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Thank you for your partnership

For half a century, GLS has been trusted with clients' confidential expansion plans and has extensive experience
in advising on the optimal locations for new production facilities. GLS assists industry pioneers in making strategic
location decisions, focusing on long-term capital investment optimization, risk minimization, and cost reduction.
Our strategic approach to corporate site selection also aids economic development organizations in attracting
investments that create lasting impact.

For the SelectSite program, we were honored to partner with local Western North Carolina firms, ECS and
Ardurra, to deliver comprehensive evaluations and actionable insights to the Economic Development Partnership
of North Carolina (EDPNC) and participating stakeholders. This collaboration reflects our shared commitment to
strengthening regional competitiveness and fostering economic resilience.

We look forward to seeing these sites advance along their readiness pathways, unlocking new opportunities for
businesses and communities alike. Together, we are building a foundation for growth that will benefit Western
North Carolina for years to come.

SARAH WHITE
Principal + VP of Site Selection

DIDI CALDWELL
President + CEO
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—— Focus on assessing site
Investment readiness to
identify the next steps
for enhancing
competitiveness of sites
In Western NC.




e SCOpeOfWOrk METHODOLOG Y

PHASE PHASE PHASE

Site Verification +
Desktop Evaluation

Site Readiness Journey

Project Alignment :
Reports + Benchmarking

Activities Activities: Activities:

1. Alignment Meeting 1. GLS issues RFl via Lasso 1. Field Site visits (up to 10)

2. GLS develops Request for Information 2. GLS conducts webinar for 2. Updated site information in models
(RFI) which will cover site information, participants to include Program and 3. Mid-phase adjustment to narrow
utilities, logistics, etc. Lasso Overviews down to 5 sites

3. GLS develops Site Shepherd models 3. RFls submitted to GLS 4. Develop Site Readiness Journey
for evaluating sites 4. Evaluation of sites and desktop Reports which will include strengths

environmental analysis / weaknesses and cost and

Deliverables: 5. Milestone Meeting via web Zchfdme to fill readiness gaps for 3-

A Alignment of stakeholders conference with EDPNC sites

5. Milestone Meeting via web

A Program tool development conference with EDPNC

Del i verabl es: ) .
A Identification of sites 6. t(r:mzn:rzgﬁ/?(ljtz;;l (re:rl)r:)a:trson how to read
A Recommendation of up to 10 sites to
putinnextphase Del i ver abl es:
1. Recommendation of up to 5
SelectSites

2. Site Readiness Journey Reports
outlining next steps for continuing
readiness for up to 5 sites

Completed Completed Completed
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- Program Schedule TIMELINE

The program kicked off in early September with community reports delivered the week of 12/15. The GLS team
had weekly calls with the core EDPNC team and multiple milestone meetings with the larger EDPNC board.

09/01 [09/08|09/15|09/22|09/29(10/06|10/13|10/20|10/27|11/03(11/10|11/17|11/24| 12/1 |12/08
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

Phase 01 - Project Alignment

Alignment Meeting

Develop program tools

Phase 02 - Site Verification + Desktop Evaluation —
Webinar for participants

GLS Issues RFI
RFIs due to GLS
Evaluations and scoring of sites

Activity

Prioritized recommendations and report development
Phase 02 Milestone Meeting 0

Phase 03 - Site Readiness Journey Reports _

Prepare for site visits
Site Visits I up to 10 sites in 1 week ‘
Mid-Phase Adjustment (down select to shortlist) ‘
Mid-Phase Adjustment (down select to shortlist)

Prioritized recommendations and report development
Phase 03 Milestone Meeting i
Community webinar on how to read reports L

’ Face-to-Face
© Web Conference
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—= Submitted Sites

There were 18 sites submitted across the 25-county search region.
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iondl Forest %
Gaffney
: York Monroe
Spartanburg S S Wadesboro
Greenville g H
.
Seneca Union Chester Lancaster
Dahlonega Anderson Uaurens

1 Alexander County 1 Rail Site Alexander
2 Alexander Railroad Site Alexander
3 Ashe County Industrial Park Ashe
4 Burke Business Park Burke
Drexel Business Park Burke
6 Great Meadows Burke
7 Evergreene Industrial Park Caldwell
8 Lower Cedar Valley Caldwell
9 Pleasant Hill Road Caldwell
10 Foothills Regional Airport Caldwell
11 Southeast_CataWba County Catawba
Business Park
12 Farmville Road Cleveland
13 Beaverdam Industrial Site Haywood
14 Brown Property Henderson
15 Project Shift Jackson
16 US Hwy 221 Site A McDowell
17 Mitchell Business Park Mitchell
18 ECMD Wilkes
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- Phase 02 Evaluation

GLS conducted a preliminary evaluation of proposed sites to identify those with the greatest potential for industrial
development. This assessment uses multiple lensesd including results from the labor- and capital-intensive models,

market attractiveness, portfolio diversity, site improvements, and projected return on investmentd to provide a
comparative view of each | ocationds readiness and compet.
desktop research and RFI responses and are intended to guide prioritization for the next phase. As the process

advances, these evaluations will be validated through on-site reviews and stakeholder engagement to ensure alignment

with industrial development objectives and long-term economic impact.

These evaluation factor categories included:
A Labor Model Score i overall results from GLS labor-intensive project site selection simulation model.
A Capital Model Scores i overall results from GLS capital-intensive project site selection simulation model.

A Market Attractiveness i GLS review of overall attractiveness of property for industrial users, considering factors such
as proximity to major transportation routes, access to utilities, surrounding land use compatibility, potential for future
expansion, and future status of the site (after improvements).

A Portfolio Diversity i site has differentiating attributes such as rail service, larger acreage, proximity interstate or
hi ghway, | arge wutility capacity compared to typical sit:e
property portfolio.
A Site Improvements i indicates the estimated level of investment required to bring the site to full readiness, with
higher scores indicating a greater need for improvements. At this stage, the evaluation is based on potential
improvement requirements rather than precise cost estimates, which have not yet been defined.

A Potential Return on Investment i preliminary gauge of potential impact of SelectSite.
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- S|te Selection Models

As part of the scoring, GLS developed labor- and capital-intensive site selection models that simulate industrial projects.
These model results were incorporated with the other evaluation factors listed on the prior page.

Labor Intensive Capital Intensive

Capital Investment $50 - $100 MM+

$250 - $500 MM+

Site
Acreage 10+ acres 50+ acres
Square Footage
Transportation
Requires rail? Not required Preferred
Requires Froxim_ity to interstate/4- Required Required
ane highway?
Requires proximity to port? Not required Preferred
Requires proximity to customers? Yes Yes
Requires proximity to suppliers? Yes Yes
Utilities
Electricity 3 MW @ 75% 50 MW @ 75%
Natural Gas 10 MCF/hour 150 MCF/hour
Water 30,000 GPD 1.0 MGD
Wastewater 30,000 GPD 800,000 GPD
Workforce
Total Employment 150-300+ 50+
Cost Location Drivers
Utilities Yes Yes
Logistics Yes Yes
Labor Yes Yes

- Labor-Intensive

Primary Criteria

Attraction & | Ownership &

i Site & Civil
Demographics L i

& Labor Force  / IMO;I;‘;"D“
20% /o

/s

Secondary Criteria

Utility
Infrastructure &
Characteristics

15%

Logistics
Infrastructure &
Characteristics

Environmental

A conditional analysis is used to assess various
components of a site and location.

The Labor-Intensive Model was built specific to
the attraction criteria important to a

representative project considered to be more
labor intensive in nature.

Local Road Interstate &
Infrastructure ¢ Highway
40%

Access

Each primary criteria is comprised of a set of icoes

secondary criteria, which are further delineated
into tertiary criteria. Primary criteria and weights
are shown here with secondary criteria weights
to the right.

Logistics Infrastructure & Characteristics

Site & Civil Information

Ownership & Entitlements

Utility Infrastructure & Characteristics

Potable Water
20%

Wastewater
20%

>

Workforce Characteristics

Attraction & Quality of Life

Target Industry
Occupations Population
25%

Cost of Living
15% 25%

Manutacturing
ertores

Labor Force
25%

B G6Ls
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- Phase 03 Evaluation

The GLS, ECS, and Ardurra teams conducted site
visits for 10 sites across 10 different counties. The site
visits included the economic development teams,

utility providers, planning representatives, and other Jorgspot {6 ] conyrai [
stakeholders. During the visits, the GLS team WL 22 A
validated information from the Request for Moristoun )
Information, filled information gaps, and toured the

prospective properties. -

Bristol
r— Alexander

16/
,,,,,,,,

I Mitchell Business Park

ECMD

Mooresville

Based on the information gathered during the visits,
GLS updated the evaluation factors to recommend a
list of up to five sties that appeared most promising for :

use of the SelectSite funds. These sites site include koot ——
(alphabetlcal Order) 5 _‘Spananburg ‘QL\_

Site Name County X Y
" Anderson 385

_Charlotte

1 Alexander County Rail Sites Alexander Gainesvile
2 Great Meadows Burke praimett
3 Project Shift Jackson

4 Mitchell Business Park Mitchell

5 ECMD Wilkes




- Phase 03 Evaluation

Drawing on insights from the site visits, GLS refined the evaluation criteria to identify up to five locations with the highest potential for

strategic use of SelectSite funds. Expanding on the preliminary screening framework from Phase 02, GLS assessed many of the same

factors while incorporating additional critical considerations for site advancement, producing an updated comparative analysis of each

| ocationb6s readiness and competitive position. Thes eitefvaloatonsegds i nt
stakeholder engagement, ensuring alignment with industrial development priorities and long-term economic impact goals.

These evaluation factor categories included:

A Labor -Intensive Model Score iover al | r es ul t sntefsiveoprojedBditéssaélsctioh sintulation model informed scoring across
several key factors, including site competitiveness, portfolio diversity, ownership, and ROI and support considerations.

A Capital -Intensive Model Scores i overall results from GLS capital-intensive project site selection simulation model informed scoring
across several key factors, including site competitiveness, portfolio diversity, ownership, and ROl and support considerations.

A Market Attractiveness i GLS review of overall attractiveness of property for industrial users, considering factors such as proximity to
major transportation routes, access to utilities, surrounding land use compatibility, potential for future expansion, and future status of the
site (after improvements).

A Site Competitiveness i Leveraging information gathered throughout the assessment and the results from the site selection models, this
category evaluated each sitebs competitiveness rel ati mgmtefortheot her
same industry end users.

A Portfolio Diversity i site has differentiating attributes such as rail service, larger acreage, proximity interstate or highway, large utility
capacity compared to typical sites in the region, providing mor e

A ROI + Support i Reflects the estimated level of investment required to bring each site to full readiness, with higher scores indicating a
greater need for improvements. This assessment draws on data gathered and validated during the field visits, as well as each site 6 s
influence on the selection model outcomes. The category also considers the level of support needed to advance required improvements,
the extent of economic development assistance required, and the steps necessary for the site to progress toward NC certification.

A Hurricane Helene Impact i each site was assessed for its overall exposure and impact from Hurricane Helene, relative to the other
| ocations under consideration. This evaluation relied oHuricatee | at
Helene Damage and Needs Assessment.
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- Dellverables

For the five sites that participated in site visits but did not receive the
SelectSite designation, GLS will provide a high-level summary of findings
and recommendations for continuing readiness of the properties to the
participant.

GLS will provide the following to the five SelectSites:

A Site Readiness Journey Reports

ToTo ToTo Do To Do I

mSite & Civil Information
= Utility Infrastructure & Characteristics
= Attraction & Quality of Life

Site Profiles

Strengths and weaknesses of properties in current state
Gap analysis to show how scores in the labor- and capital-
intensive site selection simulation models can be improved

Gap analysis to outline outstanding items needed to participate in

the NC Certified Site Program

Prioritized recommendations for continuing site readiness
Natural Resource and Phase 1 review

Geotechnical and Soil review

Development Plan with buildable area

Current State Score and Gap + Improvement Opportunities

wiax score. | I [ —

0 1 2 3 4 5 6 7 8 9 10

= Ownership & Entitlements Environmental

= Logistics Infrastructure & Characteristics = Demographics & Labor Force ===

=== Average Current State Score

Average Improved State Score

Gap + Improvement QOppaortunity ’(&) GLS

Site Example
Parcel 1| Parcel 2| Parcel 3

111211- | 1113-11- | 1112-11-
1111 1111 1111

I. Site Availability

County and/or City Support Letter

1
Oy

a. i
b. Availability & Price Assurance i i
c. Property Deed i i Oy
d. Boundary Survey Oy i Oy
e. ALTA Survey Oy i Oy
f. Title Search Oy i i
g. Tax Map i i i

II. Site Characteristics . |
a. Aerial Photo Oy Oy Oy
b. Topo Survey i Oy
c. Phase | Environmental Site Assessnjent ; 0y2019)
d. Geotechnical Survey with Borings i 0y2019)
e. Wetlands Determination

0y2019)
f. Wetlands Mitigation Plan i

I
]
]
| 1
i i
g. Watershed Area Information 0 0 0
a. Zoning Information Oy Oy Oy
b. Items Impacting Developability i i i
c. Development Plan w/ Buildable Acreg Oy Oy Oy
d. Development Cost Estimate i i i
e. Rare or Endangered Plant and/or An

Species Report Oy oy oy
f. Archeological Report Oy Oy Oy
g. 106year Flood Plain Map Oy Oy Oy

h. Certification of Fill Areas i i i
i. Unique Qualifications i i i

IX. Site Access and Infrastructure

a. Road Access Letter i i i

b. Water and Wastewater Letter Oy Oy Oy
c. Electric Service Letter Oy Oy Oy
d. Telecommunications Services Letter| Oy Oy Oy
e. Natural Gas Service Letter Oy Oy Oy

f. Rail Access Letter i i i
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Shortlist




