00 $0.00 $0.20 $0.38

4 TTIA Sitatz Hwy 3215,000 327 315 $0.00 $0.00 $0.00 $0.00 $0.05 $0.00 $0.05 $1.56
TR iy

5 147 NE 100ih $203.500 53 $0.80 $o18 $0.00 $0.18 $0.00 $0.04 $0.00 $0.40 nis

Sales of land with similar economic focation, functional utility, and land area, were researched throughout
the greater market area. Selected comparable sales represent the most recent and comparable sales
available for analysis in a greater market area. Adjusted values indicate a range for the subject from $1.28
to $1.74/SF Land, with an outlier (comparable 3) at $0.36/SF.

Location - The location & access adjustment is intended to account for differences in the immediate market
areas of the comparables relative to the subject, as well as specific deficiencies that may attach to a
particular comparable. Comparable 1 is on a ridgetop, with pond and ocean view, in a planned gated
community, and is adjusted well downward. Comparable 3 is adjusted upward for location along US-101,
typically a detriment for residential use. Comparable 5 is adjusted upward for lack of any special appeat
{water proximity, views, elc).
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SITE VALUATION (continued)

T T e e e i ks

Potential Use / Zoning — This adjustment is intended to treat any differences reiated to the function and
legal use of the property. Compavable 3 is zoned R-1, but due to wetland and creek and highway setbacks,
it was not known at time of sale is this parcel was even buildable. Comparable 3 is adjusted well upward
for legal restrictions and uncertainty, and is given negligible weight in development of our opinion of market
value for the subject site.

Land Area — The land area adjustment is made to reflect the relationship between size and unit values.
Typically, a relatively larger area will depress the per-unit price {(reduced competition for larger, more
expensive parcels), and vice-versa. Comparable 5 is farger than the subject {though still a single homesite),
and takes upward adjustment.

Wility — This adjustment considers differences in immediate physical buildability that would be of concem
to a prospective buyer, All the comparables include adequate physically buildable area.

Time Adjustment - This adjustment reflects change in market conditions between the sale date and the
date of analysis. Growth and price appreciation in the subject corridor has been stow but positive, and a
Market Conditions / Time adjustment is indicated. Considering the residual effects of the COVID years,
this adjustment is based on an average (linear) annual appreciation rate of 2.5% on sale prices, applied
monthly to the number of months from the comparable sale dale to the date of value.

Market Condition — This adjustment is intended to reflect factors other than time that affect marketability,
such as the availability of financing, atypical market events, and the demand for the property type. This
adjustment is specific to the comparable as opposed to the time adjustment which is a representation of
the general market. No property-specific adjustments were applied.

LAND VALUE CONCLUSION

Adjusted comparables indicate a range of market value from $1.28 to $1.74/SF, with an outlier (comparable
3) at $0.36/SF. The middie of the range is held by comparables 2 and 4 ($1.54 — $1.56/SF), ,which also
received the smallest net adjustments.

Considering subject specifics, market trends and comparables, a market value of $1.55/SF Land is

concluded. The indicated market value for the subject site by the sales comparison approach is (2.04 ac.
x $1.55/SF = $137,737) rounded to: $140.000 .

124JG-101 @ 29
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COMPARABLE PHOTOS

Comp #1.

Comp # 2.
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COMPARABLE PHOTOS (continued)

Comp # 3.

Comp # 4.

7738 Siletz Hwy

124JG-101 @

143



COMPARABLE PHOTOS (continued)

Comp # 5,

147 NE 100th Dr
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~RESIDENTIAL LAND - RESIDENTIAL LAND SALE
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Lincoln City
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SITE VALUATION (continued)

Asls VALUE

Based on the data, analysis, and conclusions summarized in this report, our final opinion of as is market

value of the subject property is rounded to:

As Is Market Value, Subject Property

(Leasehold): January 11, 2024 $ 140,000

The value opinion(s) concluded in this appraisal do not include fumishings, fixtures, equipment, personal
property, or intangible items. Note that no portion &/or excerpt of this report is intended to stand alone.
The valuation is subject to the Assumptions and Limiting Conditions section of the report, as well as the
explanatory comments within the report, which shouid be referenced for a complete understanding of the
value conclusion(s).

Opinions of value reported herein are contingent upon extraordinary assumptions and/or hypothetical
conditions (‘EA/HC’), EA/HC not met could have a negative impact on the value conclusions and could
invalidate the enlire appraisal. The appraisal report is subject to the following EA/HC:
Extracrdnary Assumplions
»  AT:tle Reportor Preliminary was gol provided to the appraisers. The appraisal assumes that the subject property is carrectly
identilied, title is clear and marketable, and the properly is free of legal issues that would adversely affect property valve,

«  AnEnvirenmentat investigation / assessment reporl was pol provided. The appraisal assumes that the subject is free of any
environmental conditions that would adversely affecl property value.

N A Geotechnical Report was not provided o the appraiser, The appraisal assumes that that the subject soils are stable and
support legal development,

. The appraisal assumes that the proposed sale will be completed (at a yet-lo-be determined price) and the property will be

100% owner occcupied.
Hypothetical Condili
. None

124JG-101 @ 13



CERTIFICATION OF APPRAISAL

It is hereby certified that, to the best of the appraisers’ knowledge and belief, the statements of fact
contained in this report are true and correct,

—  Thereported analyses, opinions, and conclusions are limited only by the reporied assumptions and
limiting conditions and are our personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

—  Wae have no (or the specified) present or prospective inlerest in the property that is the subject of this
report and no (or the specilied) personal interest with respect to the parties involved.

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

—  Our engagement in this assignment was not contingent upon devaloping or reporting pre-determined
results,

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

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

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

—  The use of this report is suhject to the requirements of the Appraisal Instilute refating to review by ils
duly authorized representatives,

= Asof the date of this report, W. Paul Jackson MAI has completed the continuing education program
for Designated Members of the Appraisal Institute.

—  We have performed no appraisal serv.ces, as appraiser(s) or in any other capacily, regarding the
property thatis the subject of this report within the three-year period immediately preceding the
acceplance of this assignment,

—  Joseph B. Skilton made a personal inspection of the property that is the subject of this report. W. Paul
Jackson did not inspect the subject property.

— No one not named in the appraisal report provided significant real property appraisal assistance 1o the
person(s) signing this certification. .

N PP -

T -
JosepH,B./ékinon Feb. 13, 2024 W.'Paul Jackso I Feb. 13, 2024
Oregon Certified General Appraiser C000755 Oregon Certified General Appraiser CO00548
Washington Certified General Appraiser 1101924 Washington Cerfified General Appraiser 1100337
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JACKSON

COMPANY PROFILE

Jackson Group NW, Inc. is a commercial real eslate appraisal and consulting firm located in Porlland,
Oregon. The goal of the company is 1o provide appraisal and consultation services in a professional and
timely manner. We provide appraisal services for properties located in Oregon and Washington. We are
dedicated to the company's goal of providing quality appraisal and consultation services on a personal
basis.

We have extensive experience in appraising and providing consultation services. Our scope of
experience includes multiple property types and various ownership interests from small owner occupied
properties to large institutional grade investments.

W. Paul Jackson, MAI has worked as a commercial appraiser and consultant since 1992. Mr. Jackson
has experience in appraising multiple properly types. He also has experience in appraising property for
eslate planning and court testimony. Over the years, in addition to the standard property lypes, he has
developed valuable experience and expertise in the valuation of Hotels/Molels, gas stations/c-stores,
mobile home parks, golf courses, institutional grade government buildings and a handful of other unique
property types. Mr. Jackson prides himself on his ability to provide quality professional appraisal services
that are both reliable and on time. Whatever your appraisals need, be it a simple owner occupied office or
a complex re-development, you can rely an Mr. Jackson to provide you with the service you need.

Joseph B. Skilton has worked in real estate since 1978 as a land survey fieldman and drafter,
cartographer (Ticor), real estate research analyst, corporate librarian, computer analyst, and real estate
publisher (Real Estate Transaction Journal). Mr. Skilton joined us in 1999 and specializes in retail, general
commercial, and special-use property appraisals.

Joseph A. Swaney had a prior career working in the information technology field as a computer
programmer and database analyst. His first introeduction to real estate was as a surveyor's chainman in
his teenage years. He joined Jackson Group NW, Inc. in February 2005 as an assistant 1o W. Paul
Jackson, and became a Certified General Appraiser in 2012.

Witllam E. “Bill” Leavens has worked n the real estate community since high school where he did
general consiruction, property management and accounts receivable for Leavens Investments, a family-
owned rental properly business. He began appraising in January 2003, specializing in apartment
appraisals. Over the past decade Bill has gained extensive experience in appraising and providing
consultation services for multifamily developments as a high value employee and also as the owner of his
own appraisal firm. Bill brings a high level of customer service and expertise to our tirm that is of great
value to our clienls and us.

Garth W. Bergeson has worked in commercial real estate appraisal since June 2004 and is currently
certified in both Oregon and Washington. Garth has a broad base of experience ranging from standard
commercial real estate appraisal work to complex land valuations. Garth brings a level of expert analysis
and critical thinking to our team that is reflected is his clear and logical writing style.
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COMPANY PROFILE (CONTINUED)

To better serve our clients, Jackson Group NW, Inc. maintains state of the art computer equipment, real
estate analylical software programs, libraries of comparable and resource data, property sales, lease
transactions, property data computer refrieval systems, and other necessary tools and information
relevant to the real estate appraisal and consultation field.

Jackson Group NW, Inc. considers its clients to be its most valuable assets. We have served
various small and large financial institutions, corporations, developers, private individuals,
attorneys, accountants, and government agencies. Our appraisal experience extends to all
types of commercial, industrial, residential, apartment, resonl, agricultural, and special use
properties,

Past appraisal assignments have been conducted to serve various functions, including mortgage
financing, property purchase and disposition, lease/rent arbitration, litigation support,
condemnation, property tax analysis and appeal services, and corporate planning purposes.

PROFESSIONAL SERVICES

*  Valuation Reports: The market valuation of real properly inlerests (fee simple, leasehold, leased fee, olc) in
vanous types of properties 5 the primary tocus of most real property appraisal ass gnments performed by
Jackson Group NW, Inc.

* Real Estate Consulting: Jackson Group NW, Inc. also conducls consulling assignments relating to all property
types. Providing competent, unbiased, professional guidance on diversified problems in real eslate has taken on
ever increasing importance as a mathod of reducing the risks associaled with the real estate field. The firm has
undertaken such tasks as discounted cash flow analysis, highest and best use analysis, market studies,
subdivision analysis, and market/ feasibility analysis.

¢ Arbitration, Liligation Support, and Expert Witness Services: Jackson Group NW, Inc. also offers services
for real estale matlers invoiving arbitration (ground rent renegoliations, tenant space lease rensgolialions, elc).
We also offer litigation support services to altorneys with various real estate problems. It is our goal to provide
nol only offensive, but defensive stralegies, in a fair and unbiased manner, in order to expose the sirenglhs and
weaknesses of a particular case. Finally, we are experienced in working with attorneys in preparation lor expert
wilness testimony.

¢ Appraisal Review Services: An appraisal reviaw serves the purpose of analyzing the content and conclusions of
an appraisal report. Clients consider an appraisal review lo be a valuable tocl in determining the credibility of an
appralsal report, in ordar lo reduce the risks associated wilth important lending, legal, and invesiment decisions.

*  Proparty Tax Analysis and Appeal Services: The real property tax liabilily for property has a direct impact on its
operating/nolding expenses, net income, and associated markel value. Therefore, competent representation
before governmeni agencies regarding ad valorem laxes can be critical in keeping this expense item in check.



ARE il

We cover all of Oregon, SW Washington as far north as Pacific county
(Aberdeen) and SE Washington as far east as Walla Walla.

We have extensive expertise and experience in appraising all types of
commercial real estate, which includes the following:

Retail — All types

Office —All types and Classes
Industrial - All types

Hotels/Motels - All types

Mobile Home Parks

Gas Stations/ C-Stores

Restaurants — Fast Food and Sit Down
Multi-Family

Camp Grounds

RV Parks

Subdivision Analysis

All types of Land

Churches
Schools/Universities/Government Buildings
Agricultural Property

| have been appraising commercial real estate for more than twenty-five years
and my four associates have 12 to 20 years of experience in commercial real
estate appraisal. There are very few property types or real estate valuation

issues that we have not analyzed over the past couple of decades.
Thank You

Paul Jackson, MA!
Jackson Group NW, Inc.
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PROFESSIONAL QUALIFICATIONS - W. PAUL JACKSON, MAI

Paul Jackson was born in Albany, Qregon and attended Oregon State University.

EDUCATION

+ Oregon State University, Bachelor Degree Economics 1991

APPRAISAL INSTITUTE COURSES

e Apalyzing Operating Expenses 2020
+ 2020-21 USPAP 7-Hour Update 2020
* Forecasting Revenue 2020
» Small Hotel/Motel Valuation 2020
o Appraisal of Medical Office Buildings 2018
+ Appraising Automobile Dealerships 2018
+ Business Practices and Ethics 2018
¢ Eminent Domain and Condemnation 2018
¢ Data Verification Methods 2016
» Rates, Ratios: Making sense of GIMs, OARs, and DCF 2016
+ Forecasting Revenue 2016
+ Business Practices & Ethics 2016
¢ 7-hour USPAP 2016
» Business Practices & Ethics 2014
+ Small Hotel/Molel Valuation 2014
¢ Subdivision Valuation 2014
+ The DCF Model: Concepts, Issues, and Apps. 2014
¢ Green Buildings: Principles & Concepts 2014
¢ USPAP 7 hour Update 2011
¢ Feasibility, Market Value, investment Timing: Gption Value 2011
* Scope of Work; Expanding Your Range of Services 201
s Appraising Convenience Siores 2011
s Sile Valuation and Cost Approach 2009
s Analyzing Operating Expenses 2008
+ Analyzing Distressed Real Estate 2008
« USPAP National Course Update 2008
¢ Using Your HP12C Financial Calculator 2006
s Feasibility, Market Vatue, Investment Timing: Option Value 2006
e Appraisal Report Writing Seminar 2004
+ Small Hotel / Motel Valuation 2004
» GIS Applications for Real Estate Appraisal 2004
¢ Course 400, USPAP National Course Update 2003
e Search Strategies for Real Estate Appraisers 2001
« Valuation of Detrimental Conditions in Real Estate 2001
PROFESSIONAL LICENSES

s Certified General Appraiser;
1) State of Oregon Certificate No. C000548
2) State of Washington Caertificale No, 1100337
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PROFESSIONAL QUALIFICATIONS - W. PAUL JACKSON, MAI

PROFESSIONAL AFFILIATIONS

» Designated Member of the Appraisal Institute (MAI) 2004
PROFESSIONAL EXPERIENCE

» Owner, Jackson Group NW, Inc., Portland, Oregon 2013 to Present
» Owner, Cassinelli Jackson LLC, Portland, Oregon 1997 to 2013
e Commercial Appraiser, Palmer Groth & Pietka, Inc., Portland, Oregon 1992 to 1997



W. Paul Jackson, MAI - Certifications

Appraiser Certification and Licensure Board

State Certifled General Appraiser
28 hours of continuing aducation regirred

Licensa No.: C0O00548
Issue Date: August 01, 2022

W. PAUL JACKSON Expiration Date: July 31, 2024

JACKSON GROUP NW, INC.
4850 SW SCHOLLS FERRY RD #305
PORTLAND, OR 97225

Chad Koch, Administrator

STATE OF WASHINGTON

DEPARTMENT OF LICENSING - BUSINESS AND PROFESSIONS DIVISION ‘e LICENSING
THIS CERTIFIES FHAT THE PERSON OR BUSINESS NAMED BELOW IS AUTHORIZED AS A

CERTIFIED GENERAL REAL ESTATE APPRAISER

WILLIAM PAUL JACKSON
4850 SW Scholls Ferry Rd # 305
Porfland OR 97225

1100337 12/27/2004 07/1212024 i ZJMOCL Bmm

L{cense Number T _‘mue Datle Bqiration Date *~=fiesl. 'rerma-.-mmn. Tiociur

o e

i)
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JACKSON
PROFESSIONAL QUALIFICATIONS — JOSEPH SKILTON
EDUCATION
¢ Oregon State University, Major: Forest Engineering 1972-75
¢ Portland State University, Major. Economics 1975 -77

APPRAISAL COURSES

+ Appraisal Instilute courses succassfully completed:

Course 550, Advanced Applications October, 2003
Course 520, Highest & Best Use and Market Analysis March, 2003
Course 510, Advanced Income & Capltalization Theory February, 2001
Course 410, Standards of Professionaf Practice (UsPAP) April, 2002
Course 330, Apartment Appraisal May, 2000
Course 310, Basic Income & Capitalization Theory June, 1999
Course 120, Appraisal Procedures May, 1999
« Portland Community College: Winter, 1999
Foundations of Appraisal
Residential Case Studies
USPAP
CONTINUING EDUCATION

»  McKissock Schools

2022-2023 7-hour National USPAP Update Course July 2022
The Income Approach An Overview July 2022
Intermediate Income Approach Case Studies for Commercial Appraisers July 2022
Market Disturbances-Appraisals in Atypical Markets and Cycles July 2022
That's a Violation July 2022
Fair Housing, Bias and Discrimination July 2022
Land & Site Valuation May 2020
Cost Approach May 2020
Sales Comparison Approach June 2020
Complex Properties July 2018
Basics of Expert Witness July 2018
Appraisal of Fast Food Restaurants July 2018
Appraisal Owner Occupied Properties July 2016
Appraisal Industrial Incubators July 2016
Appraisa! Ground Leased Properties July 2016
Appraisal of Self-Storage Facilities July 2014
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PROFESSIONAL QUALIFICATIONS — JOSEPH SKILTON (CONTINUED)

Land Valuation
Moitgage Fraud
Valuation of Shopping Centers for Mortgage Financing

¢ Appraisal Institute

The Discounted Cash Flow Model
Rates and Ratios

What Commercial Clients Want Appraisers To Know
Subdivision Valuation

Intro to Valuing Green Buildings

Analyzing Operating Expenses

Appraisal of Convenience Stores

Marshall Valuation Calcutator Cost Method

Appraising From Blueprints and Specifications
Small Hote! / Motel Valuation
Valuation of Detrimental Conditions

PROFESSIONAL CERTIFICATIONS

July 2012
July 2012
July 2012

July 2014
July 2014

August 2010
July 2010
August 2010

July 2008
June, 2008
June, 2008

February, 2006
February 2006
January, 2006

» Certified General Appraiser, Stale of Oregon
» Certiied General Appraiser, State of Washington

PROFESSIONAL EXPERIENCE

Cert. # C000755
Cert. # 1101924

Jackson Group NW fnc.
Slaff Appraiser
¢ Cassinelli Jackson LLC, Portland, Oregon
Staff Appraiser
Appraisal Assistant
» Palmer Groth.& Pietka, Inc., Porlland, Oregon
Corporate Librarian / Editor, Real Estate Transaction Journal
» Ticor (Pioneer National} Title, Oregon Division
Title Engineer / Cartographer

« Robert M. Swaney RPLS, Columbia County, Oregon
Land Survey Fieldman and Drafter

2013 - Present

2003 - 2013
1999 - 2003

1982 - 1999

1978 - 1982

1976 - 1978
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Appralser Certification and Licensure Board

State Certified General Appralser
28 hours of continuing ecucation mquined

License No.: CO0D755
Issue Data: September 01, 2022

JOSEPH B SKILTON Explration Date: August 31, 2024
JACKSON GROUP NW INC

4850 SW SCHOLLS FERRY RD STE 305
PORTLAND, OR 87225

Chad Koch, Administrator

STATE OF WASHINGTON -

DEPARTMENT OF LICENSING BUSINESS AND PROFESSIONS DIVISION LICENSING
THIS CERTIFIES THE PERSON OR BUSINESS NAMED BELOW IS AUTHORIZED AS A

CERTIFIED GENERAL REAL ESTATE APPRAISER

JOSEPH B SKILTON
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JACKSON

January 3, 2024

Eddyville Charter School
c/o Missy Endicott

PC Box &8

Eddyville, OR 97343

RE: EDDYVILLE CHARTER SCHOOL PROPERTIES
57 Eddyville School Road; APN #'s R261020 & R258688
6877 Crystal Creok Loop; APN # R288770
Eddyville, OR 97343

Dear Ms. Engicott,

I am pleased to submit the following proposal for the requested assignment. The terms and conditions are
specified as follows:

ASSIGNMENT SCOPE AND SPECIFICATIONS
Purpose: Estimate the market value of the above referenced properties
Property Rights Appraised: Leased Fee or Fee Simple Estate as detarmined by the appraiser
Premise / Valuation Date: Provide As Is Valua as of date of inspection
Intended Use: Establish market value for purchase negotiations.
intended User(s): Eddyville Charter School
inspection: An on-site Inspeciion of the propenty wifl be made by the appraiser.
Valuation Approaches: All appficable approaches as detarmined by the appeaiser
Repan Type: Appraisal repart as defined by the USPAP
Appraleal Report Standards: Unilormed Standards of Professional Appraisal Practice
Appraisal Fee: $4.500
Expenses: included in the lse
Retainer: 100% ($4,500)
Payment Terms: Please remit paymants to:
Jackson Group NW, inc.
PO Box 1248
Canby, OR 97013
Accepiance Date: This contrac! proposal is valid 5 business days from the date of this latter
Start Date: Job commencemani begins upon receipt of the signed conlract and retainer and
all requested information,
Detivery Date: January 22%, 2024, assuming prompt receipt of the contract, retainer and all

requested information.

PO Bo« 1246
Canhy. OR 97011
Pliyng: 703-358-7240)
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Eddyville Charter School January 3, 2024

c/o Missy Endicott Page Two
Report: The fintshed appraisal will be delivered via email to the client emall in PDF
format. Hard copies of the appraisal can be provided upon request for $150 per

copy.

if additionat consultation is necessary after the appraisal is completed, the client will be billed at an hourly
rate of $350 per hour for ali time expended. Any changes in the Agreement for Appraisal Services will be
mutually agreed upon, in writing, and the les will be adjusted accordingly, if necessary.

In the event that the appraiser is required to give testimony for any reason, or at any time in connection
with this assignment, then the client agrees to assume any reasconable professional fees and related costs,
including preparation time, not underwritten by the entity requiring such testimony. if the assignment is
canceled for any reason prior to completion, the client will be billed at an hourly rate of $350 par hour for
all time expended prior to cancellation.

Acceptance of this agreement by yoursslf, or a duly authorized agent, should be indicated by signing and
mailing/delivering an authorized copy of this agreement to my attention. | iook forward to working with you
on lhis assignment, and should you have any questions on any aspect of this letter, please do not hesitate
to call.

Sincerely,

JACKSON GROUP NW, INC.

. Paul JacksoR, MAI
Oregon Cerlified General Appraiser C000548
Washington Cerlified General Appraiser 1100337

Phone : 503-358-7340
Email : paul@jacksongroupnw.com

ACCEPTANCE:
CClmnl Slgrlatuu Date

sjﬁ‘ M Km&sm« - 6*:0\ Knudwn@hiesin K120

Client Name (Printed) Phono # Email
Moy Bndlirett 597572942 (usSy, é’nd&(otf@fmcobv tiz.a
Property Conlact Name (Printed) Phone #

EY-515 2942 Danny. u)heeltrel«\coln 212,00,

®

bdf\“ﬂ U:\LUP,LW
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Eddyville Charter School
3 Edkyville Sich. R [P, Box 68
Ediyville. Orcgon 97163
February 5, 2024

Dear Eddyville Charter School Board Members and School Community,

It is with a heavy heart that [ submit my resignation as Eddyville Charter superintendent and K-12
principal, effective June 30, 2024. After much consideration and reflection, | have made the decision to
take another challenging and exciting role as superintendent of schools with the Wallowa School
District.

Serving Eddyville has been an immense honor and privilege working alongside so many exceptional
staff, students, Board members and community members. Together, we have accomplished many
great things for our students and the school community over the past seven years.

I'am proud of the initiatives we have implemented, the improvements we have made and the positive
impact we have had on the lives of our students and school family. However, | believe it is time for me
to pursue new opportunities and challenges and to allow for fresh leadership to guide Eddyville into its
next chapter of growth and success.

1 want to express my sincere gratitude to the members of the board and my staff for their support and
trust in achieving so many goals. 1 am beyond thankful to the incredible parents and students who
have all contributed to our shared success, as well.

As the cohesive team we are, we will finish the year strong. | have full confidence in this team to
continue moving forward in pursuit of excellence. While ! am sad to leave Eddyville, I am excited for
opportunities that lie ahead. I will always cherish the memories and relationships formed during my
time here and look forward to seeing the continued success and growth of Eddyville in the years to
come.

Thank you once again for the privilege of scrving Eddyville Charter School. 1t has truly been an honor.

Sincerely,
{-"""-'.Z’ _,-/
-

Stacy Knudson
Superintendent/K-12 Principal

Phone: 5008752942 1ax: 541.8754030

wwweddi echarierschoolorg
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