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The Opportunity

Property Details

Property Name Quality Inn

Total Keys 60

Address 119 Pinnacle Dr

City, St, Zip Johnson City, TN 37615

Year Built / Year Remodeled 1997 /2025

Building Size +22,922 SF

Lot Size +1.50 AC

5-Mile Population 59,012

5-Mile Household Income 26,018

License Term Expiration 2042 - Out Window 2027

Hotel Location Type Interstate . ,, _;‘ ¥ K i

Market Name Tennessee Area { » ] L I j“‘tww i ’:ﬁ
I >

Submarket Name Bristol/Kingsport = ”‘:,

al 1= “;;im
Class Midscale T ¥ ] ﬂﬁ
Corridor Exterior - - -»{'v i e
B 2
Stories 2 .
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Property Overview

Johnson City Midscale Local Data

12-Month ADR (% Change) $83 (-1.8%)
12-Month Occupancy (% Change) 66.0% (+3.2%)
12-Month RevPAR (% Change) $55.00 (+1.3%)
Number of Hotels 8
Number of Rooms 323
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Investment Highlights

Property Highlights

Demonstrated Revenue Growth

The property is generating increasing year-over-year revenue, signaling operational
momentum and strengthening market positioning. Buyers are stepping into a
business with proven demand - not an uphill battle.

Attractive 3.50x Room Revenue Multiple

Offered at just 3.50x Room Revenue, the asset presents a compelling basis relative
to recent comparable sales. This pricing allows room for upside while maintaining
conservative entry metrics for SBA and conventional buyers.

Minimal Change-of-Ownership PIP

The brand-imposed change-of-ownership PIP is limited in scope, reducing upfront
capital expenditures and preserving liquidity post-acquisition. Post PIP QA Scores
came back at 88.1% post PIP inspection.

Strategic Retail Corridor Location

Positioned within Johnson City’s primary commercial corridor, the property
benefits from proximity to national retailers, dining destinations, and healthcare
facilities. Immediate access to Interstate 26 enhances visibility and accessibility for
both transient and corporate travelers.
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| Amenities

Wheelchair Accessibility
Business Center
24-Hour Front Desk
Free WiFi

Free Self-Parking
ATM

Room Service

Free Breakfast
Vending Machine
Laundry
Pool
Pet Friendly

Restaurant
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Johnson City , TN

Market Demographics

71,046

Total Population

$55,518

- 34,215

Employed Population

37.4%

Local Market Overview

Johnson City is the economic and educational anchor of Northeast Tennessee and a
principal city within the Tri-Cities region, including Kingsport and Bristol (Johnson
City—Kingsport-Bristol). With a population exceeding 71,000 residents and steady growth
trends, the city benefits from a diverse economic base supported by healthcare, higher
education, advanced manufacturing, and retail trade. Median household incomes continue
to rise alongside expanding residential development, reflecting sustained demand driven
by in-migration and employment stability. The presence of East Tennessee State University
(ETSU) contributes a strong professional workforce pipeline, elevated educational
attainment levels, and consistent rental housing demand.

Strategically positioned along Interstate 26 and within close proximity to Interstate 81,
Johnson City offers regional connectivity to Knoxville, Asheville, and the broader
Southeast corridor. The city’s healthcare sector—anchored by Ballad Health and the
Johnson City Medical Center—serves as a major employment driver and regional referral
hub. Ongoing mixed-use development, downtown reinvestment initiatives, and
infrastructure improvements continue to enhance quality of life and support long-term
economic expansion, positioning Johnson City as a stable and competitive market within
the Appalachian Highlands region.

Median HH Income

% Bachelor’s Degree

31,847

# of Households

35.1

Median Age

Population

Five-Year Projection

Current Year Estimate

2020 Census

Growth Current Year-Five-Year
Growth 2020-Current Year
Households

Five-Year Projection

Current Year Estimate

2020 Census

Growth Current Year-Five-Year
Growth 2020-Current Year
Income

Average Household Income

48.9%

Homeownership Rate

$238,600

Median Property Value

3-Mile 5-Mile
24,886 62,282
23,937 59,615 168,293
22,080 55,701 160,141
3.97% 4.47% 2.77%
8.41% 7.03% 5.09%
3-Mile 5-Mile  10-Mile

10-Mile
172,958

11,136 28,501 74,849
10,489 26,744 71,724
9,173 24,219 67,083
6.17% 6.57% 4.36%
14.34% 1042%  6.92%
3-Mile 5-Mile  10-Mile
$123,915 $113,411 $96,790

12



#demo.population
#demo.households
#demo.income
#property.city
#property.state

Weber City Local Demand Drivers

- 2 Lol East Tennessee State University — A major regional university driving year-round visitation
——— E B B e - Bristol -
Bloomingdale / from faculty, athletic events, conferences, and visiting families.
5 oY,
@ 51 i s \""// Johnson City Medical Center - A leading regional healthcare facility supporting medical,
Wi "S‘),"QSP\"" ' ,/ corporate, and patient-family lodging demand. Johnson City Medical Center is a 445-bed
.o\ 9 Blountville // regional referral hospital employing approximately 1,868 individuals.
S =
= ‘\\‘ e 9 M Franklin Woods Community Hospital — An additional healthcare anchor expanding steady
R N \ 4 hts v weekday occupancy. Franklin Woods Community Hospital is an 80-bed acute care
olonial Heights 4 ) . .
*\ C~ o o @ hospital employing approximately 358 staff members.
: ™ | N
( +23 Mles ) oy Freedom Hall Civic Center — Hosts concerts, sporting events, and conventions that
Spurgeonsfodnaiare generate compression demand. The building has a seating capacity of up to 8,500. There
v Gray (e are dozens of scheduled events hosted across the year, the majority of which are
concerts and sports games
Buffalo Mountain Park & Trails — A regional outdoor attraction supporting weekend and
seasonal leisure travel.
= i R G e

: Economic Drivers
—— § Johnson City’s economic profile is reinforced by its role as a regional employment center
[ drawing a multi-county workforce from across Northeast Tennessee and Southwest Virginia.
Daytime population levels expand significantly due to inbound commuters, strengthening
consumer spending, service-sector performance, and overall commercial activity. The area
benefits from a balanced mix of public-sector employment, corporate operations, and
privately held industrial firms, which collectively reduce volatility and support steady payroll
growth. Financial services, back-office operations, and professional services have also
established a presence in the market, contributing to white-collar job concentration and
income stability.

Beyond traditional sectors, the region has experienced momentum in small business
formation, entrepreneurship, and adaptive reuse of legacy industrial properties into
functional commercial space. Workforce training partnerships and technical education
programs continue aligning labor supply with employer needs, supporting long-term
business retention and expansion. Johnson City’s comparatively moderate operating costs,
accessible labor pool, and centralized location within the Appalachian Highlands create a
competitive environment for employers seeking efficiency without sacrificing regional market
access. This structural diversity underpins consistent economic performance and positions
the area for measured, sustainable growth.
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I Hospitality Demand Drivers

Corporate Travel

Proximity to I-26 and The Pinnacle commercial corridor
enhances accessibility for traveling executives, vendors,
and project-based teams.

Nearby economic anchors include Ballad Health corporate
operations, and multiple industrial parks throughout
Johnson City and Kingsport.

Tourism & Leisure Attractions

Regional attractions such as Buffalo Mountain Park, Winged
Deer Park, and the Tweetsie Trail support year-round
outdoor visitation.

Major event drivers including Bristol Motor Speedway ( 21:‘ z

generate high-compression weekends and ADR premiums.
1)
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The Pinnacle retail and dining district creates localized
leisure demand and“weekend activity.
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EAST TENNESSEE STATE
UNIVERSITY

East Tennessee State University (ETSU), founded in 1911 and located in Johnson City, Tennesseeg, is a public university within the Tennessee Board of Regents system serving
approximately 14,000-15,000 students across undergraduate, graduate, and professional programs. The university offers more than 160 academic programs through colleges
including Arts & Sciences, Business & Technology, Clinical & Rehabilitative Health Sciences, Education, Nursing, Public Health, Pharmacy, and Medicine, with particular
distinction in its Quillen College of Medicine and Gatton College of Pharmacy and a strong emphasis on rural healthcare and service to underserved communities. ETSU is
recognized for applied research in rural health, Appalachian studies, biomedical sciences, public health, and economic development, and it serves as one of the largest
employers in Northeast Tennessee, partnering closely with regional healthcare systems and industries. In addition to its academic and research impact, ETSU contributes
significantly to the regional economy and community life through NCAA Division | athletics, campus events, cultural programming, workforce development, and year-round
visitation from students, families, faculty, medical professionals, and conference attendees.

+1 3,500 160+ Programs

Enroliment Student Life
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Offering Summary

$3,150,000 22,922 SF +1.50 AC $53,000

List Price Building Size Lot Size Price Per Key



#listing.list_price

Operating & Loan Overview

May 2026 TTM Operating Overview

Number of Rooms 60

Available Rooms

21,900
Occupancy 45.22%
ADR $60.83
RevPAR $40.89
Room Revenue $895,491
Assumed NOI $295,512

2025 Operating Overview

Number of Rooms
Available Rooms
Occupancy

ADR

RevPAR

Room Revenue
Expense Load
Expenses

Adjusted NOI

2024 Operating Overview

60 Number of Rooms 60

21,900 Available Rooms 21,900
63.80% Occupancy 55.90%
$75.04 ADR $68.80
$48.54 RevPAR $81.20
$1,056,441 Room Revenue $963,190
64% Expense Load 70%
$680,840 Expenses $678,507
$375,601 Adjusted NOI $284,683

Guidance
Purchase Price $3,150,000
Price Per Key $53,000
2025 Room Revenue Multiple 2.98
TTM Roome Revenue Multiple 3.52
Estimated PIP ($1,500/Room) $90,000
Buyer's All-In Acquisition Cost $3,240,000
Price Per Key $54,000
All-In Cap Rate 9.38%

18



Operating & Loan Overview

SBA 504 Loan

Offering Name

Guidance + PIP

Cap Rate

Down Payment

New SBA 504 Loan

Interest Rate

Amortization

Term

Loan to Value

Debt Service Coverage Ratio
2025 Adjusted NOI

Loan Payments

Buyer's Year 1 Net Cash Flow
Buyer's Year 1 Principal Reduction

Buyer's Year 1 Total Return

Quality Inn Johnson City
$3,240,000
9.12%
$648,000
$2,592,000
7.15%

25 Years
25 Years
80%

1.33
$295,512
$222,822
$72,690
$38,747

$111,437

11.22% Buyers Annual
Cash-On-Cash Return

5.98%
Principal Reduction

17.20% Buyer’s Total
Annual Return

7(a) Loan

Offering Name

Quality Inn Johnson City

Guidance + PIP $3,240,000

Cap Rate 9.12%

Down Payment $648,000

New SBA 504 Loan $2,592,000

Interest Rate 7.75%

Amortization 25 Years

Term 25 Years

Loan to Value 80%

Debt Service Coverage Ratio 1.26

2025 Adjusted NOI $295,512

Loan Payments $234,937

Buyer's Year 1 Net Cash Flow $60,575 %gssz’oﬁfgggs nguurﬁl
Buyer's Year 1 Principal Reduction $35,294 Ii}?::éal Reduction
Buyer's Year 1 Total Return $95,868 479% Buyer's Total

Annual Return
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Associate | Hospitality
(629) 262 0382

chris.beavers@matthews.com

License No. 379455 (TN)

First Vice President | Hospitality
(949) 432 4502

mitchell.glasson@matthews.com

License No. 02016029 (CA)

Hutt Cooke | Broker of Record | Broker License No. 356505 (TN) | Firm License No. 263667 (TN)

This Offering Memorandum contains select information pertaining to the business and affairs of the property owner and its tenant for real property located at 119 Pinnacle Dr, Johnson City, TN, 37615 (“Quality Inn”). The Offering Memorandum may not
be all-inclusive or contain all of the information a prospective purchaser may desire. The information contained in this Offering Memorandum is confidential and furnished solely for the purpose of a review by a prospective purchaser of the Property. It is
not to be used for any other purpose or made available to any other person without the written consent of Seller or Matthews Real Estate Investment Services™. The material and information in the Offering Memorandum is unverified. Matthews Real
Estate Investment Services™. has not made any investigation, and makes no warranty or representation, with respect to square footage, income and expenses, the future financial performance of the property, future rent, and real estate value market
conditions, the condition or financial prospects of any tenant, or the tenants’ plans or intentions to continue to occupy space at the property. All prospective purchasers should conduct their own thorough due diligence investigation of each of these
areas with the assistance of their accounting, construction, and legal professionals, and seek expert opinions regarding volatile market conditions given the unpredictable changes resulting from the continuing COVID-19 pandemic. The information is
based in part upon information supplied by the Owner and in part upon financial information obtained from sources the Owner deems reliable. Neither owner, nor their officers, employees, or real estate agents make any representation or warranty,
express or implied, as to the accuracy or completeness of this Offering Memorandum, or any of its content, and no legal liability is assumed or shall be implied with respect thereto. Prospective purchasers should make their own projections and form
their own conclusions without reliance upon the material contained herein.

By acknowledging your receipt of this Offering Memorandum for the Property, you agree:

1. The Offering Memorandum and its contents are confidential;
2. You will hold it and treat it in the strictest of confidence; and
3. You will not, directly or indirectly, disclose or permit anyone else to disclose this Offering Memorandum or its contents in any fashion or manner.

Matthews™. is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee in the Offering Memorandum. The presence of any entity’s name or logo, including any commercial tenant’s name or logo, is informational only and does
not indicate or suggest any affiliation and/or endorsement of Matthews Real Estate Investment Services™., the property, or the seller by such entity.

Owner and Matthews™. expressly reserve the right, at their sole discretion, to reject any and all expressions of interest or offers to purchase the Property and to terminate discussions with any person or entity reviewing this Offering Memorandum or
making an offer to purchase the Property unless and until a written agreement for the purchase and sale of the Property has been fully executed and delivered.

If you wish not to pursue negotiations leading to the acquisition of the Property or in the future you discontinue such negotiations, then you agree to purge all materials relating to this Property including this Offering Memorandum.

A prospective purchaser’s sole and exclusive rights with respect to this prospective transaction, the Property, or information provided herein or in connection with the sale of the Property shall be limited to those expressly provided in an executed
Purchase Agreement and shall be subject to the terms thereof. In no event shall a prospective purchaser have any other claims against Owner or Matthews™. or any of their affiliates or any of their respective officers, directors, shareholders, owners,
employees, or agents for any damages, liability, or causes of action relating to this solicitation process or the marketing or sale of the Property.

This Offering Memorandum shall not be deemed to represent the state of affairs of the Property or constitute an indication that there has been no change in the state of affairs of the Property since the date of this Offering Memorandum.
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