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DATE:
PLACE:

8:30 am
8:45
9:00
9:30
9:45
10:00
10:15
10:30
10:45
11:00
11:15
11:30
11:45
12:00 pm
1:00

1:15

NOTE: This agenda is subject to change, including the addition of items up to 24 hours in advance or the deletion of items at any time. All times are approximate. The
County Manager and Assistant County Manager's reports may include administrative items not listed. Regular Meetings, Public Hearings, and Special Meetings are recorded
and ACTION MAY BE TAKEN ON ANY ITEM. Work Sessions are not recorded and formal action cannot be taken. For further information, contact the County
Administration office at 641-0248. If special accommodations are necessary per ADA, contact 641-0248 or TTY 641-3061 prior to the meeting. Meeting agendas and

GUNNISON COUNTY BOARD OF EQUALIZATION
REGULAR MEETING AGENDA

Monday, October 09, 2017 Pagelof 1
Board of County Commissioners’ Meeting Room at the Gunnison County
Courthouse 200 E. Virginia Avenue Gunnison, CO 81230

¢ CBOE #05; Forest Lane LLC

* (Empty)

o CBOE #43-44; Freeman Properties LLC

e CBOE #09; JR & JL Landowners LLC

e CBOE #93; Community Banks of Colorado (Rep: Sterling Property Tax Specialists Inc.)
e BREAK

* CBOE #08; McNeil

¢ CBOE #34-35; Roscoe Development Corp

* CBOE #79-82; Ratherby Investments LLC (Rep: Beth Appleton)

o CBOE #48-49; Four Squared LLC (Rep: Aaron Huckstep)

o CBOE #50; Better to Ski LLC (Rep: Aaron Huckstep)

e CBOE #02; Safeway Stores Inc. (Rep: 1%t Net Real Estate Services, Inc.)

¢ CBOE #212-213; Mountain Coal Company LLC

e LUNCH

¢ CBOE #77-78; Kroll

o CBOE #109-118, 149-150; CB Commercial Properties 07 LLC (Rep: Marvin F Poer and Company)
¢ CBOE #146-148, 157-210; CLP Crested Butte LLC (Rep: Marvin F Poer and Company)
¢ CBOE #105-106; Crested Butte Land Holdings LLC (Rep: Marvin F Poer and Company)
e CBOE #151; Crested Butte LLC (Rep: Marvin F Poer and Company)

¢ CBOE #107; Crested Butte Ranger Station (Rep: Marvin F Poer and Company)

¢ CBOE #108; Hermanson (Rep: Marvin F Poer and Company)

e CBOE #152-156; Mt. CB Real Estate LLC (Rep: Marvin F Poer and Company)

o CBOE #119-145; Prospect Development Company Inc. (Rep: Marvin F Poer and Company)
¢ CBOE #94-104; Sherman Street Holdings LLC. (Rep: Marvin F Poer and Company)

e ADJOURN

approved meeting minutes are posted at http://www.gunnisoncounty.org/commissioners meetings. html.




http://www.gunnisoncounty.org/commissioners_meetings.html




PROPERTY OWNER

(& , 1 2017 PERSONAL PROPERTY NOTICE OF DETERMINATION

D f Notice: A t31
Kristy McFarland ate of Notice: August 31, 2017

Gunnison County Assessor Phone: (970) 641-1085 # QL
y 221 N Wisconsin St, Suite A Fax: (370) 641-7920
COLORADO ' Email: assessor@gunnisoncounty.org

Gunni CO 81230 . .
unnison, 8 Website: http://www.gunnisoncounty.org/assessor.html

ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER

P0O50061 2017 703 3185
LEGAL DESCRIPTION

MOUNTAIN COAL COMPANY LLC
ATTN JOYCE BRADLEY
1 CITYPLACE DR STE 300
SAINT LOUIS, MO 63141-7066 PP: PLANT SITE
ASSESSOR’S VALUATION
PROPERTY OWNER’S
PRO
PERTY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Personal Property 70,076,900 44,739,360
TOTALS $70,076,900 $44,739,360

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

CBOE # UW\L_

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

¢ 3NS5 \43

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

ATTESTATION
[, the und ner or agent* of the property identified above, affirm that the statements contained
and on any hereto are true and complete.

L1 Tis
Signature ele one Number Date

*Attach letter of authorization signed by property owner





PE—— CBOE #7212
/‘ EXHIBIT A —

Page | of
ArchCoal

September 15, 2017

Gunnison County Board of Equalization
200 E. Virginia Ave.
Gunnison, CO 81230

Administration Board:

Re: Mountain Coal Company LLC
2017 Value Determination Appeal
Account Number: P050061

We respectfully protest the values shown on our 2017 Personal Property Notice of
Determination. The findings of our estimate of value is based on the following:

1. We believe the economic obsolescence factor should be 30%, not 21%.

Factors used in determining the in-utility economic adjustment allowance of 21%.

The exponent or scale factor of ““.6” assumes the average capacity of the mine is at 60% of
maximum capacity. Current mine maximum capacity is 7,700,000 tons produced per year.
Maximum capacity assumes 1.5 12 hr. production shifts per day with a 3-week long wall
move. These numbers are based off our highest production years.

Years 2011-2014 best reflect the average capacity. The average tons produced for years 2011
— 2014 was 6,425,510. Based on the above, our scale factor should be .83448
(6,424,510/7,700,000), not “.6”. Please note, we omitted 2015 from the average capacity
calculation as tons produced in 2015 (5,209,116) were impacted by the economic downturn
and not indicative of a normal year in an average economy.

Usage for the calculation (Capacity B) is 2016 tons (4,186,189) and average capacity
(Capacity A), as stated above, is 6,425,510. Plugging the variables into the in utility formula
derives an economic obsolescence adjustment of 30.062%, or 30%.

2. Real property currently listed in error as personal property.

3. Our rolling stock is used in extremely rough terrain and for excessive hours (beyond the
normal usage of equipment of this type). Therefore, we believe the in-utility economic
adjustment should be applied when calculating the value of these items.

Arch Coal, Inc.

One CityPlace Drive, Suite 300
St. Louis, MO 63141

office: 314.994.2700

archcoal.com










ICBOE # 21 ?-l
EXHIBIT _A. ——

Page L of L

September 15, 2017
Gunnison CBOE — Page 2

4. The values shown on our Ram Cars should be adjusted to agree with current market values.

The statements provided above and on attached documents are true and complete to the best of
our knowledge.

We respectfully request that the values currently shown in the 2017 Personal Property Notice of
Determination be adjusted to agree with the values we have listed in the attached worksheets.

We greatly appreciate your consideration of the statements listed above.

If you have questions or need additional information, please contact me or Deborah Ranch (314)
994-2967, dranch@archcoal.com.

Re ,

Douglas L. VanderKraats
Vice President, Tax

dvanderkraats@archcoal.com
314.994.2742

Enclosures










X 2017 PERSONAL PROPERTY NOTICE OF DETERMINATION

nnlson Kristy McFarland Date of Notice: August 31, 2017

Gunnison County Assessor i:;r](g7(()9)7:l£§£19_21(;)85 CBOE #_1_13_
221 N Wisconsin St, Suite A )

COLORADO il i
Gunnison, CO 81230 Emall.' assessor@gunnlsonc.ounty.org
Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
P070424 2017 703

LEGAL DESCRIPTION

; MOUNTAIN COAL COMPANY LLC
2 ATTNJOYCE BRADLEY
> L CITYPLACE DR STE 300
€ SAINT LOUIS, MO 63141-7066 PP: WASHING PLANT
&
o
a
o ASSESSOR’S VALUATION
PROPERTY OWNER'S
PROPER
TY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Personal Property 11,553,580 8,877,100
TOTALS $11,553,580 $8,877,100

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization CBOE #_'ZB_
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
$39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s 51
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional

sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original instatled cost,
appraisal, etc.)

Plense sce atrached.

, the undersigned owner or agent* of the property identified above, affirm that the statements contained

herein hereto are true and complete
3149) 994, 314 17
Sighature phone Number Date

*Attach letter of authorization signed by property owner





g |

/‘ e ICBOE #2173 ‘
EXHIBIT & s il—

ArchCoal

September 15, 2017

Gunnison County Board of Equalization
200 E. Virginia Ave.
Gunnison, CO 81230

Administration Board:

Re: Mountain Coal Company LLC
2017 Value Determination Appeal
Account Number: P070424

We respectfully protest the values shown on our 2017 Personal Property Notice of
Determination. The findings of our estimate of value is based on the following:

1. We believe the economic obsolescence factor should be 30%, not 21%.

Factors used in determining the in-utility economic adjustment allowance of 21%.

The exponent or scale factor of “.6” assumes the average capacity of the mine is at 60% of
maximum capacity. Current mine maximum capacity is 7,700,000 tons produced per year.
Maximum capacity assumes 1.5 12 hr. production shifts per day with a 3-week long wall
move. These numbers are based off our highest production years.

Years 2011-2014 best reflect the average capacity. The average tons produced for years 2011
—2014 was 6,425,510. Based on the above, our scale factor should be .83448
(6,424,510/7,700,000), not “.6”. Please note, we omitted 2015 from the average capacity
calculation as tons produced in 2015 (5,209,116) were impacted by the economic downturn
and not indicative of a normal year in an average economy.

Usage for the calculation (Capacity B) is 2016 tons (4,186,189) and average capacity
(Capacity A), as stated above, is 6,425,510. Plugging the variables into the in utility formula
derives an economic obsolescence adjustment of 30.062%, or 30%.

2. Real property currently listed in error as personal property.

The statements provided above and on attached documents are true and complete to the best of
our knowledge.

Arch Coal, Inc.

One CityPlace Drive, Suite 300
St. Louis, MO 63141

office: 314.994.2700

archcoal.com










Paquem_'E_I_ToAfﬁ_i [CBOE #?i

September 15, 2017
Gunnison CBOE — Page 2

We respectfully request that the values currently shown in the 2017 Personal Property Notice of
Determination be adjusted to agree with the values we have listed in the attached worksheets.

We greatly appreciate your consideration of the statements listed above.

If you have questions or need additional information, please contact me or Deborah Ranch (314)
994-2967, dranch@archcoal.com.

Regards,

Douglas L. VanderKraats
Vice President, Tax

dvanderkraats@archcoal.com
314.994.2742

Enclosures










		212a - Mountain Coal Company, LLC; Petitioner Appeal

		213a - Mountain Coal Company, LLC; Petitioner Appeal
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Kristy McFarland

Gunnison County Assessor
221 N Wisconsin St, Suite A

2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017
Phone: (970) 641-1085
Fax: (970) 641-7920

ora

COLORADO , Email: assessor@gunnisoncounty.org
1 .
Gunnison, CO 81230 Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R002077 2017 100 3787-012-19-002
LEGAL DESCRIPTION
1ST NET REAL ESTATE SERVICES, INC
= 3333 S WADSWORTH BLVD STE 200
] LAKEWOOD, CO 80227-5170 LOTS 1-20 AND PART ALLEYS BLK 147 WEST
< GUNNISON B777 P375
OWNER: SAFEWAY STORES INC
o o ASSESSOR’S VALUATION
PROPERTY OWNER’S
PROPERTY CLASSIFICATION
ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 1,920,740 1,920,740
TOTALS $1,920,740 $1,920,740

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization
OL 200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qgov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
6 39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s 956,00

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

v
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ATTESTATION

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
hments hereto are true and complete.

T2 -F 25 7o I S—28/2

Telephone Number Date

Signature

*Attach letter of authorization signed by property owner,





112 S. Spruce St.

Total Operating Revenue 2016
24,444 Rentable SF @ $ 4.20 $ 102,665
Vacancy 5% $ (5,133)
$ 97,532
Operating Expense
2016
Management 3% 2,926
Reserve 5% 4,877
Total Expenses $ 7,803 $ 7,803
Expenses Per SF $ 0.32
Net Income from Rental Real Estate $ 89,729
Capitalization Rate 8.00% 8.0%
Indicated Property Value $ 1,121,613
Rounded $ 1,121,613
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Use
Address
County

Name

Annual Lease Amount
Lease Amount PSF
Avg Imp Size SF
Year Built
Quality/Functionality

Selected Rent PSF

Market Rent 1329STownsendRntGrd
Grid
Subject Rent Comp 1 L Ad} Rent Comp 2 Ad] Rent Comp 3 Adj Rent Comp 4 Adj Rent Comp S Ad]
Supermarket Supermarket Big Box Big Box Big Box Big Box
112 S. Spruce St. 1295 W. Victory Way  12018asking 208 Ute St naos 2401 North Ave 22013 Ading 655 N 1st St. 904 10 S. Selig Ave siaote
Gunnisen Moffat Delta Mesa Mesa Montrose
Gunnison Craig Delta Grand Junction Grand Junction Montrose
Safeway Former Safeway Big Box Big Box Mesa County Library Retail
Owner Occupied $198,024 $8,100 §225,000 $200,188 £23,581
$4.00 84.15 £5.00 £4.00 §3.85
2,444 49,506 8,100 45,000 50,047 6,125
1969 1978 1995 1964 1974 1992
Good Good Good Good Good Good
$4.20 $4.00 $4.15 $5.00 $4.00 $£3.85





Market Sales 1329 Townsend SaleGrid
Adjustment Grid
Subject Comp 1 Adj Comp 2 Adj Comp 3 Adj
Use Big Box Big Box Big Box Big Box
Safeway Store Freestanding Retail Builing Old Safeway Salvation Army
Address 112 S. Spruce St. 655 N. st St. 1295 W. Victory Way 104 E. Hwy 92
City Gunnison Grand Junction Craig Delta
County Gunnison Mesa Moffat Delta
Sale Date Sep-14 Oct-15 Feb-15
Sale Price $1,950,000 $704,100 $594,000
Price Per SF $38.99 $20.04 $35.61
Condition of Sale $0
Adj. Sale Price $1,950,000 $704,100 $594,000
Imp Size: Gross Sq. Ft. 24,444 50,008 35,135 16,680
Land Size 66,211 85,378 140,540 27,007
Building to Land Ratio 2.71 1.71 4.00 1.62
Tenancy Single Single Single Single
Year Built 1969 1974 1980 1978
Visability Good Good Good Good
Location Good Good Good Good
Quality Good Good Good Good
Condition(Functionality) Good Good Good Good
Total Adjustments
Adjusted $/SqFt $31.55 $38.99 0.00% $20.04 0.00% $35.61 0.00%
Indicated Value $771,168 $2,828,103 $489.854 $1,780,860

Selected Value

$771,168






Address

220 S. Elizabeth
110 S, El zabelh
S. Elizabeth

14714 Mam Sweet
Main Streei (Parking)

2001 Grand Avenne
5418, Zerex
[1

38351 Evergreen Parkwan
3852 Everercen Parkwav
3809 FEveroreen Parkwayv
[ 701 Jackson Street

1206 Ave.
12680 W. 64 Ave

3900 Wadsworth Blvd.
7301 W. 80" Ave.

8343 Church Ranch Blvd.
12442 W Ken Carvl Ave
27157 Ma n Sireet

27107 NMain Siepet

30933 Stacecoach Blvd.
8434 S, Kipline Bhvd

111 18" Strect
1900 [ 1wy, 24

621 Bie Thompson Ave
2321 W Eisenhower
420 . larmom

1427 1 Harmony (Fael)
2160 W, Drake Rd.

460 5. Colleae Ave
860 Cleveland Ave

731 S Lemav Ave.

1431 W, Eisenhower Blvd.

1636 N. Collese Ave

Exhibit A

Sehedule No.

RIT4383
R114378
RI14384

RO16532
RO34328

ROO7042
RO27894
7

449605
425571
425570
003006

420117
420124
4214356
110540
431302
428544
448501
JARART
4251064
438022
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20001971
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Lake

Lanimer
Larnmier
Larimer
Larime
| arimer
Farimer
Farimer
Larnmer
Lartimer
I artimer
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1" Net Real Estate Services, Inc.. 3332 S, Wadsworth Bhd. Ste. D-103
Lakewood CO 80227, Phone:720-962-3750. Fax:720-962-5760

LETTER OF AUTHORITY
o Wham It May Cancern

I Jana Bohlman _am the owner, and:or agent of the owner. of the Tollowing real and or business personal
properly:

ADDRESS PARCEL/SCHEDULE NUMBER COUNTY
See Exhibit A, Attached hereto and incorporated herein by this reference

b do hereby authorize 1st Net Real Eslate Serviees. Ine. to represent my interests and 1o appear on my behalfberore County Assessor
County Board of Egualization. Board of County Comumissionars, the Colorade Board ol Assessment Appeals. binding arbination,
District Court. all Colorado slate courts, andsor any other agency or crtity with regard 10 any and all manterts) concerning ihe
valuation and taxalion of the above mentioned property(s) lor tax years 2017 and 2018 and all previous vears us ullowed by Colorada
faw.

e undersigned requests that copies of all decisions from any of the above entitics. or any other ageney a1 entiny. s is imvoived
pertaining 1o matters of valuation and o taxation for the ahove-mentioned properiy(s). be mailed w:

Ist Net Real Estate Services, Inc.

3333 south Wadsworth Bivd. Suite D-105
Lakewood, CO 806227

Phone: (720) 962-37350

fFax: (7200 962-3761)

Dated this 2 LIM day o [ ?

es. Ine

Iinle: Director ol Tus
\ebdress: 0437 N7 e

Cii, State. Zip: Phoonix, A/ S3027-3241

Phone: 925-038-I850 Pas s 923-9538-°749

SEATE 0l QR{ZDLJA

COUNTY @1 L"u’\
Sworou 1had re e this & di o ] 2— v

Witness miy hand and ofticial L
Ay Commission eypires
JULIE L SWANEY
Notary Public - Arizona
N Maricopa County
Vdudress My Comm. Expires Mar 3, 2020






2017
Gunnison County Board of Equalization:
Hearing # 2

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: SAFEWAY STORES INC

Account Number: R002077

Parcel Number: 3787-012-19-002

Legal Description: LOTS 1-20 AND PART ALLEYS BLK 147 WEST
GUNNISON

Value: $1,920,740





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #2
Owner: SAFEWAY STORES INC ACCOUNT #: R002077
1371 OAKLAND BLVD STE 200 PARCEL #: 3787-012-19-002
WALNUT CREEK, CA 94596 ECON AREA: 1
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R002077 R001521 R001700 R001617
PARCEL NUMBER: 3787-012-19-002 3701-362-06-023 3701-363-36-002 3701-363-16-002

PROPERTY ADDRESS:

LEGAL DESCRIPTION:

ZONING:
NET LAND AREA (SQ FT):

Commercial

COMMERCIAL USE:

COMMERCIAL SQ FT:
BELOW GRADE SQ FT:

QUALITY CONSTRUCTION:

CONDITION:
ADJUSTED YEAR BUILT:

2017 VALUE:
SALE DATE:

TIME ADJUSTED SALES PRICE:

TOTAL FINISHED SQ FT:

$ PER FINISHED SQ FT:

112 S SPRUCE ST

GUNNISON

LOTS 1-20 AND PART
ALLEYS BLK 147 WEST
GUNNISON

CENTRAL BUSINESS
DISTRICT - CITY OF
GUNNISON ZONING

811 N MAIN ST

GUNNISON

LOT D BLK 2,
MOUNTAIN VIEW
ADDN 1

COMMERCIAL - CITY OF
GUNNISON ZONING

700 N MAIN ST

GUNNISON

LOTS 5-12 BLK 52 FIRST
GUNNISON

COMMERCIAL - CITY OF
GUNNISON ZONING

400 E TOMICHI AVE

GUNNISON

LOTS 1-12 BLK 17
ORIGINAL GUNNISON

COMMERCIAL - CITY OF
GUNNISON ZONING

66,250 25,134 23,750 37,500
SUPERMARKET RETAIL / STORAGE LAUNDROMAT / MOTEL
CONVENIENCE STORE /
OFFICE
22,538 5,400 4,200 30,496
0 0 1,200 2,600
AVERAGE LOW FAIR AVERAGE
AVERAGE AVERAGE AVERAGE AVERAGE
1977 1993 1980 1979
$1,920,740
9/4/2015 9/26/2014 5/1/2015
$800,000 $410,100 $2,225,000
22,538 5,400 4,200 30,496
$85.22 $148.15 $97.64 $72.96
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2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017 !
Phone: (970) 641-1085 ICBOE #3Y |
Fax: (970) 641-7920 — :
Email: assessor@gunnisoncounty.org

Website: http://www.gunnisoncounty.org/assessor.html

Kristy McFarland

Gunnison County Assessor
COLORADO 221 N Wisconsin St, Suite A

Gunnison, CO 81230

ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R033900 2017 200 3255-031-86-022
LEGAL DESCRIPTION
-4
[T7]
£ ROSCOE DEVELOPMENT CORP
8 8467 FIRETHORN CT
E LONGMONT, CO 80503-7251 UNIT A MAJESTIC PLAZA CONDOS PHASE Il #486723
S
-4
o
. S ASSESSOR’S VALUATION
PROPERTY OWNER’
PROPER
TY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 224,120 224,120
TOTALS $224,120 $224,120

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to

Gunnison County Board of Equalization E #’63
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.gov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursua ), C.R.S.)

$

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

|, theu ersigned owner or agent* of the property identified above, affirm that the statements contained
he n any attachments hereto are nd ete

- 00%
re Telepho  Number Date

*Attach letter of authorization signed by property owner
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Received

unty inistration
7 507 2017 REAL PROPERTY NOTICE OF DETERMINATION
nnlson gristy.Mchrland R E;Zigr(';;g;:gzgigggé3l’ 2017 # 2,
unnison County Assessor Fax:(970) 641-7920 _

221 N Wisconsin St, Suite A

COLORADO . H
Gunnison, CO 81230 Emall: assessor@gunnlsonc.ounty.org
Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER: : TAX YEAR TAX AREA PARCEL NUMBER
R033901 2017 200 3255-031-86-023
LEGAL DESCRIPTION
o
[T7]
E ROSCOE DEVELOPMENT CORP
o 8467 FIRETHORN CT
E LONGMONT, CO 80503-7251 UNIT B MAJESTIC PLAZA CONDOS PHASE |l #486723
S
-4
a
o o ER'S ASSESSOR’S VALUATION
PROPERTY OWNER’
PROPERTY CLASSIFI
SSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 170,860 170,860
TOTALS $170,860 $170,860

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization
200 E Virginia Ave

Gunnison, CO 81230
(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.gov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
$39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1. 5} C.R.S.)

2;7/

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,

appraisal, etc.) X m
cr o ATTRU &)
)f/“-—* £y ! ) \'-J

—A =

ATTESTATION
[, the undersigned owner or agent* of the property identified above affirm that the statements contained
herein fingfon any attachments hereto are true plete.
i ~— 5 )87 -600% 912 |17
Sigﬂatuh{ Telephone Number Datel

*Attach letter of authorization signed by property owner.
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		34a - Roscoe Development Corp; Petitioner Appeal.pdf

		35a - Roscoe Development Corp; Petitioner Appeal.pdf




2017
Gunnison County Board of Equalization:
Hearing # 34

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: ROSCOE DEVELOPMENT CORP
Account Number: R033900
Parcel Number: 3255-031-86-022

Legal Description: UNIT A MAJESTIC PLAZA CONDOS PHASE II
Value: $224,120





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #34
Owner: ROSCOE DEVELOPMENT CORP ACCOUNT #: RO033900
8467 FIRETHORN CT PARCEL #: 3255-031-86-022
LONGMONT, CO 80503 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R033900 R033902 & R033903 R032092 R045200
PARCEL NUMBER: 3255-031-86-022 3255-031-86-024 & 3255-031-86-003 3255-031-12-013

PROPERTY ADDRESS: 717 SIXTH ST UNIT A
CRESTED BUTTE

LEGAL DESCRIPTION: UNIT A MAJESTIC

3255-031-86-025

717 SIXTH ST

CRESTED BUTTE
UNITS C & D MAJESTIC

503 RED LADY AVE
CRESTED BUTTE
UNIT 101 MAJESTIC

307 SIXTH ST
CRESTED BUTTE
UNIT C SIXTH STREET

PLAZA CONDOS PHASE PLAZA CONDOS PHASE PLAZA CONDOS DEVELOPMENT
ZONING: B-2 - TOWN OF B-2 - TOWN OF T (PUD) - TOWN OF B-3-TOWN OF

CRESTED BUTTE CRESTED BUTTE CRESTED BUTTE CRESTED BUTTE

ZONING ZONING ZONING ZONING

CONDO - % INTEREST CONDO - % INTEREST CONDO - % INTEREST CONDO - % INTEREST
NET LAND AREA (SQ FT):

IN LAND IN LAND IN LAND IN LAND
Commercial
COMMERCIAL USE: RETAIL RETAIL RETAIL FAST FOOD

RESTAURANT
COMMERCIAL SQ FT: 689 566 /363 293 439
UNFINISHED SQ FT: 0 0 0 0
QUALITY CONSTRUCTION: AVERAGE AVERAGE / AVERAGE AVERAGE FAIR
CONDITION: AVERAGE AVERAGE / AVERAGE  AVERAGE AVERAGE
ADJUSTED YEAR BUILT: 1984 1984 / 1984 1994 1980
Residential
RESIDENTIAL WITH
ARCHITECTURAL STYLE: N/A N/A N/A
COMMERCIAL

RESIDENTIAL SQ FT: N/A N/A 696 N/A
QUALITY CONSTRUCTION: N/A N/A AVERAGE N/A
CONDITION: N/A N/A AVERAGE N/A
ADJUSTED YEAR BUILT: N/A N/A 1,994 N/A
2017 VALUE: | $224,120
SALE DATE: 1/26/2016 6/2/2015 9/3/2011
TIME ADJUSTED SALES PRICE: $270,000 $265,000 $186,233
TOTAL FINISHED SQ FT: 689 929 989 439
S PER FINISHED SQ FT: $325.28 $290.64 $267.95 $424.22






2017
Gunnison County Board of Equalization:
Hearing # 35

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: ROSCOE DEVELOPMENT CORP
Account Number: R033901
Parcel Number: 3255-031-86-023

Legal Description: UNIT B MAJESTIC PLAZA CONDOS PHASE II
Value: $170,860





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #35
Owner: ROSCOE DEVELOPMENT CORP ACCOUNT #: R033901
8467 FIRETHORN CT PARCEL #: 3255-031-86-023
LONGMONT, CO 80503 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R033901 R033902 & R033903 R042178 R045200
PARCEL NUMBER: 3255-031-86-023 3255-031-86-024 & 3255-031-82-029 3255-031-12-013
3255-031-86-025
PROPERTY ADDRESS: 717 SIXTH ST UNIT B 717 SIXTH ST 427 BELLEVIEW AVE 307 SIXTH ST

CRESTED BUTTE

LEGAL DESCRIPTION: UNIT B MAJESTIC PLAZA

CRESTED BUTTE
UNITS C & D MAJESTIC

CRESTED BUTTE
UNIT 200 WEST ELK

CRESTED BUTTE
UNIT C SIXTH STREET

CONDOS PHASE II PLAZA CONDOS PHASE CENTER CONDOS DEVELOPMENT
ZONING: B-2 - TOWN OF B-2 - TOWN OF C-TOWN OF CRESTED B-3-TOWN OF
CRESTED BUTTE CRESTED BUTTE BUTTE ZONING CRESTED BUTTE
ZONING ZONING ZONING
CONDO - % INTEREST CONDO - % INTEREST CONDO - % INTEREST CONDO - % INTEREST
NET LAND AREA (SQ FT):
IN LAND IN LAND IN LAND IN LAND
Commercial
COMMERCIAL USE: RETAIL RETAIL OFFICE FAST FOOD
RESTAURANT
COMMERCIAL SQ FT: 437 566 /363 288 439
UNFINISHED SQ FT: 0 0 0 0
QUALITY CONSTRUCTION: AVERAGE AVERAGE / AVERAGE GOOD FAIR
CONDITION: AVERAGE AVERAGE / AVERAGE AVERAGE AVERAGE
ADJUSTED YEAR BUILT: 1984 1984 / 1984 2001 1980
2017 VALUE: | $170,860
SALE DATE: 1/26/2016 8/25/2015 9/3/2011
TIME ADJUSTED SALES PRICE: $270,000 $105,000 $186,233
TOTAL FINISHED SQ FT: 437 929 288 439
S PER FINISHED SQ FT: $390.98 $290.64 $364.58 $424.22






		34b - Roscoe Development Corp; Assessor Presentation.pdf

		2017 CBOE #34 COVER.pdf

		2017 CBOE #34 PRESENTATION.pdf



		35b - Roscoe Development Corp; Assessor Presentation.pdf

		2017 CBOE #35 COVER.pdf

		2017 CBOE #35 PRESENTATION.pdf
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Gunnison County Board of Equalization V%ﬂ/‘-"fé-/-’ /L/ //?é;/ /

RE: Freeman Properties LLC. \-g: Os#

Schedule Number: R032016 and R032017
Dear Members of The Board,

We are requesting that you reconsider our property valuations, based on a large discrepancy in values
between your assessment and our recent commercial appraisal. We recognize that the appraisal
process is complicated and admit that we don't fully grasp all that is involved. With that said, it doesn't
seem reasonable that two professional entities are so far off in their judgment of our property.

We refinanced our 2 lots last year at this time, and the commercial appraisal came in at $715,000.
While it met our need for banking purposes, we felt this number was low. We have 2 commercial lots,
with one 4,500 sq.ft. mixed use building on lot 24. Lot 25 has power, water, and some landscaping, but
is otherwise undeveloped. We operate a seasonal RV Park on the property 5 months out of the year,
and run a snow removal operation seasonally for another 4.5-5 months as well. We live upstairs. The
downstairs contains an office, personal and business storage, and 2 garage bays. We disputed the
original appraisal with the support of our banker, citing incompatible comps as the main reason. The
appraiser used RV parks in Ouray, Montrose, Black Canyon, Cedaredge and South Fork. The appraisal
also cited that there were insufficient sales to use for comparisons, and would not provide enough
information to draw meaningful conclusions. The appraisal company re-worked our appraisal, and
returned a revised appraisal with the same $715,000 value. We paid $4,000 for the commercial
appraisal. A digital copy of the full 110 page appraisal has been provided to you.

We believe that the actual value of our combined properties is somewhere in between your assessment
and the appraisal. The two values are nearly $300,000 apart, which equates to a 30-40% difference. If
we wanted to sell our property, which number would we use? It seems really confusing to a potential
buyer, and extremely challenging to us as a seller. We are not interested in selling our property at this
time, but we feel this discrepancy puts us at a huge disadvantage if we were to sell.

We are happy to provide additional information that will help with your evaluation. We appreciate you
giving sincere con

ieleration to-git request for reassessment.

Sincerely,

('ﬂ/l;l)
Kevin and Cari Freeian

Owners- Lot 24 and 25 Riverland Industrial Park





N 2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017

Phone: (970) 641-1085 CBOE #«-f Z
Fax: (970) 641-7920

Kristy McFarland
Gunnison County Assessor
221 N Wisconsin St, Suite A

COLORADO e H
Gunnison, CO 81230 Emall.. assessor@gunmsonc'ounty.org
Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R032016 2017 606 3255-120-18-010
LEGAL DESCRIPTION
-4
(YT}
5 FREEMAN PROPERTIES LLC
© POBOX2358
E CRESTED BUTTE, CO 81224-2358 LOT 24 RIVERLAND INDUSTRIAL PARK |l #554002
S
[ 4
(¥
' O' o ASSESSOR’S VALUATION
PROPERTY OWNER’S
PROPERTY CLASSIFICATION
ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 306,700 306,700
TOTALS $306,700 $306,700

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization

200 E Virginia Ave E #.'.,/ _;_
Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e}), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 : book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
$39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s (86 000. 97

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisa etc.)

¢ 7 do mer

, the undersigned owner or agent* of the property identified above, affirm that the statements contained

herei ndonany ments hereto are true and complete ?
0 115/17~
— /

Signature Telephone Number Date

*Attach letter of authorization signed by property owner





oE#d3 AN APPRAISAL REPORT OF A:

SPECIAL PURPOSE PROPERTY

LOCATED AT:
711 Riverland Drive
Crested Butte, Colorado 81224

PREPARED FOR:
Bank of the West —Commercial Appraisal Services
Michael Sullivan, MAI
2050 S Downing St.
Denver, CO 80210

Project # 16-1303DV-02

EFFECTIVE DATE:
September 13, 2016

REPORT DATE:
September 22, 2016

PREPARED BY:
Larry Riddell, MAI, SRA & Michael C. Legg
State of Colorado Certified General Appraisers





LARRY RIDDELL APPRAISALS

#43 Ber__ Larry Riddell, MAI, SRA
age — of Michael C. Legg

P.O. Box 959

Ouray, Colorado 81427

(970) 325-4855

September 22, 2016

Bank of the West —Commercial Appraisal Services
Michael Sullivan, MAI

2050 S Downing St., CO-COL-21-A

Denver, CO 80210

Project # 16-1303DV-02

Report Format: Appraisal Report
Property Type: RV Park

Known As: Crested Butte RV Resort
Address: 711 & 693 Riverland Drive
City, State, and Zip Code: Crested Butte, CO 81224
County: Gunnison County
Borrower: Freeman Properties, LLC

Dear Mr. Sullivan:

In accordance with your instructions, the following appraisal is submitted relative
to the “as is” market value of the subject property ~ currently in use as a lodging
type property including the adjacent land. The interest valued is the Fee Simple
interest in the subject property.

On page seven there is a. summary of the facts and conclusions contained within
the body of the appraisal report. Our opinion of market value, as of September
13, 2016, is:

FINAL RECONCILED MARKET VALUE

$715,000
SEVEN HUNDRED FIFTEEN THOUSAND DOLLARS

dance with the Code of Ethics of the

ards of Professional Appraisal Practice.

of which this letter is a part, contains

nethods, variables, and the data used in

arriving at the opinion of market value. The opinions of value are subject to the

Statements of Contingent and Limiting Conditions attached in the addenda of this
report.





#UT EXHIBIT
Page 3 of

We are competent, in both knowledge and experience, to complete this report in
accordance with the Competency Provision in the USPAP. :

This value is our unbiased, objective opinion based on market data. We are only
an advocate for our opinion of value. This letter and the full report have been
prepared for the intended user. We urge you to avoid circulating beyond such.

We enjoyed the opportunity to be of service to you. If we can be of further
assistance, please don't hesitate to contact us.

Respectfully submitted,

Larry Riddell, MAI, SRA
State of Colorado Certified General Appraiser
#CG40013877

Michael C. Legg
State of Colorado Certified General Appraiser
#CG40041462
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Bank of the West —Commercial Appraisal Services
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2050 S Downing St.
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Project # 16-1303DV-02
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LARRY RIDDELL APPRAISALS
Larry Riddell, MAI, SRA
Michael C. Legg

P.O. Box 959

Ouray, Colorado 81427

(970) 325-4855

September 22, 2016

Bank of the West —Commercial Appraisal Services
Michael Sullivan, MAI

2050 S Downing St., CO-COL-21-A

Denver, CO 80210

Project # 16-1303DV-02

Report Format: Appraisal Report
Property Type: RV Park

Known As: Crested Butte RV Resort

Address: 711 & 693 Riverland Drive
City, State, and Zip Code: Crested Butte, CO 81224
County: Gunnison County
Borrower: Freeman Properties, LLC

Dear Mr. Sullivan:

In accordance with your instructions, the following appraisal is submitted relative
to the “as is” market value of the subject property ~ currently in use as a lodging
type property including the adjacent land. The interest valued is the Fee Simple
interest in the subject property.

On page seven there is a summary of the facts and conclusions contained within
the body of the appraisal report. Our opinion of market value, as of September
13, 2016, is:

FINAL RECONCILED MARKET VALUE

$715,000
SEVEN HUNDRED FIFTEEN THOUSAND DOLLARS

This report has been written in accordance with the Code of Ethics of the
Appraisal Institute and the Uniform Standards of Professional Appraisal Practice.
The accompanying 111 page report, of which this letter is a part, contains
discussions and explanations of the methods, variables, and the data used in
arriving at the opinion of market value. The opinions of value are subject to the
Statements of Contingent and Limiting Conditions attached in the addenda of this
report.






We are competent, in both knowledge and experience, to complete this report in
accordance with the Competency Provision in the USPAP.

This value is our unbiased, objective opinion based on market data. We are only
an advocate for our opinion of value. This letter and the full report have been
prepared for the intended user. We urge you to avoid circulating beyond such.

We enjoyed the opportunity to be of service to you. If we can be of further
assistance, please don’t hesitate to contact us.

Respectfully submitted,

Nt

Larry Riddell, MAI, SRA
State of Colorado Certified General Appraiser
#CG40013877

Michael C. Legg
State of Colorado Certified General Appraiser
#CG40041462
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CERTIFICATION

We certify that, to the best of our knowledge and belief:

1.

2.

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 limiting conditions, and represents our personal,
unbiased professional analyses, opinions, and conclusions.

. We have no present or prospective interest in the property that is the subject

of this report and we have no personal interest with respect to the parties
involved.

. We have no bias with respect to the property that is the subject of this report

or to the parties involved with this assignment.

. We have not performed a previous appraisal of the subject property / an

appraisal review involving the subject property / an appraisal consulting
assignment involving the subject property / within the three years prior to this
assignment.

. Our engagement and compensation is not contingent upon the reporting of a

predetermined value or direction in value that favors the cause of the client,
the amount of the value estimate, the attainment of a stipulated result, or the
occurrence of a subsequent event.

. This appraisal was not based on a requested minimum valuation, a specific

valuation, or the approval of a loan.

. Our analyses, opinions and conclusions, were developed, and this report has

been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice.

. Larry Riddell, MAI, SRA and Michael C. Legg have made a personal
inspection of the property that is the subject of this report.

10.No one provided research assistance to the persons signing this report.

11.The reported analyses, opinions, and conclusions were developed, and this

report has been prepared, in conformity with the requirements of the Code of
Professional Ethics & Standards of Professional Appraisal Practice of the
Appraisal Institute.

12.The use of this report is subject to the requirements of the Appraisal Institute

relating to review by its duly authorized representatives.






CERTIFICATION CONTINUED

13. As of the date of this report, Larry Riddell, MAI, SRA has completed the
requirements of the continuing education program of the Appraisal Institute
and is thereby considered “Continuing Education Complete” through
December 31, 2016.

Nt

Larry Riddell, MAI, SRA
State Certification #CG40013877

Michael C. Legg
State Certification #CG40041462






EXECUTIVE SUMMARY

“Market Value” Estimate:

Sales Comparison Approach:

Income Approach:

$715,000

$700,000
$715,000

Report Option:
Client:

Intended User:

Intended Use:

Property ldentification:

Parcel Numbers:

Legal Description (combined):

Owner of Record:

Occupant:

Location:

Appraisal Report

Bank of the West —
Commercial Appraisal Services
Michael Sullivan, MAI

2050 S Downing St.

Denver, CO 80210

Bank of the West and its affiliates or
subsidiaries, other participating financial
institutions,  government or  non-
government agencies, legal counsel or
other transaction participants

To aid in an acquisition, financing, loan
classification or asset disposition

Crested Butte RV Resort
3255-120-18-010 & 3255-120-18-011

Lot 24 & 25, Riverland Industrial Park,
Filing 2; County of Gunnison, State of
Colorado

Freeman Properties, LLC

Upper level is the owner dwelling; the
lower level is occupied by owner but
also utilized for the RV park office,
reception area, as well as some storage;
remaining portions of the site are
primarily utilized as RV rentals.

In the Riverland Industrial Park which is
located just southeast of the town limits
of Crested Butte, CO; on the west side
of Highway 135






Site Area:

Improvements Description:

Net Leasable Area:

Year Built:

Property Taxes:

Inspection and Effective Date:
Date of the Report:

Type of Value:

Interest Valued:

Estimated Exposure Time:

Estimated Marketing Time:

Lot 24 ~ 1.04 acres
Lot 25 ~ 1.06 acres

Class D “mixed-use” type dwelling;
essentially the improvements is a single
family dwelling with the north end of the
lower portion utilized as office space for
the RV operations.

+/- 1,200 sq. ft. (warehouse/garage)
+/- 2,240 sq. ft. (residential dwelling)
+/- 1,040 sq. ft. (“office/RV operations”)

1998

$4,638.19 (2015)

September 13, 2016

September 22, 2016

Market value

Fee simple

Approximately 6 months to 2 years

Approximately 6 months to 2 years






PREMISES OF THE APPRAISAL






SCOPE OF WORK

The Uniform Standards of Professional Appraisal Practice 2016-
2017 edition define scope of work on page U-4 as:

“The type and extent of research and analyses in an assignment.”

The purpose of the scope of work is to demonstrate the problem identification,
the plan to solve solution, and the application of the solution to produce credible
assignment results by relevant evidence and logic, and that the credibility of
assignment results is always measured in the context of the intended use.

On August 22, 2016 we were engaged by Michael Sullivan, MAI, of Bank of the
West Commercial Appraisal Services, to perform an appraisal of the “Crested
Butte RV resort” located at 711 (& 693) Riverland Drive in Crested Butte,
Colorado. We then contacted the borrower/owner, Keri Freeman and inspected
the subject property on September 13, 2016. Hence, the inspection helped us to
identify the appraisal problem in regard to gaining an understanding of the
subject’s physical characteristics and determining the appropriate market area to
analyze in order to provide a credible and reliable analysis of the subject
property. Hence, we concluded the appraisal problem to be solved is to provide
the “as is” market value in which the two lots are in reality “one property” and no
consideration for “changing” the configuration is considered as the current use
(which is an acceptable highest and best use) needs the combined parcels in
order to function appropriately as an RV park.

Thus, in order to provide a credible and reliable opinion of market value, the
Sales Comparison and Income Approaches have been developed in this report.
Data for these approaches has been obtained from the entire regional area.

Furthermore, in defining the problem to be solved, it is important to summarize
the following:

Who is the client

Who is the intended user

What is the intended use

What is the type and definition of value

What is the effective date of the Appraisers’ opinions and conclusions
What are the relevant characteristics about the subject of the assignment
What are the assignment conditions?

These questions are addressed in order to meet or exceed the expectations of
the parties who are regularly intended users for similar assignments and reflect
the actions of one’s peers in the same or similar assignment.






SCOPE OF WORK
continued

These questions are addressed in the following pages to meet or exceed the
expectations of the parties who are regularly intended users for similar
assignments and reflect the actions of one’s peers in the same or similar
assignment.

PROBLEM IDENTIFICATION

Report Option: Appraisal Report

An Appraisal Report must summarize the appraiser’s analysis and the rationale
for the conclusions.

Client: Bank of the West —
Commercial Appraisal Services
Michael Sullivan, MAI
2050 S Downing St.
Denver, CO 80210

Intended User(s): Bank of the West and its affiliates or
subsidiaries, other participating financial
institutions, government or non-
government agencies, legal counsel or
other transaction participants

Intended Use of the Report: To aid in loan underwriting and-or credit
decisions by Bank of the West and-or
participants

Valuation Scenario: As is

Type of Value: Market value

Interest Valued: Fee simple

Definition of Value:

The purpose of this appraisal is to provide the appraisers’ best opinion of market
value as defined by the Office of the Comptroller of the Currency under 12 CFR,
Part 34, Subpart C — Appraisals, 34.42 Definitions [f] of the subject real property
as of the effective date.

The Uniform Standards of Professional Appraisal Practice 2016-2017
edition defines value on page U-5 as:






SCOPE OF WORK
continued

“The monetary relationship between properties and those who buy, sell, or use
those properties.”

Comment: Value expresses an economic concept. As such, it is
never a fact but always an opinion of the worth of a property at a
given time in accordance with a specific definition of value. In
appraisal practice, value must always be qualified - for example,
market value, liquidation value, or investment value.

Type of Opinion: Market Value, according to the following
definition and source:

Market value means the most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the
buyer and seller each acting prudently and knowledgeably, and assuming the
price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale 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 each acting in what they
consider their own best interest

. A reasonable time is allowed for exposure in the open market

. Payment is made in cash in U.S. dollars or in terms of financial arrangement
comparable thereto

. The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions granted by
anyone associated with the sale

(Source: Office of the Comptroller of the Currency under 12 CFR, Part 34,
Subpart C-Appraisals, 34.42 Definitions [f].)






SCOPE OF WORK
Continued

Observation Date: September 13, 2016

Effective Date: September 13, 2016

Date of Report: September 22, 2016

SUBJECT PROPERTY
Crested Butte RV Resort

Lots 24 & 25, Riverland Industrial Park, Filing 2; County of Gunnison,
State of Colorado

Parcel #3255-120-18-010
Account #R032016
1.04 acres
693 Riverland Drive
Crested Butte, CO 81224

Parcel #3255-120-18-011
Account #R032017
1.06 acres
711 Riverland Drive
Crested Butte, CO 81224

Relevant Characteristics:

18 RV spaces

+/- office/check in

Shower/Bathrooms

Park area

Fishing access

2,240 sq. ft. dwelling

+/- 1,200 square foot space utilized for garage/shop/storage
additional office space






SCOPE OF WORK
Continued

Assignment Conditions:

The following definitions are from The Dictionary of Real Estate Appraisal, Fifth
Edition (published by the Appraisal Institute) and the Uniform Standards of
Professional Appraisal Practice (2016-2017 editions).

Extraordinary assumption: an assumption, directly related to a specific
assignment, as of the effective date of the assignment results, which, if
found to be false, could alter the appraiser’s opinions or conclusions.

Comment: Extraordinary assumptions presume as fact otherwise
uncertain information about physical, legal, or economic characteristics of
the subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in an
analysis.

Hypothetical condition: a condition directly related to a specific
assignment, as of the effective date of the assignment results, but is
supposed for the purpose of analysis.

Comment: Hypothetical conditions assume conditions are contrary to
known facts about physical, legal, or economic characteristics of the
subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in an
analysis.

Extraordinary Assumptions: No
Hypothetical Conditions: No

None of the aforementioned assignment conditions were relied upon to complete
this Appraisal Report.

SCOPE OF WORK ACCEPTABILITY

The scope of work includes the research and analyses that are necessary to
develop credible assignment results measured in the context of the intended use.
The scope of work meets or exceeds the expectations of parties who are
regularly intended users for similar assignments and what an appraiser’s peers’
actions would be in performing the same or similar assignment. Neither the
intended use of the assignment or the client’s objectives cause the assignment
results to be biased.






SCOPE OF WORK
Continued

SOLUTION
In preparing this appraisal:

e We inspected the subject property on September 13, 2016.

Researched the subject using public records, private data services,
market interviews, and verification by observation

We extensively gathered and analyzed data from the subject’s market
area (Gunnison County) and neighborhood (Crested Butte) from 2010 to
present. Sales data included closed sales and active listings for RV parks
with some mixed-use properties. Due to extremely limited sales data, we
expanded our search to competing neighborhoods from the entire
Western Slope and mountain regions of Colorado.

The best indicator for demand is based on the level of the appraisal
assignment, data availability, and the type of industry studied. Secondary
data necessary to calculate marginal demand through a Fundamental
Demand Analysis is unavailable; however some fundamental analysis of
the current use is provided in the form of RV industry statistics. Primary
data gathered in its original form by the researcher for the specific study at
hand is beyond the scope of work.

We made all efforts to confirm the sales with at least one party to the
transaction during the normal course of business.

Reference material by the Appraisal Institute include:

The Appraisal of Real Estate (Thirteenth Edition)

The Dictionary of Real Estate Appraisal (Fifth Edition)
Market Analysis for Real Estate by Stephen F. Fanning, MAI
Various coursework provided by the Appraisal Institute

Definition of Inspection

In this appraisal, a complete visual inspection is defined as the following: a
cursory visual inspection of the exterior and interior of the property. We
observed the overall general appearance and condition of the property. We did
not perform a test of the mechanical, plumbing, heating, cooling, or electrical
systems. We are not and do not act in the capacity of a Licensed Building
Inspector or Structural Engineer and we do not promote or present ourselves as
such. If so desired, the clients should retain an expert in these specific fields. We
do not _have the ability to detect hidden defects, if any, in the subject
Sstructure.

15






SCOPE OF WORK
Continued

APPLY THE SOLUTION

Analyzed the data and applied the Sales Comparison Approach (using the Price
per Unit method) as well as the Income Approach (using Direct Capitalization
and Gross Income multiplier analyses).

This is an Appraisal Report, which is intended to comply with the reporting
requirements set forth under Standards Rule 2-2 (a) of the Uniform Standards of
Professional Appraisal Practice. The depth of discussion contained in this report
is specific to the needs of the client and for the intended use. Supporting
documentation concerning the data, reasoning, and analyses is retained in the
appraisers’ file. The appraisers are not responsible for unauthorized use of this
report.

We, by reason of this appraisal, are not required to give further consultation or
testimony or to be in attendance in court with reference to the property in
question unless arrangements have been previously made.

In developing this real property appraisal, I:

(a) Am aware of, understand, and correctly employ those recognized methods
and techniques that are necessary to produce a credible appraisal,

(b) Strive to not commit a substantial error of omission or commission that
significantly affects an appraisal; and

(c) Strive to not render appraisal services in a careless or negligent manner,
such as by making a series of errors that, although individually might not
significantly affect the results of this appraisal, in the aggregate affects the
credibility of those results.

Comment: Perfectionism is impossible to attain, and competence does
not require perfection. However, an appraiser must not render appraisal
services in a careless or negligent manner. This Standards Rule requires
an appraiser to use due diligence and due care.






MARKET ANALYSIS

The Appraisal Institute’s Market Analysis for Real Estate by Stephen F. Fanning,
MAI, describes a Market Analysis process as one of three general scenarios:
site in search of a use or market; use or market in search of a site; and real
property as an alternative investment in the asset market. These processes are
similar for all property types, varying primarily in the identification of specific
property characteristics and market generators. The typical appraisal
assignment consists of the site in search of a use or market scenario and based
on the subject property’s existing use, the following process is developed:

Step 1. Summarize the property productivity
Define the subject property ~ location, physical, legal attributes
What attributes does the subject property offer the market?

Step 2. Delineate the market area and neighborhood
The area and neighborhood forces (governmental, social,
environmental, and economic) over which equally desirable
substitute properties tend to compete with the subject property.

Note: secondary data necessary to calculate fundamental demand and
foreseeable supply is rarely available [or reliable if available] in smaller rural
areas; such as specific consumer profiles, buyer characteristics, etc...

Measure current demand
Is the property use needed? e.g. recent and historical sales,
rents, etc...also known as inferred demand

Measure competitive supply
What is the competition for similar properties? e.g. active listings

Compare supply and demand
What is the condition of the market? e.g. high demand, low supply
etc...

Subject capture in the market based on the comparison of supply
and demand.

How much of the market analyzed can the subject property
capture? e.g. the resultant of supply and demand whilst
measuring qualitative and quantitative differences that drive
prices (and values).

This dedicated Market Analysis section synthesizes information from applicable
private and public data sources, as well as a collection of interviews with market
participants, over an extensive time period, to determine historical and prevailing
market conditions; thereby, the subject property’s complexity is valued with
appropriately methodology from the data presented in the Market Analysis with
intentions to satisfy regulatory requirements and client needs.






REGIONAL MAP






PROPERTY PRODUCTIVITY ANALYSIS

Step one of the market analyses summarizes legal, location, and physical
attributes.

LEGAL ATTRIBUTES

Legal Description:

Combined; Lots 24 & 25, Riverland Industrial Park, Filing 2, County of Gunnison,
State of Colorado

Parcel Numbers: 3255-120-18-011
3255-120-18-010

Account Numbers: R032017
R032016

Owner of Record/Borrower: Freeman Properties, LLC

VIEW OF HIGHWAY 135 LOOKING NORTHWEST FROM
THE RIVERLAND INDUSTRIAL PARK ENTRANCE






PROPERTY PRODUCTIVITY
Legal Attributes Continued

Sales History/Marketing Analysis/Contract:

According to applicable public records there have been no sales or transfers of
the subject property in the past three years. Furthermore, per MLS, the subject
property does not appear to have been listed for sale in the prior twelve months.

VIEW OF HIGHWAY 135 LOOKING SOUTHEAST FROM
THE RIVERLAND INDUSTRIAL PARK ENTRANCE

Assessor’s Assessment and Taxes:

ACCOUNT #R0032017

ASSESSOR ACTUAL VALUE:
LAND $ 42,150
IMPROVEMENTS $ 346,010
TOTAL $ 388,160

ASSESSED AND TAXABLE VALUE:
LAND $ 10,550
IMPROVEMENTS $ 74050
TOTAL $ 84,600

PROPERTY TAXES: $4,638.19 (2015)

The 2015 mill levy was 54.825. The assessor’'s actual value estimates are not
based on the definition of market value as presented in this report.






PROPERTY PRODUCTIVITY
Legal Attributes Continued

Assessor’s Assessment and Taxes:

ACCOUNT #R0032016
ASSESSOR ACTUAL VALUE:
LAND $ 83,550

ASSESSED AND TAXABLE VALUE:
LAND $ 24,230

PROPERTY TAXES: $ 1,328.41 (2015)

RV PARK ENTRY FROM RIVERLAND DRIVE
(LOOKING AT 711 RIVERLAND DRIVE)






PROPERTY PRODUCTIVITY
Legal Attributes Continued

Zoning:

There is no zoning in Gunnison County however the subject property is subject to
land use regulations (LUR) as part of the Middle Slate River Valley. In July of
2012, the owners successfully received the right to develop the “light industrial”
property into an RV park as the LUR did not allow the use as an RV Park.
Surrounding land use patterns and trends lend support (see the market analysis
section later in the report) to the subject as an RV Park based on the immediate
surrounding uses consisting primarily of residential (with warehouse or mixed-
use) properties.

Encumbrances/Encroachments/Easements: No survey was provided.
Typical public utility easements are assumed and are not considered to
adversely affect the marketability of the property. If a survey is undertaken that
reveals adverse easements, we reserve the right to amend the opinion of value
accordingly.

RV PARK ENTRY FROM RIVERLAND DRIVE
(LOOKING AT 693 RIVERLAND DRIVE)






PROPERTY PRODUCTIVITY
Legal Attributes Continued

Environmental Considerations

Based on our visual inspection, soil conditions appear to be typical of the area;
however, no soils or engineers report was provided. The appraisers have not
conducted a soils test or test of underground water. Identifying site and soil
contaminants or environmental issues is beyond the scope of this appraisal and
the appraiser’s expertise. Unless otherwise stated, this appraisal is based on the
assumption that the site and property are uncontaminated and unaffected by
environmentally hazardous materials or substances. If there is a concern
regarding this issue, then it is recommended that an expert in this field be
consulted as the appraisers are not qualified to make a determination
concerning environmental hazards. From a visual inspection, the site does
not appear to have any adverse conditions evident.

THE SITE BORDERS THE SLATE RIVER
(FISHING ACCESS TO PARK OCCUPANTS)






SITE ATTRIBUTES

Known As: Crested Butte RV Resort

Type: Seasonal; Limited Service

Location: Crested Butte, CO. On the southwest
side of Highway 135 just south of the
Crested Butte town limits and located in
the “Riverland Industrial Park”.

Visibility: Average

PAVILION AND PARK NEAR THE REAR OF THE SITES
AND CLOSE TO THE SLATE RIVER

Accessibility: Satisfactory

Site Size: +/- 1.06 ~ 693 Riverland Drive
+/- 1.04 ~ 711 Riverland Drive

Shape: Slightly Irregular

Topography: Slightly sloping from north to south allowing for adequate drainage






SITE ATTRIBUTES

Special Flood Hazard Area: According to FEMA Map #08051C0727D dated
May 16, 2013, the subject property does appear to be located within the
designated flood plain area inundated by 100 year flooding. However, it would
appear that the improvements are “built up” in which they are out of the flood
area. The appraisers are not Certified Floodplain Managers and if there is a
concern with special flood hazard areas, we recommend hiring an expert in this
field.






SITE ATTRIBUTES

Utilities:

Streets:

Landscaping:

PET PARK

Power ~ Gunnison Valley Electric
Company. Water — Gunnison County,
Private Septic & Holding Tank (no
leach) meeting environmental codes

Paved access from Highway 135;
aggregate (Riverland) drive; subject
drive and site is aggregate

Typical of RV parks






PARCEL MAP






SITE MAP






SITE ATTRIBUTES

SITE 1-2

SITE VIEW LOOOKING NORTH
MT. CRESTED BUTTE IN VIEW






SITE ATTRIBUTES

SITES 3-9

SITES 10-18






AERIAL MAP






IMPROVEMENT DESCRIPTION

Definition of Inspection

In this appraisal, a complete visual inspection is defined as the following: a
cursory visual inspection of the exterior and interior of the property. We observed
the overall general appearance, condition, and functionality of the property along
with measuring the buildings in order to determine the size of the improvements,
in square footage. We did not perform a test of the mechanical, plumbing,
heating, cooling, or electrical systems. We are not, and do not act in the capacity
of a Licensed Building Inspector or Structural Engineer and we do not promote or
present ourselves as such. If so desired, the client should retain an expert in
these specific fields. The appraiser does not have the ability to detect hidden
defects, if any, in the subject structures. However, we did inspect the interior and
exterior of the buildings and we have determined the buildings, structurally,
appeared to be in overall good condition and the property is also considered to
be in very marketable condition.

MAIN OFFICE/DWELLING/GARAGES






IMPROVEMENT DESCRIPTION

Improvements Description:

18 RV spaces

+/- office/check in

Shower/Bathrooms

Park area

Fishing access

2,240 sq. ft. dwelling

+/- 1,200 square foot space utilized for garage/shop/storage
additional office space

Overall Quality: Better than Average

Overall Condition: Good

BALCONY OVERLOOKING PROPERTY WITH EXCELLENT
SOUTHERN VIEWS






IMPROVEMENT DESCRIPTION

Building Description

The subject building is essentially considered to be an overall better than
average quality and in good condition, stick built dwelling (with an office/check in
type space on the ground level) originally constructed in 1998. The building was
measured and calculated to contain 4,480 square feet of gross building area with
a +/- 520 square foot deck on the southern elevation. The space breakdown is
measured to be +/- 1,200 square feet of garage/shop space with +/- 1,040
square feet of “office” space utilized for the RV park on the ground level; and the
upper level is residential measured to be 2,240 sq. ft. and consists of a kitchen,
dining, living area, 3 bedrooms and 2 baths in overall good condition. The only
other improvements considered “real property” is the bath house constructed in
2013.

KITCHEN/DINING AREA






IMPROVEMENT DESCRIPTION

KITCHEN/LIVING AREA






IMPROVEMENT DESCRIPTION

MASTER BEDROOM

MASTER BATH






IMPROVEMENT DESCRIPTION

THEATER ROOM AND STAIRWELL TO FIRST FLOOR

FIRST FLOOR OFFICE/CHECK IN AREA






IMPROVEMENT DESCRIPTION

FIRST FLOOR OFFICE SPACE

FIRST FLOOR RESTROOM






IMPROVEMENT DESCRIPTION

GARAGE/SHOP AREA VIEW

GARAGE/SHOP AREA VIEW






IMPROVEMENT DESCRIPTION

BATH (SHOWER) HOUSE

BATH (SHOWER) HOUSE






BUILDING SKETCH

Garage

Restroam

L
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Office %
Laundry

Bedraom Bedraom Iaster
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Comments:

AREA CALCULATIONS SUMMARY LIVING AREA BREAKDOWYN

Description Het Size Het Totals Breakdown Subtotals

First Floor 1040.0 1040, First Floor
Second Floor 2240.0 2240. 2000 x 280 560.0
Deck 520.0 520. 2000 x 24.0 4800
Garage 1200.0 1200. Second Floor

40.0 =x 56.0 2240.0

et LIVAELE Area (Rounded) 3 tems [Rounded)






SUMMARY:

PROPERTY PRODUCTIVITY RECONCILIATION

Utility of the subject property (as) is acceptable is considered, at a
minimum, satisfactory and marketable for the regional RV park market.






INSURABLE VALUE ~ AS IS

The following definitions are from The Dictionary of Real Estate Appraisal, Fifth
Edition (published by the Appraisal Institute), Chicago.

1. The value of an asset or asset group that is covered by an insurance
policy; can be estimated by deducting costs of non-insurable items (e.g.,
land value) from market value.

. Value used by insurance companies is the basis for insurance. Often
considered to be replacement or reproduction cost plus allowances for
debris removal or demolition less deterioration and non-insurable items.
Sometimes cash value, but often entirely a cost concept. (Marshall &
Swift LP)

Therefore, based on these definitions, we have estimated the insurable value of
the building without considering any physical depreciation.

Replacement Cost Estimate:

Single Family Residences: (Marshall Valuation Section 12, Page 25;
Good Quality Class D)

Direct Cost Estimate (New):
$116.28 sf x 1.05 (Current Cost Multiplier) x 1.20 (Local Multiplier)
equals $146.51 per square foot:

+/- 3,280sf @ $146.51/sf = $ 480,553

Built In Garages (Marshall Valuation Section 12, Page 31; Good Quality
Class D)

Direct Cost Estimate (New):
$35.98 sf x 1.05 (Current Cost Multiplier) x 1.20 (Local Multiplier)
equals $45.33 per square foot:

+/- 1,200 sf @ $45.33/sf = $ 54,402
Indirect Costs Estimate:
Survey Fees, Incidentals, Contingency,

Financing Fee, Permits, etc (10%). $ 53,500

Replacement Cost Estimate: $ 588,451






INSURABLE VALUE ~ AS IS
Continued

Bath Houses (Marshall Valuation Section 12, Page 29; Good Quality
Class D)

Direct Cost Estimate (New):
$130.59 sf x 1.05 (Current Cost Multiplier) x 1.20 (Local Multiplier)
equals $164.54 per square foot:

+/- 140 sf @ $164.54/sf = $ 23,036

Indirect Costs Estimate:
Incidentals, Contingency,
Financing Fee, Permits, etc (10%). $ 2,300

Replacement Cost Estimate: $ 25,336

In our opinion, the “greenhouse” located on the site is not considered real
property as it not taxed as real property by the Gunnison Assessor and thus, no
replacement cost is considered for this structure.

The appraisal report provides an “Insurable Value” or “Insurable Replacement
Cost” opinion. The cost amount indicated is for informational purposes only.

The appraiser does not accept nor assume any responsibility or liability relating
to the required amount of insurance that is needed to replace the subject
improvements due to a covered loss.

The appraisers strongly recommend obtaining advice from a professional
insurance agent or broker regarding this issue or any other property insurance
related matter in order to ascertain the exact amount of insurance coverage that
would be considered appropriate.

REMAINING ECONOMIC LIFE

Per Marshall & Swift, economic life for residential dwellings (which is what the
improvement essentially is) is 55 years. The subject was constructed in 1998
with apparent updating and/or remodeling occurring in the past; hence, our
estimate of the remaining economic life is 45 years, or an effective age of 10
years, versus the actual age of 18 years old due to the overall condition of the
improvements.






AREA MAP





MARKET DELINEATION

Step two of the market analysis process is the delineation of the specific
marketing area for the subject property. Most of this information is contained in
the Area and Neighborhood Analyses in an appraisal report and is, therefore,

included here.

The Area and Neighborhood Analyses provide a general description of the social,
economic, governmental, and environmental forces that influence property
values in the specific vicinity of the subject property at a specific time. The Area
and Neighborhood Analyses reflect Level A and B data. Level A analysis is
general and descriptive, not subject-specific. Anticipated market conditions are
inferred from historical data rather than forecasted. Level B analysis expands
upon Level A analysis and is based on data from broad-based market surveys in

which inferred and fundamental demand as well as supply is presented.

Local Market

The appeal of the subject is driven by the synergy created by the convergence of

the market forces behind three area communities with diverse appeal and
benefits. The three communities include the Gunnison (Town) area, Mt. Crested
Butte (resort area), and the Town of Crested Butte area. The “Gunnison” area
offers goods and services, a labor force, affordable housing inventory and a
university. The Crested Butte area offers a blend of characteristics and serves
as a crossroads between these communities. The Town of Mt. Crested Butte as
well as the Town of Crested Butte offers high-end dining, shopping, skiing, and

golf — all of which appeal to the subject’s target market.






The subject’'s market is a mixed demographic consisting of a populous that is
‘rooted rural” and/or rural resorters defined as 40 to 60-year-old second home
owners who enjoy the outdoors and seek a retreat to a cool climate during the
summer months. The areas provide opportunity for development in a
spectacular river valley and high alpine setting with access to both basic services
and world-class amenities. The driving force in the local markets is the
discriminating and affluent group of financially sound investors in the second
home market. Likewise, second homeowners from Sun Belt states, retirees, and

telecommuters are attracted to the area by the climate and its small, mountain-

town lifestyle.

File Photo

CRESTED BUTTE LOOKING NORTHWEST FROM HIGHWAY 135






NEIGHBORHOOD MAP






MARKET ANALYSIS ~ COMMUNITY PROFILE

ENVIRONMENTAL FACTORS

Location: Capitalize on  convergence of recreational
opportunities surrounding the area

Landscape: River valley surrounded by spectacular mountain
peaks and mountain vistas with high alpine terrain &
limited supply of retail oriented private land

Environmental
Stewardship: Impact on public relations and economic sustainability

Air Transportation: Gunnison-Crested Butte Regional Airport
Neighboring County: Montrose Regional Airport

Climate: 8,885 feet above sea level;, Average Annual
Temperature ~ 51.5 (F) High and 17.9 (F) Low;
Average Total Snowfall is 198.0 inches

Population:






Local
Demographics:

SOCIAL FACTORS

Rooted Rural ~ Farmers, ranchers, miners, retirees,
outdoor enthusiasts, “lone eagle” telecommuters,
‘baby boomers” seeking a retirement and vacation
destination.

And Enterprising Professionals, active 40 to 60-
year-old second home owners who enjoy the
outdoors and seek a retreat to a cool climate during
the summer months; and 25 - 40 year old
“technologically” advanced consumers.






Number of Units

Housing Types
(excluding dormitories and Bed & Breakfasts)

B Acceszory Dwelling
B Mlii-Family

O Units in Business Building

W Mobile Home
O Darplex
O Single Family Residential

2003 005 2006 2007
Year

1

Source: Town of Crested Butte

2008

200¢ 2010 2011 2012





Local Factors:

Community Budget:

Historical Taxes:

Economic Base:

Labor Force:

GOVERNMENTAL FACTORS

The Town of Crested Butte has a comprehensive plan
in place; there are air pollution standards; zoning
ordinances; watershed standards; architectural review
standards; and subdivision regulations.

ECONOMIC FACTORS

Traditional resource-based industries of agriculture,
mining, and timbering; with a major transition
occurring since the 1970’s with growth focused on the
“‘New West” economy of ski tourism and recreational
opportunities. This is especially true since the 1990’s.






Major Employers:

Real Estate:

Median Single Family Home Sale Price

Building Permits:






CRESTED BUTTE SKI AREA STATISTICS:






SUMMARY:

In summary, the subject neighborhood is considered to be a stable, well-

established small rural mountain/resort town with overall steady appeal in the
region. Its close proximity to abundant scenic recreational areas combines to

make Crested Butte conducive for continued demand and growth.

With regards to real property, the subject’'s market areas are currently
experiencing subtle to moderate economic demand. Regarding the immediate
area, the recent passing of retail cannabis sales, has been positive for the real
estate market, especially in the Riverland Industrial Park (the designated areas

allowed for commercial production).






DEMAND ANALYSIS

Step three of the market analysis process estimates existing and anticipated
market demand for the specific property type. Two methods are utilized here —
inferred demand analysis and fundamental demand forecast.

FUNDMENTAL DEMAND
RV INDUSTRY & TRAVELERS

The RV industry dates back to 1910. The recreational vehicle was often identified
as a “house car” and travelers were labeled “tin can” tourists (RV Hall of Fame,
2010). The passage of time has allowed the RV, the campground, and the RV
lifestyle to evolve. Today’s RV industry is a 37.5 billion dollar industry with
approximately 9 million households owning an RV (RVIA, 2014). RV parks and
campgrounds nationwide have steadily increased since 2009. The recreational
vehicle, specifically, has incurred tremendous change in its 100 years of
existence. The present day RV has lengths up to 45 feet, has heights matching
that of tractor trailers, and has features equal to or more extravagant than found
in conventional homes. The campground, likewise, has also changed significantly
over the past 100 years. Campgrounds were often a sectioned off piece of
farmland, providing at best, water and electricity. Today, there are over 16,000
RV accessible campgrounds nationwide. Some campgrounds have remained
remote and primitive while others are luxurious gated communities. The RV
lifestyle, consequently, is also quite diverse. With so many campgrounds and
recreational vehicles to choose from, travelers freely select their destination and
projected travel experience. Some choose nearby destinations while others
prefer long distance travel. Some prefer one night away while others become full
timers, often selling their traditional home. [Journal of Tourism Insights; Volume
2, Issue 2, Article 4; May 10, 2011]

There are more than 12,000 RV-related businesses in the U.S. with
combined annual revenues of more than $37.5 billion. The RV industry
employs more than a quarter million Americans, and has a total payroll of
approximately $4.9 billion. Stringent credit standards and sagging
consumer confidence have contributed to significant RV-related job
losses. Since June 2007, RV industry layoffs total approximately 280,000 -
55% of the industry's workforce. RV shipments began to improve in the
last half of 2009 and RV manufacturers have begun to rehire workers.
Shipments in 2011 were 4.1% higher than in 2010.






FUNDAMENTAL DEMAND FORECAST
Continued

RVs are made by American companies employing American workers that
are located in America. In fact, more than 60% of recreation vehicles are
made in Elkhart Country, Indiana. Another 15% are produced in Oregon
and California.

Today's typical RV owner is 48 years old, married, with an annual
household income of $62,000 - higher than the median for all households,
according to the Michigan study. RV owners are likely to own their homes
and spend disposable income on traveling - an average of three weeks
annually, RVIA research shows.

A leading force behind RV ownership's upswing is the enormous baby
boomer generation, supported by strong ownership gains among both
younger and older buyers. In fact, high RV ownership rates now extend
across a 40-year span from age 35-to-75, the Michigan study found.

More RVs are now owned by those ages 35-to-54 than any other group,
according to the University of Michigan study.

More than 11 percent of U.S. households headed by 35-to-54 year olds
own an RV, exceeding the 9.3 percent ownership rates of those 55 and
over. The 35-to-54 age group posted the largest gains in the 2011
Michigan survey.

Changes in the frequency and duration of vacations favor the RV industry.
Americans are traveling shorter distances and on weekends with less
planning, according to recent studies. For RV owners, this is a convenient
travel pattern.

RV demand remains robust and the potential for future sales is bright,
according to a University of Michigan study. Among U.S. households that
have never owned an RV, more than one in seven expressed interest in
purchasing an RV in the future.

Both parents and empty-nesters are strong potential RV buyers, and
promising future prospects are emerging among younger, ethnically
diverse consumers, reveals a Harris Interactive study commissioned by
the Go RVing Coalition. Generation Xers exhibit interests in outdoor
activities that are highly compatible with RVing, the study found.

RV manufacturers are innovating to give consumers an array of product
choices. Manufacturers are producing lightweight towables and smaller,
fuel-efficient motorhomes. Green technologies such as solar panels are
appearing on an increasing number of RVs.






FUNDAMENTAL DEMAND FORECAST
Continued

The top reasons for using their RVs more include enjoying outdoor activity, taking
mini-vacations, spending quality time with family, and escaping from the stress

and pressure of everyday life.

A 2011 study by travel industry experts PKF Consulting found that a family of
four can save 23-to-59 percent when they travel in their RV, even when factoring
in purchase price, maintenance costs, and rising gas prices. RV owners agree -
74% of Campfire Canvass respondents said RV vacations cost less than other

forms of travel even when fuel prices rise.

"Almost nine million Americans own RVs because of the unmatched freedom and
flexibility they provide when traveling," said RVIA President Richard Coon.
"When fuel prices rise they can adjust their plans to reduce driving but still spend

quality time outdoors with loved ones."

Emerging Trends in RV Usage

Approximately 18 percent of RV owners are engaging in "seasonal" or
"destination" camping, according to the survey. Destination campers leave their
RV parked at one location for the entire spring/summer (or longer) and travel

back and forth to it using a family car.

Many families are taking shorter, more frequent getaways in their RVs to
accommodate busy schedules. According to the survey, 70 percent of RVers

plan to take more 1-4 day mini-vacations this spring/summer.

RV owners appreciate the control RVs offer in today's travel climate. Unlike air

travelers, RVers can bring anything they want on vacation - including pets.

According to the survey, 54 percent of RV owners bring pets along on trips. Most

RVers traveling with pets bring dogs (92%) and cats (14%). Others bring along

other pets such as birds, ferrets, snakes and horses.
58






FUNDAMENTAL DEMAND FORECAST
Continued

RVing is a great way to stay active while on vacation, according to RV owners.

More than 71 percent said they're more physically active on an RV trip - 76%
said their children are more active. RVers cite the flexibility to enjoy outdoor
activities (79%), and escape everyday stress and pressure (70%) as primary

benefits of RV travel versus other types of vacations.

America's state and national park systems are popular destinations for RV trips
this spring/summer, according to the survey. 72 percent of RVers plan to visit a
national park this year; 74 percent say they'll visit a state park. Two-thirds plan to

visit historic site this spring/summer.

RVers enjoy an array of activities while traveling in their RVs. Favorites include:

Sightseeing - 77%

Cooking out - 75%

Visiting friends and family - 58%
Hiking - 57%

Fishing - 50%

Visiting festivals or fairs - 49%

Other popular activities include antiquing, biking, visiting museums, and

attending family reunions and events.

Source: Recreation Vehicle Industry Association






FUNDAMENTAL DEMAND FORECAST
Continued

RV INDUSTRY INVESTMENT POTENTIAL & OUTLOOK

As many baby boomers contemplate retirement, quite a few are opting out of an
overseas excursion and buying a recreational vehicle instead. With pent-up
demand for replacement campers, as well as a flood of new buyers entering the
market, sales of motor homes have jumped 30% from the previous year, making
2014 a year of record RV ownership (latest data available when considering

‘wholesale” shipments).

The following statistics show the retail value of wholesale shipments of
recreational vehicles in the United States from 2000 to 2014. In 2009, wholesale
shipments of recreational vehicles in the U.S. had a retail value of 5.15 billion
and since then, the increase as been almost three-fold at 15.4 billion in 2014.

Although 2015 data has not been made available yet, the forecasts project

380,000 units shipped which is up 6.5% from the 356,735 shipped in 2014.
Furthermore, according to an article published by PR Newswire titled
Recreational Vehicle (RV) Market in North America 2015-2019 on January 6,
2015, TechNavio analysts are forecasting a compound annual growth rate of RV
sales in the North America market of 8.35% over the period from 2014 to 2019.






INFERRED DEMAND AND SUPPLY ANALYSIS

MACRO MARKET DATA

It is inherent to the subject’s market area and competing areas that there are
very few truly comparable sales to analyze. The following tables show that the
availability of relatively similar comparable sales for analysis is extremely limited.
Therefore, it is necessary to go further back in time to analyze demand as well as

provide analyses of the regional area.

Available Area wide RV Park Sales

ID
&
Location

Sale
Price

Date
of
Sale

#
RV/Mobile
Spaces

$/Space

Monument RV & Self Storage
Fruita

$4,600,000

10/04

110

$41,818

Junction West RV Park
Grand Junction

$2,572,900

06/07

70

$36,756

Mobile City RV & Mobile Home Park
Grand Junction

$2,500,000

06/06

$17,361

RV Ranch at Grand Junction
Grand Junction

$3,175,000

03/04

$22,842

Cedar Creek RV Park
Montrose

$1,300,000

08/10

$30,233

Rogers Mesa RV Park &
convenience store
Hotchkiss

$320,000

04/07

Country Village RV Park & Cabins
Montrose

$975,000
Bankruptcy
Deed

06/09

$7,500

Alpine Trails RV Park
South Fork

$350,000

07/09

$7,000

Twin Rivers RV Park & Cabins
Antonito

$425,000

02/07

$10,625

Grandview RV Park & Cabins
Southfork

$1,250,000

09/08

$13,889

Dolores River RV Park & Cabins
Dolores

$1,400,000
Bank owned
sale

05/09

$15,556

Elkhorn RV Park & Cabins
Lake City

$535,000

10/08

$24,318

North Durango KOA
Durango

$3,700,000

05/06

$24,342

Mesa Verde RV Park & Spa
Mancos

$1,400,000

11/07

$28,000

Valley Sunset RV Park & Campground
Delta

$1,550,000

07/08

$28,183

Shady Creek RV Park
Cedaredge

$541,500

05/07

$31,853






Available Areawide RV Park Sales Continued....

ID
&
Location

Sale
Price

Date
of
Sale

#
RV/Mobile
Spaces

$/Space

Hwy 141 & Adams
RV Park
Naturita

$750,000

05/08

20

$37,500

Hangin’ Tree RV Park & convenience
store
Montrose

$1,150,000

04/06

25

$46,000

Pleasant Valley Cabins &
Campground
Cimarron

$680,000

04/06

10

$68,000

Ouray RV Park & Cabins
Ouray

$2,100,000

05/10

64

$32,813

Dolores River RV Park,
Dolores, CO

$1,120,000

05/13

80

$14,000

Strasburg KOA
Strasburg, CO

$2,500,000

1112

57

$43,860

Mobile City RV & Mobile Home Park
Grand Junction

$2,650,000

12/12

$25,980

Mesa Verde RV Park
Mancos, CO

$1,275,000

02/12

$25,500

Lightner Creek Campground
Durango, CO

$2,000,000

10/12

$37,736

Tall Texan RV Park & Cabins,
Gunnison, CO

$1,502,000

02/12

$16,151

Montrose KOA
Montrose, CO

$2,050,000

06/14

$33,065

Ouray RV Park & Cabins
Ouray

$2,000,000

05/15

$33,333

Aspen Trails RV Park
Cedaredge CO

$525,000

09/13

$23,864

Hangin’ Tree RV Park & convenience
store
Montrose

$825,000

08/15

$46,000

Spanish Trails RV Park
Moab, Utah

$2,000,000

02/11

$33,333

Available RV Park Active and Expired Listings

ID
&
Location

List
Price

# $/Space
Spaces

Centennial RV Park & Cabins
Montrose CO

$1,500,000*

60

$25,000

Black Canyon RV Park &
Campground
Cimarron CO

$970,000*

26

$37,308

Cedar Creek RV Park
Montrose

$1,430,000*

43 $33,256

Elk Creek Campground,
New Castle, CO

$1,995,000

67 $29,776

Sundance RV Park
Cortez, CO

$2,000,000

68 $29,412

East Durango KOA
Durango CO

$3,500,000

$29,167






Available RV Park Active and Expired Listings Continued...

ID
&
Location

List
Price

#
Spaces

$/Space

Grand Junction KOA
Grand Junction, CO

$2,550,000*

71

$35,915

RV Park in Gunnison
Gunnison, CO

$2,150,000

$16,165

RV Park in Salida
Salida, CO

$3,800,000

$21,714

Jellystone Park
Montrose, CO

$2,400,000

$15,000

Shady Creek RV
Cedaredge, CO

$598,000

$38,176

Tall Texan RV Park & Cabins,
Gunnison, CO

$1,775,000

$19,086

RV Park in Gunnison
Near Blue Mesa
Gunnison, CO

$2,000,000

$15,038

*expired

Average sale price (rounded) per RV space:
$29,000

Average RV Space
66

Median list (expired) price (rounded) per RV space:
$27,000

There are too few sales (insufficient sample size) to perform
statistical analysis (quarterly trending of median sale price per
space) and draw meaningful conclusions.






MARKET EQUILIBRIUM & MARGINAL DEMAND

In step five of the market analysis process, supply and demand are compared
over time to determine the status of the market today.

Current Absorption

Overall, given very few active listings throughout the Western Slope and
surrounding market areas analyzed coupled with the fact that very few are ever
actually listed per the local MLS it is difficult to accurately quantify a specific level
of absorption. Howbeit, it does appear that there is demand for possibly 1 to 3
sales per year, which equates to a minimum of a one year supply assuming
adequate marketing was utilized.

Market Conditions

Market conditions make the period over which the appraisal may be valid
dependent on the return of an active real estate market. The slide below depicts
the Appraisal Institute’s interpretation of the impact of market conditions on real
estate. Based on the below slide and reflecting on the supply and demand
analyses in the prior pages, the real estate market is in a “recovery” with upward
trends based on the current “supply” factor being minimal....

THE APPRAISAL INSTITUTE

What Happens?

Appramal Institde 3posisng Datrased “ommerie Real Estats






The upward trend in sales volume presented on the previous pages referenced in
the below slide suggests the market may have “bottomed” out and/or has
“‘bottomed” out with an uncertain span in this cycle.

Classic Real Estate Cycle

1881-82 198788

Apprarssl Institute Apmrasng Detremed Conmeris feal Fstate

Source: Appraising Distressed Commercial Real Estate seminar handbook
Current Absorption
Historical data dating from January 2004 to present indicates a current

absorption rate of approximately 1-3 sales per year in the Western Slope/Four
corners region of Colorado and Utah.

ABSORPTION RATE
+/- 1-3 sales per year for the foreseeable future






SUBJECT CAPTURE & CONCLUSIONS

In Step six of the market analysis process, property-specific market capture is

estimated. This involves reconciliation of subject capture indications derived by

analysis of inferred and fundamental methods. Due to the lack of specific data

for RV type properties in the immediate market, no reliable conclusions can be
made from the inferred demand analysis; however, considering various published
reports with regard to the recreational vehicle market currently reflect positive

fundamental indications for future demand.






VALUATION ANALYSIS






HIGHEST AND BEST USE
Definition and Source

The Appraisal Institute’s, The Appraisal of Real Estate, Thirteenth Edition defines
highest and best use as:

“‘Highest and best use is the reasonably probable and legal use of vacant
land or an improved property that is legally permissible, physically
possible, appropriately supported, financially feasible, and that results in
the highest value.”

The Appraisal Institute’s, The Dictionary of Real Estate Appraisal, Fifth Edition,
defines highest and best use as:

“The reasonably probable and legal use of vacant land or an improved
property that is physically possible, appropriately supported, financially
feasible, and that results in the highest value. The four criteria the highest
and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity. Alternatively, the probable
use of land or improved property — specific with respect to the user and
timing of the use — that is adequately supported and results in the highest
present value.”

The Appraisal Institute’s, Market Analysis for Real Estate, by Stephen F.
Fanning, MAI, continues with:

“First and foremost, highest and best use is a probability study based on
the most probable size, intensity, and quality in the market, given the
subject’s physical and locational constraints and opportunities. Second, it
is a study that must be appropriately supported, meaning that an
economic demand must exist for the property and must translate into
enough buying power to realize that demand. Finally, it must be a use
selected that produces the highest (most probable) value from among
alternatives.”






Highest and Best Use as Vacant

Highest and Best Use as vacant is the most prudent and realistic use which
produces the greatest residual land value as of the date of appraisal assuming
the site is vacant and available for development. Any improvements are
disregarded. This process entails the selection from all possible uses that are
legally permissible, physically adaptable to the site, and financially feasible.

Based on the current and foreseeable economic conditions for the recreational
vehicle industry coupled with the lack of actual supply (there is no other
competition other than public lands) in the Crested Butte market; it would be
financially feasible to develop the land as an RV park.

Highest and best use as improved. Existing physical use

Legally Permissible: Legally, the subject site can be utilized as a special
purpose property, RV Park, which is in compliance
with the Crested Butte LUR.

Physically Possible: Physically, the site offers acceptable functional utility.
Water, power, propane, phone, and internet are
available and assumed to be of sufficient quantity to
service whatever requirements are necessary for the
property size and type.

Financially Feasible: Based on the current demand of similar use
properties in the region, it appears that the use of the
subject improvements as a special purpose property
is financially feasible.

Maximally Productive: | The current improvements are considered to provide
the highest achievable return on an investment for the
subject property at this time.

To this point in the appraisal, the subject property’s productivity and the overall
market conditions has lead to the highest and best use conclusions and provides
the foundation and support for the value opinions. Hence, in the balance of this
report, appropriate methodology has been utilized in arriving at an estimate of
market value. In estimating the market value for a given property, it is necessary
for the appraiser to review and consider all available and relevant techniques for
estimating the value of a given property. These approaches are explained and
presented on the following pages.






APPROACHES TO VALUE

Of the three traditional approaches to value, the Income Approach is typically the
most applicable for RV parks because it most closely follows the actions and
expectations of investors and owner-operators. RV parks are usually bought and
sold on the basis of their income potential. The Sales Comparison Approach is
also an appropriate methodology to determine the subject’s market value.
Potential buyers typically rely on direct sales comparison in reaching a final
purchase price. The Cost Approach is flawed by the difficulties and subjectivity
of estimating depreciation and finding comparable land sales with similar Highest
and Best Use. Therefore, it was determined that no reliable or supportable value
conclusions were evident via the Cost Approach. Thus, the Sales Comparison
Approach and the Income Approach are utilized to arrive at an estimate of
market value. All rely on comparable data taken from the real estate
marketplace. = The approaches are most accurate when reliable market
information is available. Unfortunately, a scarcity of recent RV park sales
weakens not only the Sales Comparison Approach, but also the Income
Approach.

The Sales Comparison Approach

The Sales Comparison Approach compares the subject property with competitive
properties that have recently sold on the open market. Comparisons are made
for differences in market conditions and physical characteristics between the
subject and the comparables. This approach produces a reliable indication of
market value where there is an active market for the type of property under
appraisal. The number of unsupportable adjustments required and the scarcity
of truly comparable recent sales reduces the reliability and applicability of the
Sales Comparison Approach.

The Income Approach

The Income Approach values the property through the eyes of the typical
investor. The most commonly applied Income Approach method is Direct
Capitalization based on a single overall cap rate abstracted from market sales.
This method estimates the gross income expected to be earned by the property
in comparison with competitive properties. Deductions are made from the gross
income representing the vacancy rate and property expenses paid by the
investor/owner, resulting in an indication of the first year's net operating income
earned by the property. This net operating income is then capitalized into value
at a rate that is commensurate with the risks inherent with the ownership of the
property. Direct Capitalization reflects market reasoning when properties are
already operating on a stabilized basis and there is ample supply of comparable
sales with similar risk levels, incomes, expenses, physical and locational
characteristics, and future expectations. Overall rate reliability depends on the
quality and quantity of sales information. The use of alternative capitalization






APPROACHES TO VALUE
continued

methods and the deductive method of analyzing alternative investments,
however, can improve the applicability and accuracy of the Income Approach.

Effective Gross Income Multiplier Method

Although the Income Approach is the most reliable valuation method for most RV
park appraisals, it has certain inadequacies. In most cases, there is insufficient
data for developing and supporting an appropriate capitalization rate for RV
parks. In competitive industries with high levels of management required,
verifying expense rates can prove difficult. For these reasons, the effective gross
income multiplier method is typically utilized. This method tends to equalize
differences in property characteristics and income/expense statements. Effective
gross income must reflect stabilized occupancy and be within the market range.
The effective gross income multiplier method works well when expense operating
ratios are reasonably consistent between the subject and comparables.

Discounted Cash Flow Analysis

Given today’s market conditions and uncertainty of forecasting financial results

five or ten years into the future makes Discounted Cash Flow analysis unreliable.
This technique is not often applied to RV parks because it requires a great
number of assumptions and estimates. More importantly, buyers of RV parks do
not commonly rely on it.

Reconciliation

The value indications produced by the two most relevant approaches to value in
this case are analyzed collectively. The quantity and quality of market data
available and the advantages and disadvantages inherent in each approach
relative to the subject property in the local market are carefully analyzed.






Business Value, Personal Property, Fixtures, Furnishings & Equipment

RV parks are a combination of real estate value and the value of a business
operation. Business operations and personal property components vary, but
even the simplest park requires some basic business management skills. By
definition, any value in excess of the fee simple value of the real property is
considered intangible and/or personal property. Intangible items are non-
physical assets such as goodwill, trademarks, franchise fees, patents, and
contracts. The income from the real estate and the income generated by the
business operation are not differentiated as the two are intermingled. When
sales are transacted, it is unusual for the purchase contract to be broken down
into the price of the real estate and the price of the business. Knowledgeable
brokers who specialize in RV parks recognize that an RV park business is rarely
sold or transferred separately from the real estate on which it is operated.
Studies suggest that one supportable method for segregating value is to remove
the professional management expense from the income stream. Deducting a
management fee effectively removes the intangible value from the real estate
value. The logic behind this technique is that a management contract has non-
realty (intangible) value because it is a private agreement that does not run with
the land.

Personal property is defined as movable items of property that are not
permanently affixed to, or part of, the real estate. Most of the value in an RV
park is represented by the real estate. In the case of the subject property,
personal property items contribute less than 5% to overall property value. Once
put into operation, personal property depreciates very rapidly.

This appraisal analysis and the conclusion of value pertain specifically to the real
property elements. Only fixtures, furnishings, equipment (FF&E) and business
value may be included on analysis of various type sales data as evidenced in the
marketplace. No other personal property has been included, in accordance with
the instructions of the client and the Uniform Standard of Professional Appraisal
Practice (USPAP). .






SALES COMPARISON APPROACH






COMPARABLE ONE

DBA:

Hangin’ Tree RV park & retail fuel center

ADDRESS:

17250 Highway 550, Montrose, CO

SALE DATE:

August 31, 2015

GRANTOR:

CROSSROADS MANAGEMENT V LTD

GRANTEE:

MARTENS GEORGE ROBERT & CASTIMORE JAMES G

SALE PRICE:

$825,000

# OF SPACES:

25 RV spaces

UNIT PRICE:

$33,000 (per space)

LAND SIZE:

+/- 3.758 acres

DESCRIPTION:

Hangin Tree RV Park with convenience store on 3.758 acres. Property
consists of convenience store, a shower/laundry bldg., canopy over
gas pumps, 25 RV spaces and a 1,590 sq ft residence.

CONFIRMATION:

Buyer interview

FINANCING:

Cash

RECENT PRIOR
SALE(S):

2006; $1,150,000






COMPARABLE TWO

DBA:

Ouray RV Park & Cabins

ADDRESS:

1702 Main Street, Ouray, CO

SALE DATE:

May 07, 2015

GRANTOR:

Alan & Leslie Riley

GRANTEE:

JTP Incorporated

SALE PRICE:

$2,000,000

# OF SPACES:

60 RV spaces

UNIT PRICE:

$33,333 (per space)

LAND SIZE:

+/- 7.22 acres

DESCRIPTION:

60 RV spaces, 4 cabins, Dwelling (+/- 2,447 sq. ft.), small
restaurant/diner, small check in/office building, RV dump, trash bins,
showers, laundry center and river frontage.

CONFIRMATION:

Parcel #4515-303-08-001; #4515-303-06-001
Seller interview; Broker interview

FINANCING:

Conventional

RECENT PRIOR
SALE(S):

2010; $2,100,000






COMPARABLE THREE

DBA:

Black Canyon KOA

ADDRESS:

200 N. Cedar Avenue; 1509 & 1517 Locust Road, Montrose, CO

SALE DATE:

June 19, 2014

GRANTOR:

Thomas W Bell

GRANTEE:

Missle Drive Partners, LLC

SALE PRICE:

$2,050,000

# OF SPACES:

62 RV spaces

UNIT PRICE:

$33,065 (per space)

LAND SIZE:

+/- 9.98 acres

DESCRIPTION:

62 RV spaces, 10 tent sites, 5 cabins, Studio Apartment,
manufactured home, gift shop, RV dump, trash bins

Playground, swimming pool, canopied court yard area

two residential dwellings, showers, laundry center and water features.

CONFIRMATION:

Parcel #3767-223-01-001; #3767-224-07-018
Seller interview; Broker interview

FINANCING:

Conventional

RECENT PRIOR
SALE(S):

None






COMPARABLE FOUR

DBA:

Aspen Trails RV Park

ADDRESS:

19991 Highway 65, Cedaredge, CO

SALE DATE:

September 05, 2013

GRANTOR:

Willilam J & Kimberly A Vezzoso

GRANTEE:

WJV, LLC

SALE PRICE:

$525,000

# OF SPACES:

22

UNIT PRICE:

$23,864 (per space)

LAND SIZE:

+/- 16.67 acres

DESCRIPTION:

22 RV spaces, tent area, 2 cabins, two residential dwellings,
Showers, Pavilion, Ice Cream Shop, Deli, Soda Fountain and Souvenir
Shop

CONFIRMATION:

Buyer Interview

FINANCING:

Cash

RECENT PRIOR
SALE(S):

None






COMPARABLE FIVE

DBA:

Chinook Lodge

ADDRESS:

29666 W. U.S. Highway 160, South Fork

SALE DATE:

Under Contract

GRANTOR:

Debra & Richard Haynes

GRANTEE:

Unknown

SALE PRICE:

$869,000

# OF SPACES:

18

UNIT PRICE:

$48,278 (per space)

LAND SIZE:

+/- 4.11 acres

DESCRIPTION:

18 RV spaces, 10 cabins, retail/recreation/residence, restaurant, 2™
floor of lodge used as owner’s residence, workshop. Seasonal
operations at the time of sale.

CONFIRMATION:

Prior workfile

FINANCING:

N/A

RECENT PRIOR
SALE(S):

$750,000; 10/30/2009






COMPARABLES DATA

Search Criteria

The comparables utilized in this analysis are the most similar properties in the
subject’s area and surrounding competing area representing the most reliable
data available at the time of appraisal. Comparables are selected to best provide
a composite picture of the subject’s physical characteristics. Every effort has
been made to bracket the subject within as narrow a range as possible. The
following relevant characteristics are reflected in the comparables:

RELEVANT CHARACTERISTICS

Location Mountain, rural locations
but Highway access

Time Considering the extremely
limited data for small rural
markets of resorts,
somewhat similar market
conditions are presented
over time

Highest and Best Use Small RV/Cabin/Tent type
lodging

Physical Characteristics | Uses
Lodging
Retail
Quality
Condition

Unit of Comparison

Given the challenge of supporting quantitative adjustments using true paired
sales from the limited number of real estate transactions, a qualitative analysis is
also performed. Without an adequate statistical sample, qualitative analysis
brackets the subject within the sales prices. This can reduce the risk of over-
adjusting sales from an artificially created range of adjusted sale prices.
Furthermore, due to the subjectivity of adjusting for intangibles such as blue
sky/business value as well as the difference in the number of rental units and/or
improvement type and size; we are qualifying the unit of comparison on a price
per RV space and overall sale price in order to provide a reasonable opinion of
value from the Sales Comparison approach.






Information analyzed and reasoning that supports the analyses, opinions, and
conclusions are only summarized in a summary level report. Supporting
documentation is retained in the Appraiser's file.

SALES COMPARABLES

ID Sale Date $/Space
& Price Of
Location Sale

Hangin’ Tree RV Park | $825,000 08/15 $33,000
Montrose, CO

Ouray RV Park & Cabins | $2,000,000 05/15 $33,333
QOuray, CO

Black Canyon KOA, | $2,050,000 06/14 $33,065
Montrose, CO

Aspen Trails RV Park, | $525,000 09/13 $23,864
Cedaredge, CO

Chinook Lodge $869,000 Under $48,278
South Fork, CO Contract

Comparable Selection

The comparables utilized in this analysis are competing properties in the
subject’s market area as well as the most reliable and similar overall available at
the time of the appraisal. Comparables were selected to best provide a
composite picture of the subject’s physical characteristics and location as well as
additional locations throughout western Colorado and Eastern Utah. Relevant
characteristics such as location and market area forces, property type, and
number of RV spaces are represented by the comparables. Number of RV
spaces is bracketed and land size is best represented by sales comparable
seven. Despite extremely limited sales data, the quality of data is considered
good for the local market.

Given the challenge of supporting quantitative adjustments with true paired sales
from the extremely limited sales data, a qualitative analysis is performed. An
adjustment grid is not provided as adjustments cannot be adequately supported.
Every effort has been made to bracket the subject within as narrow a range as
possible.






Ranking Analysis — Price per RV Space

Comp Price per | Ranking Description
RV Space
Comparable 5 $48,278 Superior | Seasonally operated (similar income potential); Similar RV spaces; however superior
Chinook Lodge improvements due to the 10 cabin rentals plus the other improvements which are
determined to be superior to the subject based on RV park operations. Albeit, this is
considered to be an inferior location.

SUBJECT FALLS WITHIN | $33,333 to $48,278 per space

Comparable 2 $33,333 Slightly | Larger number of RV spaces which warrants an economies of scale adjustment;
Ouray RV Park Inferior | however superior overall amenities (on site dwelling and diner/restaurant). Somewhat
“similar” mountain location.

Comparable 3 $33,065 Slightly | Larger number of RV spaces which warrants an economies of scale adjustment;
Black Canyon KOA Inferior | however superior overall amenities (cabins, pool, two additional residential dwellings).

Comparable 1 $33,000 Slightly | Similar RV spaces; however, overall the park is considered inferior in overall appeal
Hangin’ Tree RV Inferior | compared to the subject and remaining sales in an RV park type setting. Conversely,
the improvements are considered superior due to the retail fuel center and
convenience store.

Comparable 4 $23,864 Inferior | Seasonally operated (similar income potential). Similar RV spaces with overall inferior
Aspen Trails amenities...albeit it does have a retail store that sell very good ice cream in the
summer.

Ranking Analysis — Overall Sale Price

Comp Sale Price Ranking Description

Comparable 3 $2,050,000 Superior Overall superior RV property.
Black Canyon KOA

Comparable 2 $2,000,000 Superior Overall superior RV property
Ouray RV Park

Comparable 5 $869,000 Slightly Relatively similar RV spaces and seasonal income
Chinook Lodge Superior characteristics; however superior improvements

Comparable 1 $825,000 Slightly Relatively similar RV spaces however inferior RV
Hangin’ Tree RV Superior park type setting; superior improvement regarding
the retail fuel center and retail space.

Subject falls here

Comparable 4 $525,000 Inferior Relatively similar RV spaces and seasonal income
Aspen Trails characteristics; inferior location as well as overall

inferior improvements even though there is a small

retail/ice cream shop






ELEMENTS OF COMPARISON
Property Rights Conveyed
All sales are determined to be fee simple estates.
Financing Terms
All sales are considered to have typical financing for this market.
Time Adjustment
There has been insufficient data and no consistent pattern from which to
determine an appropriate percentage of appreciation or depreciation within the
market, therefore, no time (date of sale) or market conditions adjustment is

made.

PHYSICAL CHARACTERISTICS

Amenities

Qualitative amenity judgments are based on direct comparison to the subject.
Most of the comparables are considered relatively similar in amenities due to
their rental cabins and/or various other vertical and horizontal improvements ~
restaurants, retail stores, game rooms, pools, pavilions, etc...

Size (Number of RV Spaces)

Size judgments are made based on the principle of “economies of scale” which
means that the fewer number of RV sites, typically the higher the price per unit or
leasable space. The converse is also true. Albeit, overall property size (acres) is
qualitatively considered as well and reconciled in the overall value conclusion.

RECONCILIATION

It is acknowledged there is a wide range in the units of comparison based on the
improved comparables. However, given the local market, data is considered
adequate to provide an indication of market value.

The price per RV space of comparison suggests the market value is between
$33,333 to $48,278 per space.

And, the overall sale price suggests the subject’'s market value is between
$525,000 and $825,000.

Following careful analysis and evaluation, the value indication for the subject
property using the sales comparison approach is estimated to reasonably
support a market value of, say, $700,000; which equates to $38,889 per RV
space






Our market value estimate by the Sales Comparison Approach is:

SALES COMPARISON APPROACH
$700,000






INCOME APPROACH






RENT COMPARABLE ONE

Black Canyon RV Park

RENT COMPARABLE TWO

Blue Mesa Point






RENT COMPARABLE THREE

(file photo)

Gunnison Lakeside RV Park & Cabins

RENT COMPARABLE FOUR

(file photo)

Tall Texan Campground






INCOME APPROACH

Due to the recent conversion of the property from an “industrial” type use to the
current RV park use, minimal financial data is available. We did obtain financial
data from 2013 through 2015; however no detailed line item income and
expenses were provided and the income presented in the financials versus the
owner’s occupancy (vacancy rate) results in significant differences in income
versus what is presented in the “financial” statements. Furthermore, the “gross
rents” line items has barely changed over the past three years even though the
owner stated increased RV park users....The financial statements reflect minimal
profit after COGS and expense are factored into the income....which also reflect
the effort to minimize the business’ tax liability. Therefore, we determined the
most reliable and supportable value indications from the Income Approach need
to be developed from estimating the annual income from market
data...proforma...not the incomplete actual financial data.

However, RV Park lodging properties do not always rent commensurate with
their overall value in the local market based on the (volatile) seasonal RV Park
lodging where annual income could change significantly year to year based on
factors out of the control of the owner. Essentially from mid November to mid
April minimal (essentially none) RV park lodging demand is evident in the
subject’s market. The strongest demand for RV park lodging in the subject’s
market correlates with the spring snow melt, summer, and fall big game hunting
seasons. Summer months vary based on factors such as tourism in the area,
drought conditions, fuel prices, etc... Thus, due to the incomplete financial data
and considering the aforementioned seasonality of RV park lodging demand and
the factors driving fundamental demand, the income approach is only provided
for the rental of the RV spaces. This value does not reflect the overall business
value or the income generated from any retail sales...which are extremely
minimal per the owner....

Market Rental Rate

The valuation of fee simple interests in income-producing real estate is based on
the market rent the property is capable of generating. Market rent is the rental
income a property would probably command in the open market. It is indicated
by the current rents that are either paid or asked for comparable space with the

same division of expenses as of the date of the appraisal.
Source:
The Appraisal of Real Estate
Fifteenth Edition

The following rent comparables indicate the current RV space rental (per night)
rates for the subject property are reasonable even though none of the rental
comparables reflect higher rates...all are lower, but are considered to be in an
inferior location.






INCOME APPROACH
Continued

Comparable Lodging Rents

Property ID Rate per RV space

Black Canyon RV $38-$40/day

Blue Mesa Point $40-$42/day

Gunnison Lakeside $37.50-$40.50/day

Tall Texan $38 to $43/day

Subject Current Rates (cash):

Sites 1-6 $41 to $69 (depends on season)
Sites 7-13 $46 to $60 (depends on season)
Sites 14-18 $41 to $55 (depends on season)

The following is the owner’s estimate of occupancy during the calendar year:

May 20 — June 16 ~ 50%

June 17 — June 30 ~ 80%

July 01 — August 13 ~ 100% (albeit 5% vacancy is considered for turnover, etc)
August 14 — September 13 ~ 80%

September 14 — September 30 ~ 95%

October 01 — November 30 ~ 10%

Based on the owner’s estimate of occupancy; we have determined the effective
gross income (based on cash payments).

May 20 — June 16 ~ 28 days times $857/day x 50% vacancy equates to: $11,998
June 17 — June 30 ~ 14 days times $1,030 x 20% vacancy equates to:  $11,536
July 01 — August 13 ~ 44 days times $1,109 x 5% vacancy equates to:  $46,356
August 14 — Sept 13 ~ 31 days times $1,030 x 20% vacancy equates to: $25,544
Sept 14 — Sept 30 ~ 16 days times $1,109 x 5% vacancy equates to: $16,857
Oct 01 — Nov. 30 ~ 60 days times $857 x 90% vacancy equates to: $ 5,142

Effective Gross Income: EGI= $117,433






INCOME APPROACH
Continued

Expense Rate: Approximately 45% of effective gross
income

The expense ratio for RV parks generally falls between 20% and 70% of the
gross operating revenue. The higher ratios for hostelry properties are
attributable to intense management and labor requirements based on amenities
as well as operation time (year round or seasonal). For most parks, utilities
represent the largest expense category. Payroll, maintenance and repair, taxes,
and insurance are also significant categories. Others include advertising,
professional services, supplies, permits, and equipment rental. As a percentage
of income, the expense ratio increases as the number of spaces decreases.

Expense Summary:

The subject is considered to be a limited service type RV park with minimal
amenities (such as a pool, mini-golf, etc..) and therefore a lower expense ratio
should be exhibited based on the limited services provide; however the financial
statements provided do not reveal any line item expenses in which most other
RV park financials we are privy to would reveal; hence, an estimate of what the
expenses are based on our knowledge of “comparable” RV parks in the Colorado
and Utah region is utilized and deemed necessary and appropriate in order to
provide credible value conclusions.

Therefore, the expense rate utilized in this analysis is say 45% and reflective of
typical expense ratio’s of similar “RV parks”; or $52,845

Net Operating Income:

The net operating income is derived from deducting the total cost of operations
from the gross operating margin/profit. The total cost of operations is estimated
to be $52,845, or 45% of gross revenues. The indicated net operating income is
$64,588, or 55% of gross revenue.

Net operating income = $64,588






INCOME APPROACH
Continued

Capitalization rates are greatly influenced by the perception of risk. Properties
with more stable cash flows tend to sell at lower capitalization rates. Conversely,
parks with inconsistent revenue patterns will sell on higher cap rates. Several
other factors are considered in selecting an appropriate capitalization rate such
as:

Management level required

Amount of available land zoned for the development of future parks
Potential cash flow

Existing or planned governmental restrictions on use

Deferred maintenance and the remaining life of site improvements
Marketability/liquidity

Availability of financing

Seasonal versus Year Round operations

Market-Extracted:

Extracting capitalization rates from comparable sales is the preferred technique
when sufficient data on sales of similar, competitive properties is available. We
were able to obtain actual capitalization rates from the following sales in the
region.

OURAY RV PARK

Sold 05/15 for $2,000,000
Ro -9.15%






INCOME APPROACH
Continued

MONTROSE KOA

Sold 06/14 for $2,050,000
Ro - 8.52%

DOLORES RV PARK

Sold 05/12 for $1,120,000
Ro —13.93%






INCOME APPROACH
Continued

Based on the aforementioned capitalization rates and considering the possible
expansion of rentable lots (2), the seasonal operations, a conservative
capitalization rate of, say, 9% is considered reasonable and supportable in this
analysis. This capitalization rate is considered appropriate given the current
economic conditions and consistent income (as it is virtually unchanged in the
past 3 years) produced by the subject property.

INCOME AND EXPENSE

Net Operating Income: $ 64,588

Capitalization Rate: 9%
Value Indication: $ 717,644

EGIM Method:

Multiplying the effective gross income of the subject property is considered a
reliable method in determining a credible value conclusion. As stated earlier, no
detail income and expenses were made available. Regardless, due to the effort
of minimizing tax liability by most park owners (based on our experiences in the
region), the EGIM method only takes into account the effective gross income,
which is essentially the total revenue less any costs of goods sold. The subject’s
effective gross income is estimated at $117,433.

The effective gross income multiplier (EGIM) derived from the sales reflect an
appropriate EGIM between 4 and 10. Therefore, in our opinion, an EGIM of 6 is
appropriate (again, based on the seasonal income stream) and when multiplied
with the subject's effective gross income of $117,433, the value indication is
$704,598. This is supportive of the value indicated using direct capitalization.

To reiterate, specific subject property income and expense
statements were not available for analysis






INCOME APPROACH
Continued

Yield Capitalization:

Yield capitalization was not considered appropriate in the valuation of the subject
property as it is difficult to value this type of lodging facility on a long term basis
because of several factors; but primarily, the subject is considered to be a “mom
and pop” operation. And another problem with DCF analysis, it is based on an
assumption regarding the future rate of inflation which is or has been recently
unreliable based various formulas which do reflect realistic inflation figures.
Therefore, the subject cannot reliably be evaluated from a long term investment
perspective which would consider a multi-year income stream generated by long
term projections or assumptions. In this scenario, the Discounted Cash Flow
Analysis (or yield capitalization) is not considered appropriate or relative to the
subject’s current market value.

Income Approach Reconciliation:

Therefore, the value indication for the subject property via the Income Approach
is estimated to be:

INCOME APPROACH RECONCILIATION
$715,000






RECONCILIATION AND FINAL VALUE CONCLUSION

In order to provide a reasonable opinion of market value, we analyzed the data
and developed the sales comparison approach and income approach.

QUANTITY AND QUALITY OF DATA

Two approaches to value were developed and given consideration in the final
opinion of value. Each approach was analyzed based on their validity and
reliability relative to the subject’s property type and market expectations. The
Sales Comparison Approach is given slightly less consideration due to the lack of
availability of relatively similar overall comparable data within the subject’s
immediate market area.

Sales Comparison Approach

The sales comparison approach is given relevance in the overall value
conclusion; although as indicated earlier in this report, smaller RV type properties
are not frequently exchanged in the immediate market...but they do exist due to
the area attractions and subsequent tourist activity. Nevertheless, the sales
comparison approach is a significant and essential part of the valuation process,
even when its applicability is limited. Sales of properties in the same general
category were analyzed and valued using multiple units of comparison which
establish a broad value range for the subject property.

Income Approach

Several factors limit the reliability of estimating the market value of the subject
property via the Income Approach. However, there is market support for the
capitalization rate utilized in the analysis. Furthermore, after reviewing past and
current (so called) “financial reports”, it is our opinion that there is sufficient
fundamental market demand in the foreseeable future allowing reasonable
support for our income projections and/or considerations in this analysis.

Market Value Estimates:

Sales Comparison Approach $700,000
Income Approach $715,000

The final value indications were analyzed and weighed based on the validity and
reliability of each particular approach in relationship to the subject property and
current market conditions. The value indications from the Sales Comparison and
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Income approaches resulted in a reasonably narrow range.

Therefore, our opinion of market value for the subject property as of September
13, 2016 is:

FINAL RECONCILED MARKET VALUE
$715,000
Seven Hundred Fifteen Thousand Dollars

Market data indicate the following for the subject property:
Estimated Exposure Time: Approximately 6 months to 2 years

Exposure time may be defined as the estimated length of time the property
interest being appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the
appraisal; a retrospective opinion based on an analysis of past events assuming
a competitive and open market. Exposure time is presumed to precede the
effective date of an appraisal.

Source of definition:
2016 — 2017 USPAP

Estimated marketing time: Approximately 6 months to 2 years

The amount of time it would probably take to sell the subject property if exposed
in the market beginning on the date of this valuation

FURNITURE, FIXTURES, AND EQUIPMENT

The appraisal does not include furniture, fixtures, and equipment (FF&E) as such
items are typically conveyed with a separate bill of sale.
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

The appraisal report has been made with the following general assumptions:

No responsibility is assumed for the legal description provided or for
matters pertaining to legal or title considerations. Title to the property is
assumed to be good and marketable unless otherwise stated.

The property is appraised free and clear of any or all liens or
encumbrances unless otherwise stated.

Responsible ownership and competent property management are
assumed.

The information furnished by others is believed to be reliable, but no
warranty is given for its accuracy.

Any engineering studies are assumed to be correct. The plot plans and
illustrative material in this report are included only to help the reader
visualize the property.

It is assumed that there are no hidden or unapparent conditions of the
property, subsoil, or structures that render it more or less valuable. No
responsibility is assumed for such conditions or for obtaining the
engineering studies that may be required to discover them.

It is assumed that the property is in full compliance with all applicable
federal, state, and local environmental regulations and laws unless the
lack of compliance is stated, described, and considered in the appraisal
report.

It is assumed that the property conforms to all applicable zoning and use
regulations and restrictions unless a nonconformity has been identified
and considered in the appraisal.

It is assumed that all required licenses, certificates of occupancy,
consents, and other legislative or administrative authority from any local,
state, or national government or private entity or organization have been
or can be obtained or renewed for any use on which the opinion of value
contained in this report is based.

It is assumed that the use of the land and improvements is confined within
the boundaries or property lines of the property described and that there is
no encroachment or trespass unless noted in the report.






GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
Continued

Unless otherwise stated in this report, the existence of hazardous
materials, which may or may not be present on the property, was not
observed by the appraisers. The appraisers have no knowledge of the
existence of such materials on or in the property. The appraisers,
however, are not qualified to detect such substances. The presence of
substances such as asbestos, urea-formaldehyde foam insulation, and
other potentially hazardous materials may affect the value of the property.
The value estimated is predicated on the assumption that there is no such
material on or in the property that would cause a loss in value. No
responsibility is assumed for such conditions or for any expertise or
engineering knowledge required to discover them. The intended user is
urged to retain an expert in this field, if desired.

Any allocation of the total value estimated in this report between the land
and the improvements applies only under the stated program of utilization.
The separate values allocated to the land and buildings must not be used
in conjunction with any other appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right
of publication.

The appraisers, by reason of this appraisal, are not required to give further
consultation or testimony or to be in attendance in court with reference to
the property in question unless arrangements have been previously made.

Neither all nor any part of the contents of this report (especially any
conclusions as to value, the identity of the appraisers, or the firm with
which the appraisers are connected) shall be disseminated to the public
through advertising, public relations, news, sales, or other media without
the prior written consent and approval of the appraisers.

No survey was furnished, so the appraisers used the county tax plat to
ascertain the physical dimensions and land size of the property if
applicable. Should a survey prove this information to be inaccurate, it may
be necessary for this appraisal to be adjusted.

Any sketch in this report may show approximate dimensions and is
included to assist the reader in visualizing the property.

The appraisers are not certified floodplain managers or registered
surveyors. Flood plain status is provided solely for the purpose of this
appraisal. The intended user is urged to retain an expert in this field, if
desired.






GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
Continued

The forecasts, projections, or operating estimates contained herein are
based on current market conditions, anticipated short-term supply and
demand factors, and continuation of such in the economy. The forecasts
are, therefore, subject to changes with future conditions.

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

To protect property owners' privacy, for clarity, or to best illustrate property
features, some MLS photographs may have been utilized. The appraisers
are familiar with the subject neighborhood and have, at a minimum,
observed all of the comparables on a drive-by basis.
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QUALIFICATIONS OF THE APPRAISERS






QUALIFICATIONS OF LARRY RIDDELL, MAI, SRA
Larry Riddell Appraisals
P.O. Box 959
Ouray, Colorado 81427
(970) 325-4855 (p)
(815) 846-1695 (f)
larryriddell@qwestoffice.net

| have been actively involved in the real estate appraisal profession since 1976.
Presently, | am involved with all types of real estate valuation, including
commercial property (retail, office, industrial, special purpose properties),
residential property (single-family, 2-4 family, multifamily / apartments), and
vacant land valuation (residential lots, farms and ranches, subdivisions, mixed-
use development projects, large vacant tracts-agricultural).

PROFESSIONAL MEMBERSHIPS

MAI Member - The Appraisal Institute #10262

SRA Member - The Appraisal Institute

Texas Real Estate Broker License #322120

Colorado State Certified General Real Estate Appraiser # CG40013877
Texas State Certified General Real Estate Appraiser # TX -1323176-G

EDUCATION

Bachelor of Science Degree from Texas A&M University (1976)

Society of Real Estate Appraisers (SREA)

Course 101 Principles of Residential Appraising
University of Houston (1977)

Course 102 Applied Residential Property Valuation
Trinity University (1984)

Course 201 Principles of Income Property Appraising
University of Colorado (1986)

Course 301 Special Applications of Real Estate Analysis
Banff Center, Banff, Alberta, Canada (1984)

Course 202 Applied Income Property Valuation
Las Vegas, Nevada (1990)

The Appraisal Institute
Case Studies in Real Estate Valuation — Austin, Texas (1992)
Comprehensive Appraisal Workshop — Irving, Texas (1994)
Valuation of Conservation Easements — Casper, Wyoming (2009)






EMPLOYMENT

Austin Savings & Loan Association, Austin, Texas Residential Construction
Inspector, Part Time May 1973 to August 1976

Austin Savings & Loan Association, Austin, Texas
Staff Appraiser, August 1976 to August 1978

Self-Employed Home Builder, Austin, Texas, August, 1978 to December 1982

Rudy Robinson & Associates, Inc., Austin, Texas
Staff Appraiser, January 1983 to August 1985

Larry Riddell Appraisal Company, Austin, Texas
Appraiser-Owner, September 1985 to February 1988

Bill Park & Associates, Colorado Springs, CO
Associate Appraiser 1987

The WF Smith Company, Austin, Texas
Associate Appraiser, February 1988 to January 1989

Graham & Associates, San Marcos, Texas
Associate Appraiser, January 1989 to July 1993

Larry Riddell MAI, SRA Appraisals

Ouray / Ridgway / Montrose / Delta / Telluride / Crested Butte / Gunnison / Grand
Junction / Denver / Colorado Springs, Colorado / Austin, Texas, August 1993 to
Present

SEMINARS
AIREA - FHLBB Memorandum R-41C
SREA

Uniform Residential Appraisal Report

Professional Appraisal Practice and the Society of Real Estate Appraisers
Income Capitalization

Eminent Domain

Economic Obsolescence

Appraisal Institute

Standards of Professional Practice, Parts A & B
Leased Fee Valuation

Leasehold Valuation

Rates, Ratios, and Reasonableness






Understanding Limited Scope and Restricted Appraisals

Ranch Valuation

Standards of Professional Practice, Part C

Update of the Uniform Standards of Professional Appraisal Practice -
(most recent update course taken February 24, 2012)

Uniform Appraisal Standards for Federal Land Acquisitions “Yellow Book
Course”

Appraising Distressed Commercial Real Estate

Business Practices and Ethics taken March 15, 2011

Black Canyon Regional Land Trust - Conservation Easements

WEBINARS

Self-Storage: Looking at the Past — Are These Indicators for the Future?
Taken — January 13, 2010

New Interagency Appraisal and Evaluation Guidelines; taken - February 24, 2011

EXPERT WITNESS TESTIMONY

Bexar County District Court, San Antonio, Texas
Corporate Bankruptcy Case — 1985

Travis County District Court, Austin, Texas
Divorce Settlement Case — 1988

Federal U.S. Bankruptcy Court, Austin, Texas — 1989

City of Lockhart Commissioners Court, Lockhart, Texas
Condemnation Case; Airport Expansion — 1990

Caldwell County District Court, State of Texas Highway
Condemnation Case — 1990

Montrose County Colorado District Court
Family Estate Settlement Case — 2004

Montrose County Colorado District Court
Partial Taking for Kinder Morgan Pipeline Easement — June 2005

Montrose County Colorado District Court
Divorce Settlement Case — June 2008

San Miguel County Combined Court
Divorce Settlement Case — November 2008

United States Bankruptcy Court for the District of Colorado
Bankruptcy Case — July 2010; and also August 2011






QUALIFICATIONS
Michael C. Legg

| have been actively involved in the real estate appraisal profession since 2004.
Presently, | am involved with all types of real estate valuation, including
commercial property (retail, office, industrial/manufacturing, special purpose
properties), residential  property  (single-family, 2-4  family,  multi-
family/apartments), vacant land valuation (residential lots, farms and ranches,
subdivisions, mixed-use development projects, large vacant tracts-agricultural),
litigation support, expert withess testimony, and eminent domain/condemnation
appraisals.

CONTACT INFORMATION

19437 Pahgre Road; Montrose, CO 81403
970-240-8998

mike@leggappraisals.com

PROFESSIONAL MEMBERSHIPS
Practicing Affiliate - The Appraisal Institute #489290
Colorado State Certified General Real Estate Appraiser # GC40041462

EMPLOYMENT
Gunnison Golf Club Inc, Gunnison, CO, Assistant General Manager (Interim
General Manager 08/02 — 10/02), May 2001 to March 2003

Montrose Land Company (dba Black Canyon Golf Club), Montrose, CO,
Business Manager, April 2003 to August 2004

Larry Riddell, MAI, SRA, Appraisals, Partner in 2004 to present

LEGG APPRAISALS, LLC; 2006 to present

EDUCATION

Bachelor of Arts Degree from Western State College (1999); Earned
Undergraduate Degree in Standard Kinesiology with an emphasis on teaching
and coaching; with a Minor in History.

Van Education Center Appraisal Course 101 - Appraising Residences & Income
Properties (2004). 75 Hours.

Van Education Center USPAP Course - Uniform Standards of Professional
Appraisal Practice (2004). 15 Hours

The Appraisal Institute — Basic Income Capitalization, Denver, Colorado (2007).

The Appraisal Institute — Sales Comparison Valuation of Small, Mixed-Use
Properties - Denver, Colorado (2007).






The Appraisal Institute — Residential Sales Comparison and Income Approaches
- Denver, Colorado (2007).

The Appraisal Institute — Apartment Appraisal - Denver, Colorado (2007).
The Appraisal Institute — Business Practices and Ethics — Online (2009).

The Appraisal Institute — General Sales Comparison Approach — Aurora,
Colorado (2010)

The Appraisal Institute — General Appraiser Site Valuation and Cost Approach —
Aurora, Colorado (2013)

SEMINARS
Grand Junction Area Realtors — Meth and Mold in Homes - Grand Junction, CO
(2006)

The Appraisal Institute - Appraisal Consulting — Grand Junction, CO (2006)

Appraisal Institute - 7-Hour National USPAP Course Update — Grand Junction,
CO (2006,2008, 2010, 2012, 2014)

WEBINARS
Appraisal Institute: Understanding the Loan Quality Initiative and Residential
Collateral Data Delivery — January 28, 2011

Appraisal Institute: New Interagency Appraisal and Evaluation Guidelines -
February 24, 2011

LITIGATION SUPPORT

Over 70 real property appraisals completed in all areas of the Western Slope for
litigation support involving dissolution of marriage action, estate reconciliation,
neighbor disputes, etc...

EXPERT WITNESS TESTIMONY
San Miguel County Combined Court
Divorce Settlement Case — January 2013

Montrose County Combined Court
Divorce Settlement Case — September 2014

ARBITOR ~ MONTROSE COUNTY BOARD OF EQUALIZATION
2011 ~ six cases; one commercial vacant land, five residential
2012 ~ one case; land use designation dispute

ARBITOR ~ OURAY COUNTY BOARD OF EQUALIZATION
2015 ~ two cases; vacant land and high end residential






APPRAISERS LICENSES

STATE OF COLORADO
Depariment of Regulatory Agencies
Division of Real Estate

Active PRINTED ON SEGURE PAPER |
Cerl Gen Appraiser ?
40041482 | Jan 12015 | Dec 31 2017

Mumber Issue Date Expires

MICHAEL CURTIS LEGG
OLATHE, CO 81426
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Program Administrator Licensee Signature
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5017 REAL PROPERTY NOTICE OF DETERMINATION

. Date of Notice: August 31, 2017
g'“y_MCFg"a”f resesso Phone: (370) 641-1085 CBOE #4%
uninison County AS3es0t Fax: (970) 641-7920
COLORADCO 221 N Wisconsin St, Suite A . .
) ~ Email: assessor@gunnisoncounty.org
Gunnison, CO 81230 . .
Website: http://www.gu nnisoncounty.org/assessor.htm!
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R0O45087 2017 200 3255-031-36-026
LEGAL DESCRIPTION
HUCKSTEP, AARON
- PO BOX 2958
z
g 223 ELK AVE UNIT 2028 UNIT 101 MOORE BEER GARDENS CONDOS PLAT
< CRESTED BUTTE, CO 81224-2958 #581523
OWNER: FOUR SQUARED LLC
ASSESSOR’S VALUATION
PROPERTY OWNER’S
PROPERTY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE
AFTER REVIEW
Commercial 716,740 716,740
TOTALS $716,740 $716,740

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

if you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

local taxing authorities.

Please refer to the reverse side of this notice for additional information





County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization

200 E Virginia Ave CBOE # 4%
Gunnison, CO 81230 -
(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property - after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107{2), C.R.S. If you do not receive a decision
{rom the County Board of Equalization and you wish to continue your appeal, you must fite an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

i you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
{303) 866-5880 book for the address and telephone number.

www.dola.colgrado.gov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon o
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

What is your estimate of the property’s value as of June 30, 2016? {Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1 5), C.R.S.}
¢ 572,451.54

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,

appraisal, etc.} o .
The 2017 Valuation increased dramatically. Applicant believes the 2017 Valuation is materially

actu vaue su se see
lu ons

|, the undersigned owner or agent* of the property identified above, affirm that the statements contained
herein a d on any attachments hereto are true and complete. )
.

30 71 304

Telephone Number Date

*Attach letter of authorization signed by property owner
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2017 REAL PROPERTY NOTICE OF DETERMINATION

Kristy McFarfand

Gunnison County Assessor
221 N Wisconsin St, Suite A
Gunnison, CO 81230

Date of Notice: August 31, 2017
Phone: (970) 641-1085

Fax: {970) 641-7920

Email: assessor@gunnisoncounty.org

CBOE # 44

Website: http://www.gunnisoncounty.org/assessor.html

ACCOUNT NUMBER TAXYEAR | TAXAREA PARCEL NUMBER
RO45088 2017 200 3255-031-36-027
T LEGAL DESCRIPTION
HUCKSTEP, AARON
_ | PoBOX2958
<
g | 223 ELKAVE UNIT 2028 UNIT 102 MOORE BEER GARDENS CONDOS PLAT
@ | CRESTED BUTTE, CO 81224-2958 SeEnEgs
OWNER: FOUR SQUARED LLC
ASSESSOR’S VALUATION
PROPERTY OWNER'S
PROPERTY CLASSIFICATION FTIMATE OF VALUE | ACTUALVALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 63,150 63,150 |
TOTALS $63,150 $63,150

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of vailue after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5){a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected

budget and the property tax revenue re

local taxing authorities hold budget hearings in the fall.
that you attend these budget hearings. Please refer to fast year's tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information.

quired to adequately fund the services it provides to its taxpayers. The
If you are concerned about mill levies, we recommend





County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse ar Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to;

Gunnison County Board of Equalization E#
200 E Virginia Ave

Gunnison, CO 81230

{970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equaiization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is jost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision te you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), CR S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e}, C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board's written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the preperty is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www. dola.colorado.qov/boa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon o
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business doy,
§39-1-120(3), C.R.S.

What is your estimate of the property’s value as of June 30, 20162 (Your opinion of value in terms of a specific
dolfar amount is required for real property pursuant to § 35-8-106(1.5), C.R.S.}
35,823.00

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additicnal

sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,

appraisal, etc.)

The 2017 Valuation increased dramatically. Applicant believes the 2017 Valuation is materially
. Please see Exhibit A,

attacrhe hereta far of similar properties va uations

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
herein and on any attachments hereto are true and complete.

16 2on 355 115107
Signature Telephone Number Date

*Attach letter of authorization signed by property owner.
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		48a - Four Squared, LLC; Petitioner Appeal.pdf

		49a - Four Squared, LLC; Petitioner Appeal.pdf




2017
Gunnison County Board of Equalization:
Hearing # 48

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: FOUR SQUARED LLC
Account Number: R045087
Parcel Number: 3255-031-36-026

Legal Description: UNIT 101 MOORE BEER GARDENS CONDOS PLAT
Value: $716,740





2017
Gunnison County Board of Equalization:
Hearing # 49

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: FOUR SQUARED LLC
Account Number: R045088
Parcel Number: 3255-031-36-027

Legal Description: UNIT 102 MOORE BEER GARDENS CONDOS PLAT
Value: $63,150





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #48
Owner: FOUR SQUARED LLC ACCOUNT #: R045087
P.O. BOX 2474 PARCEL #: 3255-031-36-026
CRESTED BUTTE, CO 81224 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R045087 R041541 R043909, R043910, R041540, R041541,

PARCEL NUMBER:

PROPERTY ADDRESS:

LEGAL DESCRIPTION:

ZONING:

NET LAND AREA (SQ FT):

Commercial
COMMERCIAL USE:

ABOVE GRADE SQ FT:
BELOW GRADE SQ FT:
QUALITY CONSTRUCTION:

CONDITION:
ADJUSTED YEAR BUILT:

Residential
ARCHITECTURAL STYLE:

RESIDENTIAL SQ FT:
QUALITY CONSTRUCTION:
CONDITION:

ADJUSTED YEAR BUILT:

2017 VALUE:
SALE DATE:
TIME ADJUSTED SALES PRICE:

TOTAL FINISHED SQ FT:
$ PER FINISHED SQ FT:

3255-031-36-026

223 ELK AVE
CRESTED BUTTE

UNIT 101 MOORE BEER
GARDENS CONDOS
PLAT

B-1-TOWN OF
CRESTED BUTTE

ZONING
CONDO - % INTEREST

IN LAND

3255-031-50-030

202 ELK AVE
CRESTED BUTTE

UNIT B CRESTED BUTTE
HOUSE CONDOS

B-1- TOWN OF CRESTED
BUTTE ZONING

CONDO - % INTEREST
IN LAND

R043911, R043912
3255-031-77-015 3255-
031-77-016 3255-031-
77-017 3255-031-77-
018
326 ELK AVE
CRESTED BUTTE

UNITS A, B, C, D TIMES
SQUARE
CONDOMINIUMS

B-1- TOWN OF CRESTED
BUTTE ZONING

CONDO - % INTEREST
IN LAND

R041542, R041543
3255-031-50-029 3255-
031-50-030 3255-031-
50-031 3255-031-50-
032
202 ELK AVE
CRESTED BUTTE
UNITSA,B,C, D
CRESTED BUTTE HOUSE
CONDOS

B-1-TOWN OF
CRESTED BUTTE

ZONING
CONDO - % INTEREST

IN LAND

RESTAURANT / OFFICE RETAIL OFFICE / APARTMENT
STORAGE
2,397 1,193 2,574 2,920
2,472 0 2,497 0
AVERAGE FAIR GOOD FAIR
AVERAGE BELOW AVERAGE AVERAGE BELOW AVERAGE
2006 1957 1990 1957
RESIDENTIAL WITH
N/A N/A N/A
COMMERCIAL
N/A N/A N/A 1,326
N/A N/A N/A FAIR
N/A N/A N/A AVERAGE
N/A N/A N/A 1960
$716,740
10/14/2011 12/1/2015 1/14/2014
$357,932 $1,750,000 $1,290,629
2,397/ 4,869 1,193 5,071 4,246
$299.02 / $147.21 $300.03 $345.10 $303.96






Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #49
Owner: FOUR SQUARED LLC ACCOUNT #:  R045088
P.0. BOX 2474 PARCEL #: 3255-031-36-027
CRESTED BUTTE, CO 81224 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R045088* R042178 R045200 R045198, R045199,

PARCEL NUMBER:

PROPERTY ADDRESS:

LEGAL DESCRIPTION:

ZONING:

NET LAND AREA (SQ FT):

Commercial
COMMERCIAL USE:

ABOVE GRADE SQ FT:
BELOW GRADE SQ FT:

QUALITY CONSTRUCTION:

CONDITION:
ADJUSTED YEAR BUILT:

2017 VALUE:
SALE DATE:

TIME ADJUSTED SALES PRICE:

TOTAL FINISHED SQ FT:
$ PER FINISHED SQ FT:

3255-031-36-027

223 ELK AVE
CRESTED BUTTE

UNIT 102 MOORE BEER
GARDENS CONDOS
PLAT*

B-1-TOWN OF
CRESTED BUTTE

ZONING
CONDO - % INTEREST

IN LAND

3255-031-82-029

427 BELLEVIEW AVE
CRESTED BUTTE

UNIT 200 WEST ELK
CENTER CONDOS

C-TOWN OF CRESTED

BUTTE ZONING

CONDO - % INTEREST
IN LAND

3255-031-12-013

307 SIXTH ST
CRESTED BUTTE

UNIT C SIXTH STREET
DEVELOPMENT
CONDOS

B-3- TOWN OF CRESTED
BUTTE ZONING

CONDO - % INTEREST
IN LAND

R045200

3255-031-12-011, 3255-
031-12-012, 3255-031-
12-013

307 & 309 SIXTH ST
CRESTED BUTTE

UNITS A, B, CSIXTH
STREET DEVELOPMENT
CONDOS

B-3 - TOWN OF
CRESTED BUTTE

ZONING
CONDO - % INTEREST

IN LAND

TAVERN* OFFICE FAST FOOD RESAURANT| OFFICE / FAST FOOD
RESTAURANT
150* 288 439 1,637
0 0 0 0
LOW* GOOD FAIR FAIR
AVERAGE* AVERAGE AVERAGE AVERAGE
2006* 2001 1980 1980
$63,150
8/25/2015 9/3/2011 10/30/2015
$105,000 $186,233 $595,000
150 288 439 1,637
$421.00 $364.58 $424.22 $363.47

This structure has a 40% reduction in value due to the "open-air" type of construction and the seasonal utility.






R045087 VALUATION HISTORY:

2017 Assessment Information

Land Actual Value Land Assessed Value Building Actual Value Building Assessed Value Total Actual Value Total Assessed Value
$716,740 $207,850 $716,740 $207,850
Year Actual Value Assessed Value Mill Lewy Ad Valorem Taxes
2016 5512 980 5148,760 B6.376 59,874.10
2015 £512,980 5148 760 B65.458 559,737.54
2014 $1,035,000 $300,150 67.759 $20,337.87
2013 51,035,000 5300,150 50.601 $18,185.40
2012 51,163,260 $337,350 53.944 $18,198.01
2011 51,163,260 $337,350 55.018 $18,560.66
2010 5618,420 5179,630 48.639 48,737.02
2009 $619,420 $179,630 47 426 $8,519.12
20038 5731,020 5212 000 43.986 $10,385.04

R045088 VALUATION HISTORY:

2017 Assessment Information

Land Actual Value Land Assessed Value Building Actual Value Building Assessed Value Total Actual Value Total Assessed Value
563,150 §18,310 563,150 518,310

Year Actual Value Assessed Value Mill Levy Ad Valorem Taxes

2016 $23,790 56,900 66.376 545301

2015 $23,790 56,900 65.458 5451 67

2014 §27,790 $8,060 67.759 $546.15

2013 $27,790 $8,060 60.601 5488 45

2012 5124030 $35,970 53944 $1,84037

2011 5124030 $35,970 55.019 $1,979.03

2010 $159,350 546,220 43 639 52,248 09

2009 5159,3590 546,220 47 426 5219204

2008 5162,500 547,130 48 986 52,308.72





		2017 CBOE #48 COVER R045087.pdf

		2017 CBOE #49 COVER R045088.pdf

		2017 CBOE #48 PRESENTATION - R045087.pdf

		2017 CBOE #49 PRESENTATION - R045088.pdf

		CBOE 48 & 49 - VALUATION HISTORY.pdf
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2017 REAL PROPERTY NOTICE OF DETERMINATION

Kristy McFarland

Gunnison County Assessor
221 N Wiscarssin 5, Suite A
Gunnison, CO 81230

Date of Notice: August 31, 2017
Phone: {970) 641-1085
Fax: {970} 641-7920

CBOE # 5O
Ernail: assessor@gunnisoncounty.org

Wehbsite: hitp://www.gu nnisoncounty.org/assessor. htmi

| ACCOUNTNUMBER | TAXYEAR TAX AREA | ~ PARCEL NUMBER ]
———— i — - - {
RO03316 2017 200 3255-031-75-002 i
|: | ' o LEGAL DESCRIPTION |
- . A D gl -
al
£ | BETTER TOSKI LIC |
& | POBOXSIS
= | cryst 05 f
! g | CRYSTALLAKE IL 600390515 | LOTS 13-14 BLK 25 CRESTED BUTTE £604229
5
A
| AGENT: HUCKSTEP, AARON i .
I ferr, g = B ASSESSOR'S VALUATION |
- PROPERTY OWNER’S T = —
PROPERTY CLASSIFICATE 1 5
OPERTY SIFICATION ESTIMATE OF VALUE ACTUALVALUE | ACTUAL VALUE l
PRIORTOREVIEW | ~ AFTERREVIEW |
. s L] TOREVIEW, i |
Commercial ! 602,879 602,870 |
Residential 308,030 309,030
| -.
| | |
' TOTALS | $911,500 | $911,900 |

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined b y oppropriate consideration
of the approaches to appraisal set forth in & 38-2-103(5){a), CR.S.

The Asspssof
and othersp

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106{1}{a}, C.R.5.

The deadline for filing real property and personal progerty appeals is September 15.

establishes property values. The local taxing authorities {county, school district, city, fire pratection,
ecial districts) set mill lavies. The mill levy requested by each taxing authority is based on a projecled

budget and the property tax revenue reguired to adeqguately fund the services it provides to its faxpayers. The

local taxing g
that vou att
tocal taxing authorities,

nd these budget hearings, Pl

uthorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
ease refer to last year’s tax bill or ask your Assessor for a listing of the

Please refer to the reverse side of this notice for additionai infarmation.





County Board of Equalization Hearings will be heid from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor's decision, complete the Patitian to the County Board of Equalization shown below, and
mati or deliver & copy of oth sides of this form to:
Gunanison County Board of Equalization CBOE # SO
200 E Virginia Ave
Gunnison, CO 81230
(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked o1 defiverad

on or befare Sep v real property and persanal property — after such date, your ight to appeal is lost.
¥ou may be requ that vou filed & timely appeal; therefore, we recommend that all correspondence be

mailed with prac

You will be notified of the date and time scheduied for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision The County Board of Equalization
must cenclude hegrings and render decisions by November 1, § 39-8-107(2), C.R.S. H you do not recaive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessmant Appeals by December &, §39-2-125{1)e), C.R.S.

it you are dissatisfied with the County Board of Egualization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board's written decision to ONE of the following:

Board of Assessment Appeals Bistyict Court

1313 Sherman Sireet, Room 315 Contact the District Court in the counity whare
Denver, O 80203 the property is lotated. See your local phone
(303} 866-5880 book for the address and telephone number.

www.doia.colorado.qov/bag

Binding Arbitration
For information about binding arbitiation, contact the County Board of Equalization at the address ghove

If the date for filing any report, schedule, claim, tax return, stateme rother document fails upen g
Soturday, Sunduy, or legal holiday, it shall be deemed to have been d on the next business day,
§39-1-120(3) CRS.

What is your estimate of the praperty’s value as of june 38, 20587 (Your opinion of value in terms of a spacific
doilar amount is required for real property pursuant to § 39-8-106{1.5}, CR.S.)

§543,060.06
What is the basis for your estimate of value or your reason far requesting a review? (Please altach additional
sheets as necessary and any supporting documentation, ie, comparable sales, rent roll, original instalied coust,
appraisal, eic.) .
The 2017 Valuation increased dramatically from 2015. Applicant believes that the 2017 Valuation

er ant va
itA,a e e

I, the undersigned owner or agent* of the property identified abave, affirm that the staternents contained

herein a any attachments hereto are true and complete.
N : s T 3
KUY S50 2% G-y
re Telephone Number Date

*Artach letter  authorization signed by property owner
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REAL PROPERTY APPEAL FORM

Appeals will be accepted: May 1 - June 1

Gunnison County Assessor’s Office Postmark deadline June 1 - In Person June 1
221 N. Wisconsin Ave, Suite A
Gunnison, CO 81230 Office hours: 9:00 a.m. to 4:00 p.m.
Telephone Number: (970) 641-1085
FAX Number: (970) 641-7920

assessor@gunnisoncounty.org

Required Fields indicated by *

Account Number  RO0331(

* Property Address__ S06Elk Avenue CrestedButte, CO 8122«

* Owner's Name Betterto Ski, LLC

O check if this is
* Owner’s Mailing Address_ POBOx51¢ owner’s new address

* City State Zip CrystalLake,IL 6003¢

* Phone - Day: 815-351-287 Evening:

YOU MAY ELECT TO COMPLETE THIS FORM TO APPEAL YOUR PROPERTY VALUATION OR
CLASSIFICATION.

REAL PROPERTY VALUATION APPEAL: If you disagree with the "current year actual value" or the
classification determined for your property, you may file an appeal by mail or in person with the County
Assessor. Please refer to the Notice of Valuation for the deadline dates for filing appeals.

Completing the Real Property Questionnaire will help you determine an estimate of value for your
property, which can be compared to the value determined by the Assessor. Colorado law requires
consideration of the market approach to value for residential properties (includes apartments) and the
cost, market, and income approaches to value for vacant land, commercial, and industrial properties.

DOCUMENTATION - REASON FOR REQUESTING A REVIEW:

| luationi ] icall i heli | luatior
is materiallyandsubstantiallyhigherthanthe actualvalueof the subjectproperty.Pleasesec

Exhibit A, attachedfor referenceof similar propertiesvaluations
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R003316
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506 Elk Avenue, Crested Butte, CO 81224
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Better to Ski, LLC
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PO Box 515
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Crystal Lake, IL 60039 



FrontOffice

Typewritten Text



FrontOffice

Typewritten Text



FrontOffice

Typewritten Text

815-351-2875
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The 2017 Property Valuation increased dramatically. Applicant believes the 2017 Valuation
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is materially and substantially higher than the actual value of the subject property. Please see
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Exhibit A, attached, for reference of similar properties valuations.
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REAL PROPERTY QUESTIONNAIRE
AT.DSCH ADDITIONAL DOCUMENTS AS NECESSARY.

MARKET APPROACH: This approach to value uses sales from the appropriate time period to deterrnine the actyal

value. of your property. The following items, if known, will help you estimate the market value of your property. If
available, attach a copy of any appraisal or written estimate of value. Have similar properties in your immediate
neighborhood sold?

DATé SOLD PROPERTY ADDRESS ' SELLING PRICE
3 See EXHIBIT A _ _

Based on these sales and accounting for differences between sold properties and your property, state the value of
your '{property. ¢ 543,060.06

COST APPROACH: (USE FOR NON-RESIDENTIAL PROPERTIES ONLY) This approach to value uses replacement
construction costs fror the appropriate time period to determine the value of your property. The following items, if
known, will help you estimate the replacement cost of your property.

Year Butit Bullder Original Cost of Construction
List all changes made to your property prior to Januaty 1 of the current year (i.e. remodeling of storefront;
expansion of storage area; addition to parking. service or manufacturing area.)

DATE DESCRIPTION OF CHANGE : COST

i
Is your structure in typical condition for its age?

If not, why ?
Based, on the replacement cost of construction and of any changes, including depreciation, state the total value of

your property:

INCOME APPROACH: (USE FOR NON-RESIDENTIAL PROPERTIES ONLY.) This approach to value converts
econg;mic net income from the appropriate time period into present worth.

If yoé;r property was rented or leased, attach operating statements showing rental and expense amounts for this
property. Indicate square foot rental rate for all tenants who negotiated leases. (Attach rent schedule.)
If known, list rents of comparable properties.

if av%;ilab!e. attach operating statements showing rental and expense amounts for compatable properties.
If anappraisal using the income approach was conducted.,please. aﬁach.

* FINAL ESTIMATE OF VALUE: 3§

O T T I T T T T N P Y
AGENT ASSIGNMENT: | authorize the below-named agent to act on my behalf regarding the property tax valuation
of the property described herein fortheyear__~~~ 2017

Agent s Name [please print): AARON J. HUCKSTEP

Pleasé mail all correspondence regarding this protest
to the above-named ag  foll ow:ag address; HUCKSTEP LAW, LLC PO BOX 2958 CRESTED BUTTE, CO 81224

Owr;ers Signature: Date: ¢ / ! / / 7

!ndlcate name and tel@ﬁhone nurmber for a person the Assessor may contact af an onssite inspection is nece’ssary

Telephone Number:_970-349-2009

%9@96%6‘?-&9‘6%@@6%'-&%-ﬁ@‘ﬂ‘?%%*&&?‘@‘?‘-@‘?’%‘?‘

VERIFICATION: |, the updersigned owner or agent of this property. state that the information and facis contained
herean and on any attgefimen ity trueand compléte statements concerning the described property.

* Date_ &/ 1119

* Srgnature






May 31, 2017
VIA FACSIMILE
Gunnison County Assessor’s Office
221 N. Wisconsin Ave, Suite A
Gunnison, CO 81230
RE: 2017 PROPERTY TAX VALUATION APPEAL
To Whom it May Concern:

Our office represents Better to Ski, LLC, property owner of 506 Elk Avenue, Crested Butte, CO 81224,
Account No. R003316.

Our Client feels that their 2017 Property Valuation is substantially higher than the actual value of the
subject property. After reviewing the 2017 Valuations of similar properties and comparing the valuation
per square foot, we found that our Client’s property was valued much higher per square foot than any of
the similar properties.

We found that the bulk of the increase was in the Commercial portion of the property and the valuation
came in above $400.00 per square foot, which is substantially higher than any other similar properties
valuations. Additionally, similar properties’ valuations did not match the residential valuation for Account
No. R003316 as many of those properties were valued at significantly less per square foot as well.

Please reference the attached worksheet that demonstrates these discrepancies and our proposed Property
Valuation based on these comparisons.

Should you have any questions, please do not hesitate to contact our office.

Sincerely,

HUCKSTEP LAW, LLC

/s/ Aaron J. Huckstep
Aaron J. Huckstep






2017 REAL PROPERTY NOTICE OF VALUATION

n Date of Notice: May 1, 2017
Kristy McFarland Phone: (970) 641-1085
‘ Ounty Gunnison County Assessor Fax: (970) 641-7920
COLORADO 221 N. Wisconsin St., Suite A Email: assessor@gunnisoncounty.org

Gunnison, CO 81230

OPERTY. OWN

5772 1 MB 0.423 g'*<2':;>’k°*‘1/1**G;(;;":’"‘AUTOMM|XED AADC 990 " pp—— p—
5772 1 MB 0423 <23 LOTS 13-14 BLK 25 CRESTED BUTTE #604229

PO BOX 515
——T— CRYSTAL LAKE IL 60039-0515

I

SEI—

Residential 235,860 309,030 +73,170
Commercial ‘ 515,930 602,870 +86,940

The tax bill you receive next January will be based on the current year actual value shown above. If the Senior Citizen or Disabled
Veteran Property Tax Exemption has been applied to your residential property, it is not reflected in the current year actual value.

The following property characteristics are for the primary structure or land type. For a complete inventory listing, please visit the
Gunnison County Assessor website. Please verify your inventory and contact us if any corrections are needed.

| PRIMARY IMPROVEMENT
Single Family Residential

Merchandising-Land Commercial Res With Commercial
Single Fam.Res.-Land Residential 0.05

| Fair

! Average
1971
100%

Installed

Central Installed 768 sq ft

Domestic Installed

Alley Access Only
Year Around Govt Maintained

r Average Views

Go paperless next year!

Crested Butte (Town Of) I Go to eNotlcesOnhgﬁi\f?;nzpadBi gzgRlster with this code:

YOU HAVE THE RIGHT TO PROTEST THE CLASSIFICATION AND/OR VALUATION OF YOUR PROPERTY. lﬁ






EXHIBIT A TO REAL PROPERTY APPEAL FORM
ACOUNT NO. R003316

EXHIBIT A

COMPARISON OF SURROUNDING PROPERTY CLASSIFICATION AND VALUATION

Valuation Constructiol Exterior Effective
Account N¢ 2014 2016 SqFt  per SqFt Classificati  Quality Condition Year Built
Subject R003316 235,860.00 309,030.00 768 402.38 Residential Fair Average 1925
R003316 515,930.00 602,870.00 1,338 450.58 Commereciz Fair Average 1916
751,790.00 911,900.00 2,106 433.00
Comp No. Property Address
Commerical
Acct No. Address 2017 Assessed Value Sq ft Per Sq Ft  Classificatic Quality Condition Year Built
1 R0O03197 226 Elk Ave 1,270,420.00 5,454 232.93 Commercic Avg Avg 1990
2 R003174 229 Elk Ave 1,090,600.00 4,184 260.66 Commercic Fair Below Avg 1940
3 R003514 303 Elk Ave 1,489,730.00 5,406 275.57 Commerciz Fair Below Avg 1970
AVG 256.39
Residential
1 R002844 730 Elk Ave, Unit A 547,350.00 1,482 369.33 Residential Avg Avg 1985
3 R003563 503 Belleview Ave, #5 343,740.00 1,145 300.21 Residential Fair Avg 1979
4 R002912 730 Belleview Ave, #4 274,620.00 1,336 205.55 Residential Fair Avg 1979
1 R0O33105 302 Belleview Ave, #4 185,600.00 849 218.61 Residential Fair Avg 1997
2 R041136 602 Butte Ave, #4 250,580.00 1,202 208.47 Residential Avg Avg 1984
AVG 260.43
Subject Property Analysis: R003316 Residential Subject Property Analysis: R003316 Commercial
Gross Change in Valuation from Prior: 73,170.00 Gross Change in Valuation from Pr 86,940.00
Average Valuation per SqFt (Subject): 402.38 Average Valuation per SqFt (Subje 450.58
Average Valuation per SqFt (Comps): 260.43 Average Valuation per SqFt (Comg 256.39

Construction Quality Comparison:
Exterior Condition Comparison:
Age Comparison:

Proposed Valuation per SqFt:
Proposed Total Valuation:

Below Comps
Similar to Comps

$ 260.43
S 200,010.24

Construction Quality Comparison: Below Comps
Exterior Condition Comparison:  Similar to Comps
Age Comparison:

256.39
343,049.82

Proposed Valuation per SqFt: S
Proposed Total Valuation: S

Residential 200,010.24 + Commercial $343,049.82
Proposed Total Valuation for all: $543,060.06



FrontOffice
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EXHIBIT A
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2017
Gunnison County Board of Equalization:
Hearing # 50

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” and “Economic Area 2 Residential
Sales” lists.

The single property being characterized for this hearing is identified as:

Property Owner: BETTER TO SKI LLC
Account Number: R003316
Parcel Number: 3255-031-75-002

Legal Description: LOTS 13-14 BLK 25 CRESTED BUTTE
Value: $911,900





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #50
Owner: BETTER TO SKI LLC ACCOUNT #: R003316
P.O. BOX 515 PARCEL #: 3255-031-75-002
CRYSTAL LAKE, IL 60039 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R003316 R003165 R003530 R033109

PARCEL NUMBER:
PROPERTY ADDRESS:

LEGAL DESCRIPTION:

ZONING:

NET LAND AREA (SQ FT):

Commercial
COMMERCIAL USE:

COMMERCIAL SQ FT:
UNFINISHED SQ FT:

QUALITY CONSTRUCTION:

CONDITION:
ADJUSTED YEAR BUILT:

Residential
ARCHITECTURAL STYLE:

RESIDENTIAL SQ FT:

QUALITY CONSTRUCTION:

CONDITION:
ADJUSTED YEAR BUILT:

2017 VALUE:
SALE DATE:

TIME ADJUSTED SALES PRICE:

TOTAL FINISHED SQ FT:
$ PER FINISHED SQ FT:

3255-031-75-002

506 ELK AVE
CRESTED BUTTE

LOTS 13-14 BLK 25
CRESTED BUTTE

B-3 - TOWN OF
CRESTED BUTTE

ZONING
6,000

RETAIL

1,338
0
FAIR

AVERAGE
1987

RESIDENTIAL WITH

3255-031-36-004
222 MAROON AVE
CRESTED BUTTE

LOT 6 BLK 21 CRESTED
BUTTE

B-3 - TOWN OF
CRESTED BUTTE

ZONING
3,125

RETAIL

516
0
FAIR

AVERAGE
1970

RESIDENTIAL WITH

3255-031-11-016
429 ELK AVE
CRESTED BUTTE

S 67.3FT LOTS 31-32
BLK 23 CRESTED BUTTE

B-3 - TOWN OF
CRESTED BUTTE

ZONING
3,365

OFFICE

961
0
AVERAGE

AVERAGE
1970

RESIDENTIAL WITH

3255-031-84-007
306 BELLEVIEW AVE
CRESTED BUTTE

E25' OF W75' LOTS 12-
16 BLK 46 CRESTED
BUTTE

C-TOWN OF CRESTED
BUTTE ZONING

3,125

OFFICE / GARAGE

1,800
0
FAIR

AVERAGE
2007

RESIDENTIAL WITH

COMMERCIAL COMMERCIAL COMMERCIAL COMMERCIAL
768 648 744 650
FAIR FAIR AVERAGE FAIR
AVERAGE AVERAGE AVERAGE GOOD
1971 1970 1970 2007
$911,900
1/26/2016 2/26/2016 6/12/2013
$517,000 $626,000 $688,500
2,106 1,164 1,705 2,450
$433.00 $444.16 $367.16 $281.02






R003316 VALUATION HISTORY:

2017 Assessment Information

Land Actual Value Land Assessed Value Building Actual Value Building Assessed Value Total Actual Value Total Assessed Value
$351,910 577,240 $558,990 $119,840 5911,500 $197,080
Year Actual Value Assessed Value Mill Levy Ad Valorem Taxes
2016 $751,790 5168, 400 B850.376 511,177.73
2015 %751,790 5168, 400 85.458 $11,023.14
014 5714860 5152,620 &57.759 510,341.35
2013 5714, 860 5152,620 60.601 59,248.93
2012 5693,370 $151,370 53.944 58,165.51
2011 5693,370 5151,370 55.019 $8,328.23
2010 5968,630 5201,740 48 639 59,812.43
2009 5968,6380 5201,740 47.426 59,567.72
2008 %750,140 5166810 48.986 58,171.36
2007 $800,650 5176,530 43707 57,715.60

2006 5612,600 5118110 53.726 56,345.56





		CBOE #50 COVER.pdf

		CBOE #50 PRESENTATION.pdf

		CBOE # 50 VALUATION HISTORY.pdf
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2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017

Kristy McFarland
. Phone: (970) 641-1085 E#0S
Gunnison County Assessor Fax: (970) 641-7920

221 N Wisconsin St, Suite A

COLORADO ) Email: assessor@gunnisoncounty.org
Gunnison, CO 81230 Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R0O70750 2017 100 3787-021-26-017
LEGAL DESCRIPTION
[- 4
[T1]
§ FOREST LANE LLC
(o] PO BOX 601
E CRESTED BUTTE, CO 81224-0601 LOTS 20-24 BLK 51 WEST GUNNISON #633822
S
[+
(-
ow ASSESSOR’S VALUATION
PROPERTY NER’S
PROPERTY CLASSIFICATION
ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 461,660 455,760
w
TOTALS $461,660 $455,760

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization CBOE # oS
200 E Virginia Ave -
Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

5 Zf ? g » Z 2
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional

sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

und n or agent* of the property identified above, affirm that the statements contained
and nts hereto are true and complete
A Zeo
YFo 57¢ 1355 /4
Sig Telephone Number Date

*A signed by property owner.





Forest Lane LLC

PO Box 601 A
Crested Butte, CO 81224 \
woodygls@gmail.com

—

September 8, 2017

Gunnison County Board of Equalization
200 East Virginia Ave.
Gunnison, CO 81230

RE: Valuation Appeal of 905 West Evans, Gunnison, Colorado

Dear Board of Equalization,

Please accept my Petition for Appeal of Valuation of 905 W. Evans, Lots 20-24, Block 51, West
Gunnison, Gunnison, CO, owned by Forest Lane LLC of which | am the Manager. With this
mailing | am asking that you kindly confirm receipt of the Petition of Appeal and thus a
determination that it was timely filed.

| believe that the valuation assigned should be $349,632 by using comparable properties that
are within several blocks and that sold within relatively the same time period. | adjusted the
Assessor's valuation vs actual sale price of the comparables by establishing a percentage of
change on a monthly basis from the sale date of each property to June 30, 2016 (please see
attached worksheet).

| also noticed that there is some discrepancy on the actual square footage of the property in the
Assessor's records, some of the information that the Assessor's office used incorrectly lists the
square footage as 9,097 while other data suggests the correct amount of 6.997 sq. ft. | have
begun to wonder if this incorrect data led to the valuation.

| have previously scheduled to be out of town until Oct 2nd, 2017, and if possible, | would
appreciate to have hearing after that date. Can the date of the hearing please be scheduled or

confirmed via email, so appropriate arrangements can be made to attend in person?

Thank you for your consideration,

Gregory L Sherwood, Manager
Forest Lane LLC
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9/7/12017 Gunnison County Assessor's Office E # gﬁ
Quick
Links
COLORADQ
Property Record Card (PRC)
Owner and Parcel Information
Owner Name & Mailing Address h’oday's Date: i Septermrbe[ 7, 2017 ; Account Number: R070750
FOREST LANE LLC {Agpraisal Vear: |2017 |
PO BOX 601
CRESTED BUTTE, CO 81224-0601
Business Name: | ALPINE EXPRESS
Location: 905 W EVANS AVE, GUNNISON Parcel Map
GUNNISON INDUSTRIAL
Building Photos
LEA: INDUSTRIAL {12410)
Subdivision: WEST GUNNISON Building Sketches
Condo:
Legal Description: LOTS 20-24 BLK 51 WEST GUNNISON #633822
Parcel Notes TOTAL PARCEL = 17,500 SF
2017 Assessment Information
Land Assessed Value Building Actual Value | Building Assessed Value Total Assessed Value
$37,470 $332,440 | $96,410 $133,880
Prior Year Assessment Informatian

Year Actual Value Assessed Value Mill Levy Ad Valorem Taxes

2016 $257,110 $74,560 55.624 $4,147.32

2015 $257,110 $74,560 54.929 $4,095.51

2014 $326,700 $94,740 56.217 $5,326.02

2013 $326,700 $94,740 49.778 $4,715.97

2012 $584,660 $169,550 44,152 $7,485.96

Contact the Treasurer’s Office for current property tax amount due. Do not use the figures above to pay outstanding property taxes.
Land Information
Site Access Sewer Water Other Attributes

YEAR ROUND CENTRAL INSTALLED  DOMESTIC INSTALLED ~ LAND TYPE PRIMARY - MEADOW

Sales and Conveyance information

Sale Sale . . . Deed
Date Amount Adjusted Sales Price Grantor Grantee Reception # Type
06/30/2015  $375,000 $375,000 ELLIOTT MARY LOU ETAL FOREST LANE LLC 633822 WARRANTY DEED - FEE

Building Information

Building Number 1:

Occupancy Type GARAGE Quality of Construction Fair Stories Primary Heating System
Building Description Service Garage Exterior Condition Average Roof Domestic Hot Water
Original Year Built 1980 Interior Condition Exterior Landscaping
Effective Year Built 1988 Bedrooms 0 ! Foundaj:iqn’
Percent Complete 100% Bathrooms P Wmdows

Building Square Footage or Units:
Above-grade Living Area 9,097 sqft

http://qpublic6.qpublic.net/co_gunnison_display.php?KEY=3787-021-26-0178&account=R070750 1/2





9/7/2017 Gunnison County Assessor's Office

| Finished Basement | 0 sqft . 2 CBOE # Dg
| Unfinished Basement 0 sqft
Garage | 0 sqft

| The Gunnison County Assessor's Office makes every effort to produce the most accurate information possible. No warranties, expressed or implied, are provided for the data herein, Its use or interpretation.
| All assessment information is subject to change before the next certified tax roll. Website Updated: September 3, 2017

© 2012 by the County of Gunnison, CO | Website design by gpublic.net

http://qpublic6.qpublic.net/co_gunnison_display.php?KEY=3787-021-26-017&account=R070750 2/2





9/7/12017 qpublic6.qpublic.net/ca_gunnison_photo.php?parcel=&account=R070750&sketch=1

|
IJ COLORADO

|Sketch 1 for Account: R070750 |

Loft

i First 70.0'
|
| 4.0 Eirst

’
| 17.0
!
| 90.0
|
vt By e Shetch . B
I Window
© 2009 by the Gunnison County A 's Office | Website design by gpublic.net

http://qpublic6.qpublic.net/co_gunnison_photo.php?parcel=&account=R0707508&sketch=1 mn
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Gunnison

County

COLORANG

2017 REAL PROPERTY NOTICE OF VALUATION
Date of Notice: May 1, 2017
Phone: (970) 641-1085

Kristy McFarland

Gunnison County Assessor
221 N, Wisconsin St., Suite A
Gunnison, CO 81230

Fax: (970) 641-7920

CBOE #(5

0T &

Email: assessor@gunnisoncounty.org| 7" . 4
Website: http://www.gunnisoncounty.org/assessor.html

ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R0O70750 2017 100 3787-021-26-017
PROPERTY OWNER LEGAL DESCRIPTION
541 1 AV 0.373 **<2>**1/{**G50*****AUTO**5-DIGIT 81201
RIS LOTS 20-24 BLK 51 WEST GUNNISON #633822
PO BOX 601
CRESTED BUTTE CO 81224-0601
11 PETR 11 717 LR Y1 P T T TR TR el

PRIOR YEAR ACTUAL VALUE | CURRENT YEAR ACTUAL VALUE
it i L SSICATION o o asofdune 30,2014 ). .._asoflune0,2016 . | +OR-CHANGE
Commercial 257,110 461,660 +204,550

TOTALS $257,110 $461,660 +$204,550

The tax bill you receive next January will be based on the current year actual value shown above. If the Senjor Citizen or Disabled
Veteran Property Tax Exemption has been applied to your residential property, it is not reflected in the current year actual value.

The following property characteristics are for the primary structure or land type. For a complete inventory listing, please visit the
Gunnison County Assessor website. Please verify your inventory and contact us if any corrections are needed.

OTHER ATTRIBUTES: |

AND DR AR DRO
LAND DESCRIPTION LAND TYPE ACRES OCCUPANCY TYPE: Service Garage
Warehouse/Storage-Land Commercial 0.40 !lpuiLDING DESCRIPTION: | Service Garage

CONSTRUCTION QUALITY: | Fair
EXTERIOR CONDITION: Average
EFFECTIVE YEAR BUILT: 1980
ELECTRICITY: | Installed PERCENT COMPLETE: 100%
SEWER: e Insaree ABOVE GRADE LIVING AREA:| 6,997 sq ft
WATER; Domestic Installed BZ\SEMENTﬂ
SITE ACCESS: | Year Round
GARAGE: |

TOTAL IMPROVEMENTS ON ACCOUNT:| 1

CONDOMINIUM|

SUBDIVISION:

Go paperless next year!

West Gunnison

GNN-LE8KW433]

YOU HAVE THE RIGHT TO PROTEST THE CLASSIFICATION AND/OR VALUATION OF YOUR PROPERTY.

Go to eNoticesOnline.com and register with this code:





# OS5

Your property was valued as it existed on January 1 of the current year. The value of residential property is based on the market
approach to value. Generally, the value of all other property is based on consideration of the market, cost, and income approaches to
value. The appraisal data used to establish value is from the 18-month period ending June 30, 2016, § 39-1-104{10.2)(a), C.R.S. If
insufficient data existed during the 18-month data gathering period, data from each preceding six-month period (up to a period of five
years preceding June 30, 2016) may be utilized, § 39-1-104(10.2)(d), C.R.S.

Most property in Colorado is revalued every odd-numbered year § 39-1-104(10.2)(a), C.R.S. The assessment rate for residential property
is currently 7.96%, § 39-1-104.2(3), C.R.S. A change in the projected residential assessment percentage is not grounds for protest or
abatement of taxes, § 39-5-121(1), C.R.S. Generally, all other property, including vacant land, is assessed at 29%, § 39-1-104(1), C.R.S.

REAL PROTEST

If you wish to protest, please include your estimate of property value as of June 30, 2016, and any additional documentation that vou
believe supports a change in the classification and/or valuation of your property.

BY EMAIL:
Written protests submitted by email must be date-stamped by the county server no later than June 1, § 39-5-122(2), C.R.S. Proof of
receipt will be sent by return email — save this receipt for your records. WE RECOMMEND PROTESTING BY EMAIL FOR EXPEDIENCY
AND TO CONSERVE RESOURCES: assessor@gqunnisoncounty.org

BY MAIL OR FAX:
Written protests must be postmarked or faxed no later than June 1, § 39-5-122(2), C.R.S. You may be required to prove that you
mailed or faxed your protest on or before the June 1 deadline; therefore, we recommend that you retain proof of mailing or fax
delivery confirmation receipt.

IN PERSON:
If you wish to protest in person, please call to set up an appointment: (970) 641-1085. You must appear in the office of the County
Assessor no later than June 1, § 39-5-122(2), C.R.S. Hearings will be held at the Gunnison County Assessor’s Office, focated at
221 N. Wisconsin 5t, Gunnison, between 9 a.m. and 4 p.m.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls on a Saturday, Sunday, or leqal
holiday, it shall be deemed to have been timely filed if filed on the next business day, §39-1-120(3), C.R.S.

TO PRESERVE YOUR APPEAL RIGHTS, YOUR PROTEST MUST BE EITHER POSTMARKED OR RECEIVED BY THE ASSESSOR NO LATER THAN
JUNE 1 ~ AFTER SUCH DATE, YOUR RIGHT TO PROTEST IS LOST.

You may use this form to begin the protest process; however, written correspondence with the same basic information will suffice.
This form is not necessary to be able to protest and is provided for your

What is your estimate of the property’s value as of June 30, 20167
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional sheets as necessary and
any documentation, i.e., comparable sal otos, rent roll, appraisal, etc.)

&7 T/ mn i BeC
T e

In 2017, the assessor and Board of County Commissioners have elected to use the extended appeal period in accordance with

39-5-122(2), C.R.S.

The Assessor must mail you a Notice of Determination on or before August 31, 2017 . If you disagree with the Assessor’s determination, or if you do
natreceive.a Notice of Determination, yau must submit a written-appeal to the Ceunty Board of Equalization on or before September 15,2017 if you
wish to continue your appeal, § 39-8-106(1)(a) and (3), C.R.S.

ATTESTATIO
I, the unde or agent of the property identified above, affirm that the statements ined herein and on any attachments
L( Telephone Number Email Address Date

I, the undersigned owner of the property identified above, authorize the agent named below to act on my behalf in the property value
appeal pracess for the tax year shown above. All protest communication will be mailed to agent.

Agent’s Name (Please Print) Signature of Property Owner Date
Agent’s Street Address Agent’s Email Address

Agent’s City, State, Zip Agent’s Telephone Number






2017
Gunnison County Board of Equalization:
Hearing # 5

The Gunnison County Assessor’s Office has been asked to communicate the assignment results for a
single property that was appraised as part of our mass appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass appraisal as: the
process of valuing a universe of properties as of a given date using standard methodology, employing
common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the Gunnison County
web site (www.gunnisoncounty.org).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as required by § 39-1-
104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several examples
selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: FOREST LANE LLC

Account Number: R070750

Parcel Number: 3787-021-26-017

Legal Description: LOTS 20-24 BLK 51 WEST GUNNISON

Value: N.O.D. value @ $455,760 amended to $463,190 *

*This property had a permit for an addition: City of Gunnison Building Permit #2016-62
Original permit = 2,100 sq ft (30’ X 70’)
Permit later amended to 2,450 sq ft (35’ X 70’)

Change in value is due to the assessor’s office updating their records from a 2,100 sq ft addition to a
2,450 sq ft addition (an additional 350 sq ft).

As of the assessment date, January 1, 2017, the addition was not completed. The assessor’s 2017
value above reflects that the addition is partially complete.

The valuation of the partially completed addition (as well as the original structure) is based on the
market conditions as of the appraisal date, June 30, 2016.





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #5
Owner: FOREST LANE LLC ACCOUNT #: R070750
P.0O. BOX 601 PARCEL #: 3787-021-26-017
CRESTED BUTTE, CO 81224 ECON AREA: 1
SUBIJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R070750 R070750 R033812 R002304
PARCEL NUMBER: 3787-021-26-017 3787-021-26-017 3787-021-39-006 3787-021-40-002
PROPERTY ADDRESS: 905 W EVANS AVE 905 W EVANS AVE 591 S BOULEVARD ST 500 S BOULEVARD ST
GUNNISON GUNNISON GUNNISON GUNNISON
LEGAL DESCRIPTION: LOTS 20-24 BLK 51 LOTS 20-24 BLK 51 LOTS 13-17 BLK 54 & LOTS 1-5, N2 OF 6 BLK
WEST GUNNISON WEST GUNNISON E/W ALLEY ADJ AND 55 WEST GUNNISON
W?25' OF BLVD ST ADJ
WEST GUNNISON
ZONING: INDUSTRIAL INDUSTRIAL INDUSTRIAL INDUSTRIAL
NET LAND AREA (SQ FT): 17,500 17,500 18,750 17,188
Commercial
SERVICE GARAGE SERVICE GARAGE MANUFACTURING / MINI STORAGE
COMMERCIAL USE: OFFICE / STORAGE
COMMERCIAL SQ FT: 9,447 6,997 7,300 14,750
UNFINISHED SQ FT: 0 0 0 0
QUALITY CONSTRUCTION: FAIR FAIR FAIR FAIR
CONDITION: AVERAGE AVERAGE AVERAGE AVERAGE
ADJUSTED YEAR BUILT: 1988 1980 2004 1993
Residential
RESIDENTIAL OVER
ARCHITECTURAL STYLE: N/A N/A N/A
COMMERCIAL
RESIDENTIAL SQ FT: N/A N/A 1,300 N/A
QUALITY CONSTRUCTION: N/A N/A FAIR N/A
CONDITION: N/A N/A AVERAGE N/A
ADJUSTED YEAR BUILT: N/A N/A 2004 N/A
2017 VALUE: | $463,190
SALE DATE: 6/30/2015 3/14/2014 9/29/2015
TIME ADJUSTED SALES PRICE: $375,000 $596,700 $450,800
TOTAL FINISHED SQ FT: 9,447 6,997 8,600 14,750
S PER FINISHED SQ FT: $49.03 $53.59 $69.38 $30.56






		2017 CBOE #5 COVER.pdf

		2017 CBOE #5 PRESENTATION.pdf




Prepared for:
Ratherby Investments, LLC
PO Box 2638

Crested Butte, CO 81224

Sunday, September 24,
2017

COMPARATIVE MARKET ANALYSIS
CMA Presentation

Prepared By:

Kiley Flint

Crested Butte Sotheby's
International Realty

401 Elk Avenue

Crested Butte, CO 81224

H: 970-275-2554
kiley.flint@gmail.com





COMPARABLE REPORT

MLS #
Address
Price

Adj Price

MLS #
Address

Price

Adj Price

MLS #
Address
Price

Adj Price

6152

214 6th Street, Unit 12
$264,000

$264,000

6205

314 ELK AVE CRESTED
BUTTE, CO.

$485,000
$485,000

6224

429 Elk Avenue
$626,000
$626,000

Area

Type

Status

Days On Market

Area

Type

Status

Days On Market

Area

Type

Status

Days On Market

Crested Butte

Other

Sold CREN Member

599

Crested Butte

Other

Sold Inner Office

40

Crested Butte

Other

Sold CREN Member

453

Price Per SQFT
Listing Date
Closing Date

Price Per SQFT
Listing Date
Closing Date

Price Per SQFT
Listing Date
Closing Date

$316.17

11/4/2013

6/26/2015

$322.05

7/30/2014

9/8/2014

$186.03

12/3/2014

2/29/2016






COMPARABLE REPORT

MLS #
Address
Price

Adj Price

MLS #
Address
Price

Adj Price

MLS #
Address
Price

Adj Price

Area Crested Butte
Type Stick Built
Status Sold CREN Member

Days On Market 50

14211
413 Elk Avenue
$730,000
$730,000
Area Crested Butte
Type Other
Status Sold Inner Office
Days On Market 2
6075
401 Elk Avenue
$1,095,000
$1,095,000
Area Crested Butte
Type Other
Status Sold CREN Member
Days On Market 244
6114
202 Elk Avenue
$1,250,000

$1,250,000

Price Per SQFT
Listing Date
Closing Date

Price Per SQFT
Listing Date
Closing Date

Price Per SQFT
Listing Date
Closing Date

$477.44

1/5/2016

2/24/2016

$144.80

12/1/2012

12/3/2012

$321.25

5/15/2013

1/14/2014






COMPARABLE REPORT

MLS #
Address
Price

Adj Price

MLS #
Address

Price

Adj Price

MLS #
Address
Price

Adj Price

Area Crested Butte
Type Other
Status Sold Inner Office

Days On Market 820

6046

319-321 Elk Ave

$2,425,000

$2,425,000
Area Crested Butte
Type Other
Status Sold CREN Member
Days On Market 67

6209

114 ELK AVENUE
CRESTED BUTTE, CO

$304,500

$304,500
Area Crested Butte
Type Other
Status Sold Inner Office
Days On Market 359

6225

326 ELK Avenue

$1,750,000

$1,750,000

Price Per SQFT
Listing Date
Closing Date

Price Per SQFT
Listing Date
Closing Date

Price Per SQFT
Listing Date
Closing Date

$236.98

6/28/2012

9/26/2014

$197.86

9/7/2014

11/13/2014

$268.16

12/9/2014

12/3/2015






COMPARABLE REPORT

Multi-Class Summary Statistics

HIGH Low AVERAGE MEDIAN
Price: $2,995,000 $269,000 $1,124,222 $785,000
Selling Price: $2,425,000 $264,000 $992,166 $730,000

Adj Price: $2,425,000 $264,000 $992,166 $730,000





MAP OF PROPERTIES

Map No.
1
No Geocode

o Ul AW N

No Geocode
7

MLS#
6152
6205
6224
14211
6075
6114
6046
6209
6225

Address

214 6th Street, Unit 12

314 ELK AVE CRESTED BUTTE, CO.
429 Elk Avenue

413 Elk Avenue

401 Elk Avenue

202 Elk Avenue

319-321 Elk Ave

114 ELK AVENUE CRESTED BUTTE, CO
326 ELK Avenue

City/State/Zip

Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224
Crested Butte CO 81224

Price
$264,000
$485,000
$626,000
$730,000
$1,095,000
$1,250,000
$2,425,000
$304,500
$1,750,000





FINAL COMMENTS

Opinion of Value based on an effective date of June 30, 2017

326 Elk Avenue
Crested Butte, CO 81224

Owner: Ratherby Investments, LLC
PO Box 2638
Crested Butte, CO 81224

With an effective date of June 30, 2016 and looking at the below comparable sales data, it is my opinion the value of 326
Elk Avenue is not supported with the current value determination.

Comparable Commercial Sales:

214 6th Street, Unit 12- MLS # 6152 - 835 sf - Sold Price $264,000 or $316/sf
114 Elk Avenue - MLS # 6209 — 1090 sf - Sold Price $304,500 or $279/sf

314 Elk Avenue - MLS # 6205 — 1,506 sf — Sold Price $485,000 or $322/sf

429 Elk Avenue — MLS # 6224 — 2,621 sf - Sold Price $626,000 or $239/sf

401 Elk Avenue — MLS # 6075 — 3,012 sf - Sold Price $1,095,000 or $364/sf

202 Elk Avenue — MLS # 6114 — 3,891 sf — Sold Price $1,250,000 or $321/sf

326 Elk Avenue — MLS # 6225 — 5,071 sf — Sold Price $1,750,000 or $345/sf
319-321 Elk Avenue — MLS # 6046 - 10,233 sf — Sold Price $2,425,000 or $237/sf

413 Elk Avenue — MLS # 14211 — 1,529 sf — Sold Price $730,000 or $477/sf

Based on the above 9 comparable sales, the average sold price/sf is $322. Therefor see below my opinion of value
regarding 326 Elk Avenue.

326 Elk Avenue:

Unit A — 1,263 sf: $406,686
Unit B — 1,234 sf: $397,348
Unit C — 1,295 sf: $416,990

Unit D — 1,279 sf: $411,838





DETERMINING VALUE

Factors that Affect Your Home in Today's Market!

Location:
Location is the single most important factor in determining the value of your
home.

Competition:

Prospective buyers compare your property against competing properties. Buyers
will perceive value based upon the properties that have sold or are available in the
area.

Timing:

Property values are affected by the current real estate market. As the real estate
market cannot be manipulated, a flexible marketing plan should be developed
which analyzes the current marketing conditions and individual features of the
property.

Condition:

The condition of the property affects the price and speed of the sale. As
prospective buyers often make purchases based on emotion, first impressions
are important.

Optimizing the physical appearance of your home will maximize the buyer's
perception of value.

Price:
Pricing your home properly from the very beginning is an important factor in
determining the length of time it will take to sell your home.
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/ 2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017 E #77
Phone: (970) 641-1085
Fax: (970) 641-7920

Kristy McFarland
Gunnison County Assessor
221 N Wisconsin St, Suite A

COLORADO i ;
Gunnison, CO 81230 Ema|I: assessor@gunnlsonc-ounty.org
Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R043909 2017 200 3255-031-77-015

LEGAL DESCRIPTION

APPLETON, ELIZABETH P

£ POBOX234
S8
g  CRESTEDBUTTE, CO 81224-0234 UNIT A TIMES SQUARE CONDOMINIUMS #636852
OWNER: RATHERBY INVESTMENTS LLC
one . ASSESSOR’S VALUATION
PROPERTY OWNER’
PROPERTY
OPERTY CLASSIFICATION LeTIMATE OF VALUE  ACTUALVALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 689,480 613,440
TOTALS $689,480 $613,440

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to

Gunnison County Board of Equalization CBOE ¥
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by Novembear 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.gov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

475, L%

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

e, St attaene A hd At Nrved  n farnia it L

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
herein and on any attachments hereto are true and complete. o~
’ TSy

O I — 170 544 LSV

PO N v
Signature Telephone Number Date

*Attach letter of authorization signed by property owner.





: pd "% ELIZABETH P. APPLETON
m Erio i v !CBOE #17-182
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inge 1 ors

September 15, 2017

Gunnison County Board of Equalization
200 East Virginia Avenue
Gunnison, CO 81230

RE: APPEAL OF 2017 REAL PROPERTY NOTICE OF DETERMINATION- ACCOUNTS R043909, R043910,
R043911, R0O43912

Dear Gunnison County Board of Equalization:

Enclosed please find four (4) petitions to appeal the Gunnison County Assessor’s 2017 Real Property
Notices of Determination for the above-referenced commercial properties. | have also included
authorization from my client, Ratherby Investments, LLC, to represent the LLC before the Board of
Equalization in this matter. Additional information shall be provided prior to the scheduled hearing.

Thank you for your consideration.

ELIZABETH P. APPLETON, PC
Clp—

Elizabeth P. Appleton

Cc: client

Enclosures (7)

115 ELK AVENUE PO BOX 234 CRESTED BUTTE, CO 81224 orrice 970.349.6454 mx 970.797.1833 BETH@EPAPPLETONLAW.COM





FROM :dujardin cape cod FAX NO. :588 428 7373 Sep. 15 2017 11:46AM P1

lcBOE #79 4+ ¢

September 15, 2017

' - o, EXHIBIT 24
Gunnison County Board of Equalization T e age T- of 5

200 East Virginia Avenug
Gunnison, CO 81230

RE: Appeal of 2017 Real Property Notices of Valuation- Accounts R043910, R043909, R043911, R043912

Dear Gunnison County Board of Equalization:

Please let this letter serve as written authorization for Elizabeth P. Appleton, of Elizabeth P. Appleton PC,
to represent Ratherby Investments, LLC before the Gunnison County Board of Equalization in the above-
referenced appeals. Thank you.

Sincerely,

RATHERBY INVESTMENTS, LLC

Rosalind Cross, Managing Member





ELIZABETH P. APPLETON PC
ATTORNEY

E

May 31, 2017

Gunnison County Assessor

Attn: Bob Blackett

221 North Wisconsin Street, Suite A
Gunnison, CO 81230

Sent by email to: Assessor@gunnisoncounty.org

RE: PROPERTY TAX PROTEST ACCOUNT NUMBERS R043909, R043910, R043911, AND R043912
TIMES SQUARE CONDOMINIUMS, 326 ELK AVENUE, CRESTED BUTTE, ECON AREA 2 (COMMERCIAL)

Dear Mr. Blackett:

| tender this protest of the 2017 Notice of Valuation for the above properties on behalf of my client
Ratherby Investments, LLC. The authorization for me to do so is enclosed herewith. These commercial
properties are located within one building in Econ Area 2. The reason for this protest is as follows:

R The estimated market value is not accurate;
Il The occupancy type is not accurate; and
. Other.

I THE ESTIMATED MARKET VALUE IS NOT ACCURATE: [T 1S TOO HIGH.
The valuations of the subject properties more than doubled from the previous value, which
is not supported by the comparable sales. There were 37 sales in Econ Area 2 during the
sales study period. Only one property increased in value more than the subject properties,
and it increased to close the amount it was purchased for in June 2015, $264,000, which is
$313 per square foot. This is Account Number R002997. The valued determined by the
Assessor’s Office for the subject properties is over $602 per square foot. None of the
commercial comparable sales in ECON AREA 2 come close to this figure.

The owner purchased this property in December 2015, six months before the end of the
reappraisal period. The properties appraised for $1,750,000.00 total, effective October
2015, at $348/sf. The best comparable sale for these properties is the sale itself, for the
subject properties. The previous valuations for the subject units totaled $1,453,310.00, at
$290/sf. The 2017 valuations total $3,023,780.00. Overall this represents a 208% increase
at $602 per square foot, which is not supported by the comparable sales.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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The following comparable sales are within blocks of the subject property with similar use, as

follows:

1. R030160 - 314 Elk Avenue: sold at $322/sf (retail at 1506 sf)

2. RO03509 - 319/321/325 Elk Avenue: sold at $217/sf (retail/restaurant at 11,161 sf)
3. R003532 —401 Elk Avenue: sold at $409/sf (office at 3012 sf)

4. R0O03530 - 429 Elk Avenue: sold at $367/sf (office retail at 1705 sf)

5. R0O03604 — 114 Elk Avenue: sold at $279/ (retail at 417 sf)

6. RO02997 — 214 6% Street: sold at $313/sf (office at 835 sf)

7. R003525 — 413 Elk Avenue: sold at $477/sf (office at 1529 sf)

8. R041542 — 202 Elk Avenue: sold at $304/sf (retail office).

Based on the foregoing comparable sales, the valuation of the subject properties at $602
per square foot is not supported. The average of the foregoing, including the subject
properties as one sale, is $337 per square foot. Accordingly, the valuations for Units A-D,
Times Square Condominiums at 326 Elk Avenue need to be adjusted.

THE OCCUPANCY INFORMATION 1S NOT ACCURATE

Unit A was 80% vacant for four (4) months during the reappraisal period, and completely
vacant for two (2) months of the reappraisal period. Unit D was vacant for one month during
the reappraisal period.

Each of the properties is appropriate for office use as well as retail. For example, Unit D is
now an office.

OTHER.

The building construction quality is average, not good per the appraisal. The rent was not
increased from the previous owner and the current owner pays all operating costs
associated with the properties, except that each tenant pays utilities for his or her unit and
pro-rata based on square footage for the common areas including the bathrooms and
hallways, snow removal from the front of the building, and cleaning and maintenance of the
common hallways and bathroom. The current owner pays more operating costs than the
previous owner.

Last, the subject property, particularly Units B and D, are negatively impacted by snow shed
from the adjacent property.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com





T —

;@ %L

EXHIBIT A -

CONCLUSION: age § of 5
The valuation of the subject properties is too high and not supported by the comparable sales. The ==
valuation of the subject properties should be valued as follows:

R043909 Unit A - 1263 sf: $425,631
R043910 Unit B — 1234 sf: $415,858
R043911 Unit C - 1295 sf: $436,415

R043912 Unit D - 1279 sf: $431,023

Thank you for your consideration.

Sincerely,

ELIZABETH P. APPLETON, PC

O

Elizabeth P. Appleton
cc. Client

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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October 21, 2015

Ratherby Investments LLC

c/o Ms. Rosalind M. Cross

P.0. Box 2638

Crested Butte, Colorado 81224

RE: 326 Elk Street
Crested Butte, Colorado
A Restricted Appraisal Report

Dear Ms. Cross:

As requested, we have completed an appraisal report and concluded a market
value for the above referenced property. The subject is a multi-tenant retail
property located in the Town of Crested Butte, Gunnison County, Colorado. Per your
instructions, the purpose of this Restricted Appraisal Report is to provide an
opinion of "market value", “as is”, of the leased fee property rights of the above
property. The opinion of value reported below is qualified by certain assumptions,
limiting conditions, certifications, and definitions, which are set forth in the report.

You, Ratherby Investments LLC, as the client, are responsible for reading this report
in its entirety. It may not be distributed to or relied upon by other persons or
entities without written permission of East West Econometrics (East West).
Acceptance or use of this appraisal report by the named client constitutes
acceptance of responsibility for timely payment of the agreed appraisal fee to East
West.

The analysis, opinions and conclusions were developed based on, and this report
has been prepared in conformance with, our interpretation of the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal
Practice (USPAP), The Financial Institutions Reform, Recovery, and Enforcement Act
of 1989 (FIRREA), Title XI Regulations, the 2010 Interagency Appraisal Guidelines,
and client’s appraisal standards, as applicable.

Based on the analysis contained in the following report, subject to any hypothetical
conditions or extraordinary conditions applied, the market value of the subject
property is concluded as follows:

326 Elk St. = Crested Butte, CO 2
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MARKET VALUE CONCLUSION
i [niere Effective Date  Value Conclusion
Premise Appraised
Asls Leased Fee Estate October 13,2015 $1,750,000

This appraisal is subject to the Certification and Limitations & Assumptions stated
within the report. The Client has made a determination that their requirements are
such that preparation of a Restricted Appraisal Report is adequate for their purposes.
The Appraiser and the Client are under agreement that the appraisal herein be a
Restricted Appraisal Report.

This is a Restricted Appraisal Report that is intended to comply with the reporting
requirements set forth under Standards Rule 2-2(c) of the Uniform Standards of
Professional Appraisal Practice for a Restricted Use Appraisal Report. The use of
this report is restricted to the identified client. The rationale for how the appraiser
arrived at the opinions and conclusions set forth in the report may not be
understood properly without additional information in the appraiser’s workfile.

The accompanying report, of which this letter is a part, contains opinions of value
that are subject to the Statements of Contingent and Limiting Conditions attached

herein. This report represents our opinion only if used in its entirety.

We appreciate having the opportunity to perform this appraisal analysis. Should
you have any questions with respect to the data, analysis or value conclusion, please
do not hesitate to call.

Respectfully submitted,

EAST WEST ECONOMETRICS LLC

James M. Bittel Thomas 0. Mead

Manager Commercial Appraiser
jamesbittel@eastwesteconometrics.com tmead@eastwesteconometrics.com
Colorado Certified General Colorado Certified General
Appraiser #CG01315404 Appraiser #CG40022647

326 Elk St. = Crested Butte, CO 3
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Certification Statement
The undersigned do hereby certify that, to the best of our 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 limiting conditions, and are our personal,
impartial and unbiased professional analyses, opinions, and conclusions.

- we have no present or prospective interest in the property that is the subject
of this report, and we have no personal interest with respect to the parties
involved.

- we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment.

- our engagement in this assignment was not contingent upon developing or
reporting predetermined 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 analysis, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the
Uniform Standards of Professional Appraisal Practice.

- Thomas O. Mead has made a personal inspection of the property that is the
subject of this report and James M. Bittel did not inspect the subject property.
No one provided significant real property appraisal assistance or appraisal
consulting assistance to the persons signing this certification.

- the appraisal assignment was not based on a requested minimum valuation,
a specific valuation, or the approval of a loan.

- No other services have been provided, as appraisers or in any other capacity,
regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

326 Elk St. = Crested Butte, CO 4
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- that as of the effective date of this report, all appraisers involved with the
preparation and reporting of this assignment are in good standing with the
Colorado State Board of Real Estate Appraisers.

EAST WEST ECONOMETRICS LLC

James M. Bittel
Manager

jamesbittel@eastwesteconometrics.com

Colorado Certified General
Appraiser #CG01315404

Thomas 0. Mead

Commercial Appraiser
tmead@eastwesteconometrics.com
Colorado Certified General
Appraiser #CG40022647

326 Elk St. = Crested Butte, CO
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Client and Intended User Identification: @7
The client and intended user of this appraisal is Ratherby Investments LLC, c/o Ms. a_.o___%_
Rosalind M. Cross.

Intended Use of Appraisal:
For the client’s internal decision-making purposes.

Identification of the Property Appraised:
Property Owner: McGill Family Trust et. al.

Purchase Contract: The subject is under contract for purchase in the amount of
$1,750,000 by Ratherby Investments LLC.

Address: 326 Elk Street, Crested Butte, Colorado 81224, Units A, B, C, and D

Gunnison County Parcel ID Numbers: Unit A: 3255-031-77-015
Unit B: 3255-031-77-016
Unit C: 3255-031-77-017
Unit D: 3255-031-77-018

Gunnison County Account Numbers: Unit A: R04309
Unit B: R04310
Unit C: R04311
Unit D: R04312

Legal Descriptions: Units A, B, C, and D, Times Square
Condominiums, Town of Crested Butte,
Gunnison County, State of Colorado

Appraiser Comments:

The subject is legally described as four individual condominium units. However, the
owners’ association was not officially established and the property has operated as
a multi-tenant retail property since it was constructed. We have appraised the
subject as a single property as the market would generally consider the subject as a
single property. This is supported by the earlier sale of the subject and the current
purchase contract.

Real Property Interest Appraised:
Based on the scope of the appraisal assignment, and because the subject is 100
percent leased to four tenants, the leased fee property interest was appraised.

Brief Description of Subject Property Attributes:
The subject improvements consist of one building containing four commercial
condominium units. The property operates as a multi-tenant retail building.

326 Elk St. = Crested Butte, CO 6





Property Type:
Building Area:

Year Built:

Number of Stories/Levels
Construction Class:

Construction Quality:

Building Configuration

Interior Finish

Heating & Cooling System:
Plumbing:

Electrical:

Fire Protection:

Overall Condition
Deferred Maintenance
Effective Age:

Typical Economic Life

326 Elk St. = Crested Butte, CO
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Retail property

Unit A: 1,263 square feet

Unit B: 1,234 square feet

Unit C: 1,295 square feet

Unit D: 1,279 square feet

Total building area is 5,071 square feet, based on
the assessor’s data

1990

Two; including a garden level

Class D, wood frame, cedar exterior siding by
Marshall Valuation Service

Average

The building has a main entrance from Elk Street
on the north side of the building. There is a
landing area and stairs providing access down to
the garden level and up to the second level. An
additional entrance is located on the south side of
the building. There are two retail units on the
garden level and two units on the upper level of
the building. There are two single-chair stair lifts
on the north side of the buildin
Interior Description

The entrance areas have ceramic tile flooring on
both levels. The rest of the building has carpeted
flooring. The walls are finished and painted
drywall. They ceiling consists of painted drywall.
The doors are solid core wood doors in wood
frames. The common restrooms have ceramic tile
floors with finished drywall ceilings

Unit Mechanical Description

In-floor, hot water heat; no air conditioning

Typical; assumed adequate

Typical; assumed adequate. Lighting is florescent,
ceiling mounted.

Smoke detectors, fire alarms

Physical Condition

Average

None observed

10 years due to adequate maintenance
45
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Remaining Economic Life: 35

The subject is functional for multi-tenant retail or
office use because the subject’s physical
components are conducive these uses. The physical
characteristics include; two stair lifts, wide
hallways, restrooms, and some on-site parking for
tenants and clientele.

Functional Utility:

Assessor’s Site Map-Subject in green

325503177004
325503177016 325503177001

Assessor’s Building Footprint Sketch
3.7
54

g
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T
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3 Year Sales History (including Current Contracts, Agreements, Options) and
Listing History:

The current owner for all four units, including all of the common area, is McGill
Family Trust et.. al.

The current owner constructed the subject property in 1990 and retained
ownership until October 27, 2006 when the property was sold to Hobie Designs Inc.
for $2,148,000. The current owner financed a portion of the purchase price and the
buyer defaulted in November 2014. A deed in lieu of foreclosure was arranged and
the property was re-conveyed to the original owner.

The subject property is currently under contract for purchase by Ratherby
Investments LLC in the amount of $1,750,000. We have reviewed the purchase
contract and it appears to be arm’s length with no atypical terms or conditions.

Use of the Real Estate Existing as of the Date of Value and the Use of the Real
Estate Reflected in the Appraisal:

Retail or office property use is legally permissible, physically possible, financially
feasible, and maximally productive for the subject “as if a vacant site” and “as
improved”,

Subject Photographs

ﬂa‘l fanoOw
as uﬂ wt

North-front-view
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Stairs to upper level from main entry

326 Elk St. = Crested Butte, CO 10
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Typical upper level interior

326 Elk St. = Crested Butte, CO 11
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Elk Avenue looking west

326 Elk St, » Crested Butte, CO
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Elk Avenue looking east
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Type of Value, Definition of Value, and Source of Definition:
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Page | Y of (x4

Based on the scope of the appraisal assignment a “market value” opinion was

developed.

“Market value,” as used in this report, is defined as:

Market Value - The most probable price which a property should
bring in a competitive and open market under all conditions requisite
to a sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue
stimulus.

Implicit in this definition are the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1.

2.

Buyer and Seller are typically motivated;

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

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and

The price represents the normal consideration for the property
sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.

Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696,
August 24, 1990, as amended at 57 Federal Register 12202, April
9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal
Institute, The Dictionary of Real Estate Appraisal, Fourth Edition,
(Chicago, 2002) Page 177"

Effective Date of Value and Date of the Appraisal Report:
October 13, 2015 is the effective date of the appraisal and this is also the date of the
property inspection by the appraiser.

Opinion of Exposure Time:
We estimated exposure time for the subject property to be 12 months or less.

326 Elk St. = Crested Butte, CO
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Extraordinary Assumptions and Hypothetical Conditions Used:
(If applicable State that their use might affect the assignment results)

According to Advisory Opinion 17 of the Uniform Standards of Professional
Appraisal Practice (USPAP), the use of a hypothetical condition is required
whenever the following conditions apply:

1. IF the subject “as proposed” does not yet, in fact, exist as of the date of
this appraisal.

2. IF the “as proposed” analysis performed to develop the opinion of
value are based on a hypothesis, specifically that the improved subject
property is assumed to exist when in fact it does not exist.

3. IF certain events need to occur, as disclosed in the report, before the
property appraised with the proposed improvements will in fact exist.

4. IF the appraisal does not address unforeseeable events that could
alter the proposed property improvements and/or the market
conditions reflected in the analyses.

No hypothetical conditions were used.

Extraordinary Assumptions:
An extraordinary assumption presumes as fact otherwise uncertain information
about the subject, and includes the following:

— Physical, legal, or economic attributes of the subject property

— Conditions external to the subject, such as market conditions or
trends

— Integrity of the data used in this appraisal

No extraordinary assumptions were used

Scope of Work Used to Develop the Appraisal:

A determination was made regarding the scope of work necessary to solve the
client’s appraisal problem. The appraisal was developed in accordance with
Standard 1 (Real Property Appraisal, Development) and prepared in accordance
with USPAP Standard 2 (Real Property Appraisal, Reporting), effectively
demonstrating our analysis to derive the valuation conclusion.

?@r&z
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Appraisal Methods and Techniques Employed, Approaches to Value Employed
and Explanation of the Exclusion of the Sales, Income or Cost Approaches:

Cost Approach: Given the age of the subject improvements and the inherent
difficulty in accurately determining depreciation, and because investors in similar
properties typically do not use this approach, the cost approach is determined to be
not applicable we will not be used this approach.

Sales Comparison Approach: We will obtain sales of generally similar properties in
the subject’s market and will make adjustments to these sales to derive a value. The
sales comparison approach is applicable will be used to value the subject.

Income Approach: We will use actual and market based data to derive a net
operating income for the subject, apply an appropriate capitalization rate, and
conclude a value using the income approach. As an income producing property that
is 100 percent leased, the income approach is applicable and will be used.

Value Opinion and Conclusions Reached

Sales Comparison Approach
We used the sale price per rentable square foot as the unit of comparison as this is
the most common unit of comparison used by investors for retail properties in the

subject’s market.

The following sales were obtained and analyzed to derive a value using the sales
comparison approach.

SUMMARY OF COMPARABLE SALES

1 214 6th St., Unit 12 Jun-15 $264,000 835 $316.17 1978
Crested B CcO

2 212Elk Awe. Dec-14 $790,000 2,267 $348.48 2005
Crested Butte. CO

3 314 EKk St. Sep-14 $485,000 1,506 $322.05 1900
Crested Butte, CO

4 202 Elk Awe., Units A, B, C,and D Jan-14  $1,250,000 3,891 $321.25 1882
Crested Butte, CO

326 Elk St. = Crested Butte, CO 16
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COMPARABLE SALES MAP
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Sale 1 is a penthouse commercial condominium unit that was being used as office
space when sold. The unit could also be used for retail purposes. This
condominium unit is located on the 3 level of the building. The building was in
good condition at the time of sale as it has recently been remodeled. The grantor
was Robert Jerry Falkner and the grantee was Shirley L. Crawford Exempt Trust.

SALE 2-212 Elk Street

326 Elk St. = Crested Butte, CO 18
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Sale 2 is a small retail building used for a restaurant. The building was leased when
sold. The building is newer compared to the subject and it contains a commercial
grade kitchen. The grantor was Birds of a Feather LLC and the grantee was Elk

Avenue Investments LLC.

SALE 3-314 Elk Street

Sale 3 is a storefront property that had been remodeled in 1992. The property was
leased at the time of sale. The building was in average condition at the time of sale.
Grantor was McGill Family Trust and the grantee was Casey Key Investments LLC.

326 Elk St. = Crested Butte, CO 19
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SALE 4-202 Elk Street

Sale 4 is a four unit mixed-use condominium building that contains a 3-bedroom
apartment on the second level. Commercial units in the building include retail and
office tenants. The building was in average condition at the time of sale. The
grantor was CAC Industries LLC and the grantee was Ice House LLC.

Conclusion

All of the comparables are located within 2 blocks of the subject property and are or
could be used for retail purposes. Sale 1 is located on the 3rd level in the building,
which is inferior compared to the subject. This sale will be adjusted upward for this
factor. Sale 2 contains a commercial kitchen and Sale 4 contains an apartment.
These are superior amenities compared to the subject. These two sales will be
adjusted downward for these factors. Market conditions have been slowly
improving in the past two years in Crested Butte. There is little inventory for sale in
the market. Sales 2, 3, and 4 will be adjusted upward for market conditions. Sale 4
includes four units and is larger compared to the subject units in terms of scale.
Typically, there is an inverse relationship between size and price per square foot.
Sale 4 will be adjusted upward for scale.

The mean of the adjusted prices is $344.98 per square foot. Based on our analysis of
the market in general and the comparable sales, we believe the market indicates a
value of $345.00 per square foot as follows:

Concluded Price Per Square Foot: $345.00
Building Area: x5,071 SE
Market Value by the Sales Comparison: $1,749,495
Rounded: $1,750,000

326 Elk St. = Crested Butte, CO 20
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The subject is 100 percent leased to four tenants, although Unit B has a sub-lessee.
We have noted only the master lease for this suite below. The following summarizes

the leasing status:

Unit Tenant Lease Pmt

A Pema Dawa $2,700* $25.65
B CB Music Fest  $2,390 $23.24
C CMBT $2,700 $25.01
D ]C Peacock $2.700 $25.33

*Beginning November 1, 2015

Lease Rate PSF Expiration

10-31-16
9-30-16
4-30-17
3-31-17

Lease rates for the above tenants range from $23.24 to $25.65 per square footona
modified gross lease structure. Under this lease structure, the tenant pays utilities
and janitorial costs and the owner pays the remainder of the operating costs.

We compared contract rents with comparable property rents in the Crested Butte
market. The following are rental comparables:

MARKET RENT SUMMARY
. Expense
Property Size (SF) Occupancy Rent/SF Terms
215 Elk Ave 1234 Office 17.99 NNN
1,367 Office $22.94 NNN
332 Elk Ave 1,585 Retail $19.17 NNN
1,182 Office $22.00 NNN
318 Elk Ave 2,323 Retail $17.00 NNN
850 Retail $22.60 NNN
970 Retail $28.84 NNN
232 Elk Ave Office - .
756 4206 $28.00 Full Service
201 Elk Ave 1,819 Retail $25.50 NNN
Retail and
511 Red Lady Ave 3,666 Office $17.28 NNN

Most of the properties in Crested Butte are leased on a triple net structure where
the tenant pays the operating expenses. The above rentals have rates ranging from
$17.00 to $28.84 per square foot, triple net. The one full service lease in the table
above has a rate of $28.00 per square foot, full service. In general, it appears the
contract rents are somewhat below market. On a modified gross basis, the above
rental range would be closer to $25 to $37 per square foot. On a net basis market
rent would likely be $24 to $26 per square foot. Two of the existing leases expire
within one year and two expire in approximately 18 months. At renewal, the leases

326 Elk St. = Crested Butte, CO
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may revert to a triple net structure or they may increase to be more in line with the
market. We believe the market indicates a modified gross lease rate of $32.00 per
square foot for the subject. As a result, the concluded market rate is higher than the
actual contract rates and this creates a possible leasehold interest. We will consider
adjustments for this factor later in this section.

Gross Potential Income for the subject is $162,272 per year.

Actual owner’s expenses were extracted from operating data provided by the
owner. Expenses for the most recent 12 month period (from the owner’s data) are
as follows:

Expense Amount Amount Per SF
Real Est Taxes $32,407 $6.39
Insurance $3.435 $0.68
Mntc/Trash $4,978 $0.98
Management $4.500 $0.89
Total $45,320 $8.94

Real estate taxes are likely to be lower for 2015 as the assessed values by the county
are lower. Using the current values, and the 2014 mill levy (the most recent
available), taxes would be $28,558. Maintenance expenses have also been
somewhat higher than normal due to windows that were replaced and repaired
within the last year. The cost for the windows was $680. The other actual expenses
appear to be reasonable for a property similar to the subject in the Crested Butte
market. Therefore, total expenses are projected to be $40,791.

Vacancy and Credit Loss

According to local real estate brokers, commercial leases in Crested Butte are
increasing with landlords started to increase rental rates in 2013-014 for the first
time in approximately 5 years. Brokers estimate vacancy overall at approximately 5
percent for properties similar to the subject. A 5 percent vacancy and credit loss
rate will be input for the subject.

Net Operating Income
Gross Potential Income:
Less: Vacancy & Credit Loss @5%:
Effective Gross Income:
Less: Owner Operating Expenses:
Net Operating Income:

326 Elk St. = Crested Butte, CO 22
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Page 12

There were few recent market transactions with operating expenses available to the
appraiser in the local market to extract local capitalization rates. The appraiser also
spoke with local realtors for an observation of what typical capitalization rates are
for the Crested Butte market. The capitalization range rate was approximately 4.0 to
8.0 percent. Sale 3 sold with a capitalization rate of 5.95 percent in 2014. This
property was leased to a single tenant with a one-year lease.

Survey

Third Quarter 2015 RealtyRates.com Investor Survey (274 Q 2015 data) indicates
capitalization rates for retail properties between 4.03 percent and 15.50 percent.
The survey includes profit, which tends to push the survey rates to the higher end of

the rate range.

Item Input

Spread Quer 10-Year Treasury
Debt Coverage Ratio

Loan-to-¥alue Ratio

Equity Dividend Rate

Mazimum

Spread Over 10-Year Treasury

Debt Co Ratio

Interest Rate

Amortiz ation

Mortgage Constant

Loan-to-Value Ratio

Equity Dividend Rate

Average

Spread Over 10-Year Treasury

Debt Coverage Ratio

Interest RBate

Amortiz ation

Mortgage Constant

Loan-to-alue Ratio
Dividend Rate

“2zt Gluarter 2015 Data
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Band of Investment pa?ngen N
An examination of the current money market would suggest a loan-to-value ratio of ek -152'_

75 percent with an amortization of 30 years (with a 5 to 10 ten balloon) at a 5
percent interest rate. Considering the character of the investment influenced by
market conditions, as well as discussions with investors in the market, an equity
rate of 7.0 percent is appropriate. This estimate of the equity rate is supported by
the previous appraisals in resort markets similar to the subject’s market. A
capitalization rate derived under this methodology is quantified as follows:

Mortgage Component: 0.75x0.0644 = 0.0483
Equity Component: 0.25x0.0700 = 0.0175
Capitalization Rate: 0.0658, or 6.6%
Conclusion
e Extraction: Not Used
e RealtyRates.com 4.0% to 15.5%, average
e Band of Investment: 6.6%

Resort markets typically have lower capitalization rates as these properties are not
purchased by institutional investors for their stream of income. They are more
motivated by capital appreciation and the prestige of owning properties in resort
areas; thus leading to lower capitalization rates. It is not uncommon to see overall
rates in the range of 5.0 to 7.0 percent in markets similar to Crested Butte (and even
lower in Aspen and Vail). A recent sale had a capitalization rate of 5.95 percent and
the band of investment produced a rate of 6.6 percent. Considering all relevant
aspects of the subject's economic environment, we will input an overall rate of 6.25
percent in our analysis. Capitalizing the net operating income will provide a market
value for the subject, as follows:

Net Operating Income: $113,367

Capitalization Rate: 6.25%

Capitalized Amount: $1,813,872
Leasehold Adjustment

Our analysis of market rents indicated the subject has contract rents that appear to
be below market. This creates a positive leasehold interest. As a result, we must
adjust the capitalized amount above to reflect the positive leasehold interest.

For the leasehold adjustment we will calculate the difference between the contract
rents and the market rent for the remaining terms of the leases. Given the less than
one-year period of the remaining lease term for the tenants in units A and B, we did
not include their rent in our analysis. A market rental rate for the subject was
determined to be $32.00 per square foot, modified gross. The contract rents are
$2,700 per month, or $32,400 per year, for each of these units. To determine a
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present value for our adjustment we reviewed discount rates from RealtyRates. The Page-_qu,- = 6

3rd quarter 2015 (2nd quarter data) indicated discount rates generally from 6 to 13
percent for retail properties for acquisitions. For the subject, we will apply a 10
percent discount rate in our analysis. The leasehold adjustment estimated is as
follows:

©3) EastWest

Period Months | Contract | Market Rent | Difference | Disc PV

Rent for | @$32.00 Factor

period PSF
Nov 2015 to |6 $32,400 | $41,184 $8,784 0.9052 | $7,951
April 2016
May 2016 to |12 $64,800 | $82,368 $17,568 0.8194 | $14.395
April 2017

Total $22,346

The $22,346 represents the estimated value of the positive leasehold interest held
by the tenant due to the below market lease rate. The loss in value reflects the
amount a potential buyer would discount the sale price to reflect the loss in income
from the below market lease. Therefore, to determine the “as is” market value of the
subject property, we will deduct the adjustment amount from the capitalized
amount as follows:

Capitalized Amount: $1,813,872

Less: Adjustment: $ 22346

Market Value by the Income Approach: $1,791,526

Rounded: $1,790,000
RECONCILIATION

The pertinent approaches to value have been summarized in this appraisal analysis.
A summary of the value conclusions of each of these individual approaches indicates

the following:

Cost Approach: Not Used
Sales Comparison Approach: $1,750,000
Income Approach: $1,790,000

Sales Comparison Approach

We discovered sales of commercial properties in the subject’s general market area.
Adjustments were applied and a valued was concluded using this approach. The
sales comparison approach is reliable.
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Income Approach

We examined actual rental information and compared it to market derived data.
The market indicates the subject contract rent is below market. We developed a net
operating income using market data and capitalized the net operating income to
determine a capitalized amount before adjusting for the positive leasehold interest.
After deducting for the leasehold interest we concluded a market value for the
subject. The income approach is somewhat less reliable than the sales comparison
approach due to the difference in contract rents and market rents, and, because the
contract leases are structures as modified gross leased when the market typically
favors triple net leases.

Market Value Conclusion

The subject property is currently leased to four tenants (plus a sub-lessee), one of.
Typically, however, investors in properties similar to the subject in the Crested
Butte market rely to a greater extent on the sales comparison approach when
making investment decisions. Consistent with the market, we have also placed
greater weight on the sales comparison approach in our final value conclusion.

“AS IS” MARKET VALUE CONCLUSION

Am Interest Appraised Effective Date Value Conclusion
Premise
AslIs Leased Fee Estate October 13, 2015 $1,750,000

Important Note: The rationale for how the appraiser arrived at the opinions
and conclusions set forth in the report may not be understood properly
without additional information in the appraiser’s workfile.
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8T 2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017

Phone: (970) 641-1085 BOE # ﬁ 2
Fax: (970) 641-7920

Kristy McFarland
Gunnison County Assessor
221 N Wisconsin St, Suite A

COLORADO . )
Gunnison, CO 81230 Emall.. assessor@gunnlsonc'ounty.org
Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R0O43910 2017 200 3255-031-77-016

LEGAL DESCRIPTION

APPLETON, ELIZABETH P

£ POBOX 234
[¥7)
g  CRESTEDBUTTE, CO 81224-0234 UNIT B TIMES SQUARE CONDOMINIUMS #636852
OWNER: RATHERBY INVESTMENTS LLC
ASSESSOR’S VALUATION
PROPERTY OWNER'S

PROPERTY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE

PRIOR TO REVIEW AFTER REVIEW
Commercial 680,010 605,010
TOTALS $680,010 $605,010

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to: @
BOE #&=2

Gunnison County Board of Equalization
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e}), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.gov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
$39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s 415659

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

st hod - vl by achon

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
herein and on any attachments hereto are true and complete.

//)/f/(,—\ N U o1e oVl 0 (5|
SigneﬁﬁreV Telephone Number Date

*Attach letter of authorization signed by property owner.
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September 15, 2017

Gunnison County Board of Equalization
200 East Virginia Avenue
Gunnison, CO 81230

RE: APPEAL OF 2017 REAL PROPERTY NOTICE OF DETERMINATION- ACCOUNTS R043909, R043910,
R043911, R0O43912

Dear Gunnison County Board of Equalization:

Enclosed please find four (4) petitions to appeal the Gunnison County Assessor’s 2017 Real Property
Notices of Determination for the above-referenced commercial properties. | have also included
authorization from my client, Ratherby Investments, LLC, to represent the LLC before the Board of
Equalization in this matter. Additional information shall be provided prior to the scheduled hearing.

Thank you for your consideration.

ELIZABETH P. APPLETON, PC
Clp—

Elizabeth P. Appleton

Cc: client

Enclosures (7)

115 ELK AVENUE PO BOX 234 CRESTED BUTTE, CO 81224 orrice 970.349.6454 mx 970.797.1833 BETH@EPAPPLETONLAW.COM
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200 East Virginia Avenug
Gunnison, CO 81230

RE: Appeal of 2017 Real Property Notices of Valuation- Accounts R043910, R043909, R043911, R043912

Dear Gunnison County Board of Equalization:

Please let this letter serve as written authorization for Elizabeth P. Appleton, of Elizabeth P. Appleton PC,
to represent Ratherby Investments, LLC before the Gunnison County Board of Equalization in the above-
referenced appeals. Thank you.

Sincerely,

RATHERBY INVESTMENTS, LLC

Rosalind Cross, Managing Member





ELIZABETH P. APPLETON PC
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May 31, 2017

Gunnison County Assessor

Attn: Bob Blackett

221 North Wisconsin Street, Suite A
Gunnison, CO 81230

Sent by email to: Assessor@gunnisoncounty.org

RE: PROPERTY TAX PROTEST ACCOUNT NUMBERS R043909, R043910, R043911, AND R043912
TIMES SQUARE CONDOMINIUMS, 326 ELK AVENUE, CRESTED BUTTE, ECON AREA 2 (COMMERCIAL)

Dear Mr. Blackett:

| tender this protest of the 2017 Notice of Valuation for the above properties on behalf of my client
Ratherby Investments, LLC. The authorization for me to do so is enclosed herewith. These commercial
properties are located within one building in Econ Area 2. The reason for this protest is as follows:

R The estimated market value is not accurate;
Il The occupancy type is not accurate; and
. Other.

I THE ESTIMATED MARKET VALUE IS NOT ACCURATE: [T 1S TOO HIGH.
The valuations of the subject properties more than doubled from the previous value, which
is not supported by the comparable sales. There were 37 sales in Econ Area 2 during the
sales study period. Only one property increased in value more than the subject properties,
and it increased to close the amount it was purchased for in June 2015, $264,000, which is
$313 per square foot. This is Account Number R002997. The valued determined by the
Assessor’s Office for the subject properties is over $602 per square foot. None of the
commercial comparable sales in ECON AREA 2 come close to this figure.

The owner purchased this property in December 2015, six months before the end of the
reappraisal period. The properties appraised for $1,750,000.00 total, effective October
2015, at $348/sf. The best comparable sale for these properties is the sale itself, for the
subject properties. The previous valuations for the subject units totaled $1,453,310.00, at
$290/sf. The 2017 valuations total $3,023,780.00. Overall this represents a 208% increase
at $602 per square foot, which is not supported by the comparable sales.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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The following comparable sales are within blocks of the subject property with similar use, as

follows:

1. R030160 - 314 Elk Avenue: sold at $322/sf (retail at 1506 sf)

2. RO03509 - 319/321/325 Elk Avenue: sold at $217/sf (retail/restaurant at 11,161 sf)
3. R003532 —401 Elk Avenue: sold at $409/sf (office at 3012 sf)

4. R0O03530 - 429 Elk Avenue: sold at $367/sf (office retail at 1705 sf)

5. R0O03604 — 114 Elk Avenue: sold at $279/ (retail at 417 sf)

6. RO02997 — 214 6% Street: sold at $313/sf (office at 835 sf)

7. R003525 — 413 Elk Avenue: sold at $477/sf (office at 1529 sf)

8. R041542 — 202 Elk Avenue: sold at $304/sf (retail office).

Based on the foregoing comparable sales, the valuation of the subject properties at $602
per square foot is not supported. The average of the foregoing, including the subject
properties as one sale, is $337 per square foot. Accordingly, the valuations for Units A-D,
Times Square Condominiums at 326 Elk Avenue need to be adjusted.

THE OCCUPANCY INFORMATION 1S NOT ACCURATE

Unit A was 80% vacant for four (4) months during the reappraisal period, and completely
vacant for two (2) months of the reappraisal period. Unit D was vacant for one month during
the reappraisal period.

Each of the properties is appropriate for office use as well as retail. For example, Unit D is
now an office.

OTHER.

The building construction quality is average, not good per the appraisal. The rent was not
increased from the previous owner and the current owner pays all operating costs
associated with the properties, except that each tenant pays utilities for his or her unit and
pro-rata based on square footage for the common areas including the bathrooms and
hallways, snow removal from the front of the building, and cleaning and maintenance of the
common hallways and bathroom. The current owner pays more operating costs than the
previous owner.

Last, the subject property, particularly Units B and D, are negatively impacted by snow shed
from the adjacent property.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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CONCLUSION: age § of 5
The valuation of the subject properties is too high and not supported by the comparable sales. The ==
valuation of the subject properties should be valued as follows:

R043909 Unit A - 1263 sf: $425,631
R043910 Unit B — 1234 sf: $415,858
R043911 Unit C - 1295 sf: $436,415

R043912 Unit D - 1279 sf: $431,023

Thank you for your consideration.

Sincerely,

ELIZABETH P. APPLETON, PC

O

Elizabeth P. Appleton
cc. Client

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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326 EIK Street
Crested Butte, Colorado

Prepared For:
Ratherby Investments LLC
c/o Ms. Rosalind M. Cross
P.0. Box 2638
Crested Butte, Colorado

Effective Date:
October 13, 2015
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October 21, 2015

Ratherby Investments LLC

c/o Ms. Rosalind M. Cross

P.0. Box 2638

Crested Butte, Colorado 81224

RE: 326 Elk Street
Crested Butte, Colorado
A Restricted Appraisal Report

Dear Ms. Cross:

As requested, we have completed an appraisal report and concluded a market
value for the above referenced property. The subject is a multi-tenant retail
property located in the Town of Crested Butte, Gunnison County, Colorado. Per your
instructions, the purpose of this Restricted Appraisal Report is to provide an
opinion of "market value", “as is”, of the leased fee property rights of the above
property. The opinion of value reported below is qualified by certain assumptions,
limiting conditions, certifications, and definitions, which are set forth in the report.

You, Ratherby Investments LLC, as the client, are responsible for reading this report
in its entirety. It may not be distributed to or relied upon by other persons or
entities without written permission of East West Econometrics (East West).
Acceptance or use of this appraisal report by the named client constitutes
acceptance of responsibility for timely payment of the agreed appraisal fee to East
West.

The analysis, opinions and conclusions were developed based on, and this report
has been prepared in conformance with, our interpretation of the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal
Practice (USPAP), The Financial Institutions Reform, Recovery, and Enforcement Act
of 1989 (FIRREA), Title XI Regulations, the 2010 Interagency Appraisal Guidelines,
and client’s appraisal standards, as applicable.

Based on the analysis contained in the following report, subject to any hypothetical
conditions or extraordinary conditions applied, the market value of the subject
property is concluded as follows:

326 Elk St. = Crested Butte, CO 2
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MARKET VALUE CONCLUSION
i [niere Effective Date  Value Conclusion
Premise Appraised
Asls Leased Fee Estate October 13,2015 $1,750,000

This appraisal is subject to the Certification and Limitations & Assumptions stated
within the report. The Client has made a determination that their requirements are
such that preparation of a Restricted Appraisal Report is adequate for their purposes.
The Appraiser and the Client are under agreement that the appraisal herein be a
Restricted Appraisal Report.

This is a Restricted Appraisal Report that is intended to comply with the reporting
requirements set forth under Standards Rule 2-2(c) of the Uniform Standards of
Professional Appraisal Practice for a Restricted Use Appraisal Report. The use of
this report is restricted to the identified client. The rationale for how the appraiser
arrived at the opinions and conclusions set forth in the report may not be
understood properly without additional information in the appraiser’s workfile.

The accompanying report, of which this letter is a part, contains opinions of value
that are subject to the Statements of Contingent and Limiting Conditions attached

herein. This report represents our opinion only if used in its entirety.

We appreciate having the opportunity to perform this appraisal analysis. Should
you have any questions with respect to the data, analysis or value conclusion, please
do not hesitate to call.

Respectfully submitted,

EAST WEST ECONOMETRICS LLC

James M. Bittel Thomas 0. Mead

Manager Commercial Appraiser
jamesbittel@eastwesteconometrics.com tmead@eastwesteconometrics.com
Colorado Certified General Colorado Certified General
Appraiser #CG01315404 Appraiser #CG40022647

326 Elk St. = Crested Butte, CO 3
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Certification Statement
The undersigned do hereby certify that, to the best of our 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 limiting conditions, and are our personal,
impartial and unbiased professional analyses, opinions, and conclusions.

- we have no present or prospective interest in the property that is the subject
of this report, and we have no personal interest with respect to the parties
involved.

- we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment.

- our engagement in this assignment was not contingent upon developing or
reporting predetermined 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 analysis, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the
Uniform Standards of Professional Appraisal Practice.

- Thomas O. Mead has made a personal inspection of the property that is the
subject of this report and James M. Bittel did not inspect the subject property.
No one provided significant real property appraisal assistance or appraisal
consulting assistance to the persons signing this certification.

- the appraisal assignment was not based on a requested minimum valuation,
a specific valuation, or the approval of a loan.

- No other services have been provided, as appraisers or in any other capacity,
regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

326 Elk St. = Crested Butte, CO 4
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- that as of the effective date of this report, all appraisers involved with the
preparation and reporting of this assignment are in good standing with the
Colorado State Board of Real Estate Appraisers.

EAST WEST ECONOMETRICS LLC

James M. Bittel
Manager

jamesbittel@eastwesteconometrics.com

Colorado Certified General
Appraiser #CG01315404

Thomas 0. Mead

Commercial Appraiser
tmead@eastwesteconometrics.com
Colorado Certified General
Appraiser #CG40022647

326 Elk St. = Crested Butte, CO
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Client and Intended User Identification: @7
The client and intended user of this appraisal is Ratherby Investments LLC, c/o Ms. a_.o___%_
Rosalind M. Cross.

Intended Use of Appraisal:
For the client’s internal decision-making purposes.

Identification of the Property Appraised:
Property Owner: McGill Family Trust et. al.

Purchase Contract: The subject is under contract for purchase in the amount of
$1,750,000 by Ratherby Investments LLC.

Address: 326 Elk Street, Crested Butte, Colorado 81224, Units A, B, C, and D

Gunnison County Parcel ID Numbers: Unit A: 3255-031-77-015
Unit B: 3255-031-77-016
Unit C: 3255-031-77-017
Unit D: 3255-031-77-018

Gunnison County Account Numbers: Unit A: R04309
Unit B: R04310
Unit C: R04311
Unit D: R04312

Legal Descriptions: Units A, B, C, and D, Times Square
Condominiums, Town of Crested Butte,
Gunnison County, State of Colorado

Appraiser Comments:

The subject is legally described as four individual condominium units. However, the
owners’ association was not officially established and the property has operated as
a multi-tenant retail property since it was constructed. We have appraised the
subject as a single property as the market would generally consider the subject as a
single property. This is supported by the earlier sale of the subject and the current
purchase contract.

Real Property Interest Appraised:
Based on the scope of the appraisal assignment, and because the subject is 100
percent leased to four tenants, the leased fee property interest was appraised.

Brief Description of Subject Property Attributes:
The subject improvements consist of one building containing four commercial
condominium units. The property operates as a multi-tenant retail building.

326 Elk St. = Crested Butte, CO 6





Property Type:
Building Area:

Year Built:

Number of Stories/Levels
Construction Class:

Construction Quality:

Building Configuration

Interior Finish

Heating & Cooling System:
Plumbing:

Electrical:

Fire Protection:

Overall Condition
Deferred Maintenance
Effective Age:

Typical Economic Life

326 Elk St. = Crested Butte, CO
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Retail property

Unit A: 1,263 square feet

Unit B: 1,234 square feet

Unit C: 1,295 square feet

Unit D: 1,279 square feet

Total building area is 5,071 square feet, based on
the assessor’s data

1990

Two; including a garden level

Class D, wood frame, cedar exterior siding by
Marshall Valuation Service

Average

The building has a main entrance from Elk Street
on the north side of the building. There is a
landing area and stairs providing access down to
the garden level and up to the second level. An
additional entrance is located on the south side of
the building. There are two retail units on the
garden level and two units on the upper level of
the building. There are two single-chair stair lifts
on the north side of the buildin
Interior Description

The entrance areas have ceramic tile flooring on
both levels. The rest of the building has carpeted
flooring. The walls are finished and painted
drywall. They ceiling consists of painted drywall.
The doors are solid core wood doors in wood
frames. The common restrooms have ceramic tile
floors with finished drywall ceilings

Unit Mechanical Description

In-floor, hot water heat; no air conditioning

Typical; assumed adequate

Typical; assumed adequate. Lighting is florescent,
ceiling mounted.

Smoke detectors, fire alarms

Physical Condition

Average

None observed

10 years due to adequate maintenance
45
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Remaining Economic Life: 35

The subject is functional for multi-tenant retail or
office use because the subject’s physical
components are conducive these uses. The physical
characteristics include; two stair lifts, wide
hallways, restrooms, and some on-site parking for
tenants and clientele.

Functional Utility:

Assessor’s Site Map-Subject in green

325503177004
325503177016 325503177001

Assessor’s Building Footprint Sketch
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54

g
105
15
55
T
b BGL
20
4y |
9.1
2

326 Elk St. = Crested Butte, CO 8





EastWest

\amry ECONOMETRICS

3 Year Sales History (including Current Contracts, Agreements, Options) and
Listing History:

The current owner for all four units, including all of the common area, is McGill
Family Trust et.. al.

The current owner constructed the subject property in 1990 and retained
ownership until October 27, 2006 when the property was sold to Hobie Designs Inc.
for $2,148,000. The current owner financed a portion of the purchase price and the
buyer defaulted in November 2014. A deed in lieu of foreclosure was arranged and
the property was re-conveyed to the original owner.

The subject property is currently under contract for purchase by Ratherby
Investments LLC in the amount of $1,750,000. We have reviewed the purchase
contract and it appears to be arm’s length with no atypical terms or conditions.

Use of the Real Estate Existing as of the Date of Value and the Use of the Real
Estate Reflected in the Appraisal:

Retail or office property use is legally permissible, physically possible, financially
feasible, and maximally productive for the subject “as if a vacant site” and “as
improved”,

Subject Photographs

ﬂa‘l fanoOw
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North-front-view
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Stairs to upper level from main entry

326 Elk St. = Crested Butte, CO 10
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Typical upper level interior

326 Elk St. = Crested Butte, CO 11
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Elk Avenue looking west

326 Elk St, » Crested Butte, CO
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Elk Avenue looking east
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Based on the scope of the appraisal assignment a “market value” opinion was

developed.

“Market value,” as used in this report, is defined as:

Market Value - The most probable price which a property should
bring in a competitive and open market under all conditions requisite
to a sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue
stimulus.

Implicit in this definition are the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1.

2.

Buyer and Seller are typically motivated;

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

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and

The price represents the normal consideration for the property
sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.

Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696,
August 24, 1990, as amended at 57 Federal Register 12202, April
9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal
Institute, The Dictionary of Real Estate Appraisal, Fourth Edition,
(Chicago, 2002) Page 177"

Effective Date of Value and Date of the Appraisal Report:
October 13, 2015 is the effective date of the appraisal and this is also the date of the
property inspection by the appraiser.

Opinion of Exposure Time:
We estimated exposure time for the subject property to be 12 months or less.

326 Elk St. = Crested Butte, CO
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Extraordinary Assumptions and Hypothetical Conditions Used:
(If applicable State that their use might affect the assignment results)

According to Advisory Opinion 17 of the Uniform Standards of Professional
Appraisal Practice (USPAP), the use of a hypothetical condition is required
whenever the following conditions apply:

1. IF the subject “as proposed” does not yet, in fact, exist as of the date of
this appraisal.

2. IF the “as proposed” analysis performed to develop the opinion of
value are based on a hypothesis, specifically that the improved subject
property is assumed to exist when in fact it does not exist.

3. IF certain events need to occur, as disclosed in the report, before the
property appraised with the proposed improvements will in fact exist.

4. IF the appraisal does not address unforeseeable events that could
alter the proposed property improvements and/or the market
conditions reflected in the analyses.

No hypothetical conditions were used.

Extraordinary Assumptions:
An extraordinary assumption presumes as fact otherwise uncertain information
about the subject, and includes the following:

— Physical, legal, or economic attributes of the subject property

— Conditions external to the subject, such as market conditions or
trends

— Integrity of the data used in this appraisal

No extraordinary assumptions were used

Scope of Work Used to Develop the Appraisal:

A determination was made regarding the scope of work necessary to solve the
client’s appraisal problem. The appraisal was developed in accordance with
Standard 1 (Real Property Appraisal, Development) and prepared in accordance
with USPAP Standard 2 (Real Property Appraisal, Reporting), effectively
demonstrating our analysis to derive the valuation conclusion.

?@r&z
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Appraisal Methods and Techniques Employed, Approaches to Value Employed
and Explanation of the Exclusion of the Sales, Income or Cost Approaches:

Cost Approach: Given the age of the subject improvements and the inherent
difficulty in accurately determining depreciation, and because investors in similar
properties typically do not use this approach, the cost approach is determined to be
not applicable we will not be used this approach.

Sales Comparison Approach: We will obtain sales of generally similar properties in
the subject’s market and will make adjustments to these sales to derive a value. The
sales comparison approach is applicable will be used to value the subject.

Income Approach: We will use actual and market based data to derive a net
operating income for the subject, apply an appropriate capitalization rate, and
conclude a value using the income approach. As an income producing property that
is 100 percent leased, the income approach is applicable and will be used.

Value Opinion and Conclusions Reached

Sales Comparison Approach
We used the sale price per rentable square foot as the unit of comparison as this is
the most common unit of comparison used by investors for retail properties in the

subject’s market.

The following sales were obtained and analyzed to derive a value using the sales
comparison approach.

SUMMARY OF COMPARABLE SALES

1 214 6th St., Unit 12 Jun-15 $264,000 835 $316.17 1978
Crested B CcO

2 212Elk Awe. Dec-14 $790,000 2,267 $348.48 2005
Crested Butte. CO

3 314 EKk St. Sep-14 $485,000 1,506 $322.05 1900
Crested Butte, CO

4 202 Elk Awe., Units A, B, C,and D Jan-14  $1,250,000 3,891 $321.25 1882
Crested Butte, CO

326 Elk St. = Crested Butte, CO 16
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COMPARABLE SALES MAP
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Sale 1 is a penthouse commercial condominium unit that was being used as office
space when sold. The unit could also be used for retail purposes. This
condominium unit is located on the 3 level of the building. The building was in
good condition at the time of sale as it has recently been remodeled. The grantor
was Robert Jerry Falkner and the grantee was Shirley L. Crawford Exempt Trust.

SALE 2-212 Elk Street
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Sale 2 is a small retail building used for a restaurant. The building was leased when
sold. The building is newer compared to the subject and it contains a commercial
grade kitchen. The grantor was Birds of a Feather LLC and the grantee was Elk

Avenue Investments LLC.

SALE 3-314 Elk Street

Sale 3 is a storefront property that had been remodeled in 1992. The property was
leased at the time of sale. The building was in average condition at the time of sale.
Grantor was McGill Family Trust and the grantee was Casey Key Investments LLC.
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SALE 4-202 Elk Street

Sale 4 is a four unit mixed-use condominium building that contains a 3-bedroom
apartment on the second level. Commercial units in the building include retail and
office tenants. The building was in average condition at the time of sale. The
grantor was CAC Industries LLC and the grantee was Ice House LLC.

Conclusion

All of the comparables are located within 2 blocks of the subject property and are or
could be used for retail purposes. Sale 1 is located on the 3rd level in the building,
which is inferior compared to the subject. This sale will be adjusted upward for this
factor. Sale 2 contains a commercial kitchen and Sale 4 contains an apartment.
These are superior amenities compared to the subject. These two sales will be
adjusted downward for these factors. Market conditions have been slowly
improving in the past two years in Crested Butte. There is little inventory for sale in
the market. Sales 2, 3, and 4 will be adjusted upward for market conditions. Sale 4
includes four units and is larger compared to the subject units in terms of scale.
Typically, there is an inverse relationship between size and price per square foot.
Sale 4 will be adjusted upward for scale.

The mean of the adjusted prices is $344.98 per square foot. Based on our analysis of
the market in general and the comparable sales, we believe the market indicates a
value of $345.00 per square foot as follows:

Concluded Price Per Square Foot: $345.00
Building Area: x5,071 SE
Market Value by the Sales Comparison: $1,749,495
Rounded: $1,750,000
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The subject is 100 percent leased to four tenants, although Unit B has a sub-lessee.
We have noted only the master lease for this suite below. The following summarizes

the leasing status:

Unit Tenant Lease Pmt

A Pema Dawa $2,700* $25.65
B CB Music Fest  $2,390 $23.24
C CMBT $2,700 $25.01
D ]C Peacock $2.700 $25.33

*Beginning November 1, 2015

Lease Rate PSF Expiration

10-31-16
9-30-16
4-30-17
3-31-17

Lease rates for the above tenants range from $23.24 to $25.65 per square footona
modified gross lease structure. Under this lease structure, the tenant pays utilities
and janitorial costs and the owner pays the remainder of the operating costs.

We compared contract rents with comparable property rents in the Crested Butte
market. The following are rental comparables:

MARKET RENT SUMMARY
. Expense
Property Size (SF) Occupancy Rent/SF Terms
215 Elk Ave 1234 Office 17.99 NNN
1,367 Office $22.94 NNN
332 Elk Ave 1,585 Retail $19.17 NNN
1,182 Office $22.00 NNN
318 Elk Ave 2,323 Retail $17.00 NNN
850 Retail $22.60 NNN
970 Retail $28.84 NNN
232 Elk Ave Office - .
756 4206 $28.00 Full Service
201 Elk Ave 1,819 Retail $25.50 NNN
Retail and
511 Red Lady Ave 3,666 Office $17.28 NNN

Most of the properties in Crested Butte are leased on a triple net structure where
the tenant pays the operating expenses. The above rentals have rates ranging from
$17.00 to $28.84 per square foot, triple net. The one full service lease in the table
above has a rate of $28.00 per square foot, full service. In general, it appears the
contract rents are somewhat below market. On a modified gross basis, the above
rental range would be closer to $25 to $37 per square foot. On a net basis market
rent would likely be $24 to $26 per square foot. Two of the existing leases expire
within one year and two expire in approximately 18 months. At renewal, the leases

326 Elk St. = Crested Butte, CO
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may revert to a triple net structure or they may increase to be more in line with the
market. We believe the market indicates a modified gross lease rate of $32.00 per
square foot for the subject. As a result, the concluded market rate is higher than the
actual contract rates and this creates a possible leasehold interest. We will consider
adjustments for this factor later in this section.

Gross Potential Income for the subject is $162,272 per year.

Actual owner’s expenses were extracted from operating data provided by the
owner. Expenses for the most recent 12 month period (from the owner’s data) are
as follows:

Expense Amount Amount Per SF
Real Est Taxes $32,407 $6.39
Insurance $3.435 $0.68
Mntc/Trash $4,978 $0.98
Management $4.500 $0.89
Total $45,320 $8.94

Real estate taxes are likely to be lower for 2015 as the assessed values by the county
are lower. Using the current values, and the 2014 mill levy (the most recent
available), taxes would be $28,558. Maintenance expenses have also been
somewhat higher than normal due to windows that were replaced and repaired
within the last year. The cost for the windows was $680. The other actual expenses
appear to be reasonable for a property similar to the subject in the Crested Butte
market. Therefore, total expenses are projected to be $40,791.

Vacancy and Credit Loss

According to local real estate brokers, commercial leases in Crested Butte are
increasing with landlords started to increase rental rates in 2013-014 for the first
time in approximately 5 years. Brokers estimate vacancy overall at approximately 5
percent for properties similar to the subject. A 5 percent vacancy and credit loss
rate will be input for the subject.

Net Operating Income
Gross Potential Income:
Less: Vacancy & Credit Loss @5%:
Effective Gross Income:
Less: Owner Operating Expenses:
Net Operating Income:
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Page 12

There were few recent market transactions with operating expenses available to the
appraiser in the local market to extract local capitalization rates. The appraiser also
spoke with local realtors for an observation of what typical capitalization rates are
for the Crested Butte market. The capitalization range rate was approximately 4.0 to
8.0 percent. Sale 3 sold with a capitalization rate of 5.95 percent in 2014. This
property was leased to a single tenant with a one-year lease.

Survey

Third Quarter 2015 RealtyRates.com Investor Survey (274 Q 2015 data) indicates
capitalization rates for retail properties between 4.03 percent and 15.50 percent.
The survey includes profit, which tends to push the survey rates to the higher end of

the rate range.

Item Input

Spread Quer 10-Year Treasury
Debt Coverage Ratio

Loan-to-¥alue Ratio

Equity Dividend Rate

Mazimum

Spread Over 10-Year Treasury

Debt Co Ratio

Interest Rate

Amortiz ation

Mortgage Constant

Loan-to-Value Ratio

Equity Dividend Rate

Average

Spread Over 10-Year Treasury

Debt Coverage Ratio

Interest RBate

Amortiz ation

Mortgage Constant

Loan-to-alue Ratio
Dividend Rate

“2zt Gluarter 2015 Data
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o< 00
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Band of Investment pa?ngen N
An examination of the current money market would suggest a loan-to-value ratio of ek -152'_

75 percent with an amortization of 30 years (with a 5 to 10 ten balloon) at a 5
percent interest rate. Considering the character of the investment influenced by
market conditions, as well as discussions with investors in the market, an equity
rate of 7.0 percent is appropriate. This estimate of the equity rate is supported by
the previous appraisals in resort markets similar to the subject’s market. A
capitalization rate derived under this methodology is quantified as follows:

Mortgage Component: 0.75x0.0644 = 0.0483
Equity Component: 0.25x0.0700 = 0.0175
Capitalization Rate: 0.0658, or 6.6%
Conclusion
e Extraction: Not Used
e RealtyRates.com 4.0% to 15.5%, average
e Band of Investment: 6.6%

Resort markets typically have lower capitalization rates as these properties are not
purchased by institutional investors for their stream of income. They are more
motivated by capital appreciation and the prestige of owning properties in resort
areas; thus leading to lower capitalization rates. It is not uncommon to see overall
rates in the range of 5.0 to 7.0 percent in markets similar to Crested Butte (and even
lower in Aspen and Vail). A recent sale had a capitalization rate of 5.95 percent and
the band of investment produced a rate of 6.6 percent. Considering all relevant
aspects of the subject's economic environment, we will input an overall rate of 6.25
percent in our analysis. Capitalizing the net operating income will provide a market
value for the subject, as follows:

Net Operating Income: $113,367

Capitalization Rate: 6.25%

Capitalized Amount: $1,813,872
Leasehold Adjustment

Our analysis of market rents indicated the subject has contract rents that appear to
be below market. This creates a positive leasehold interest. As a result, we must
adjust the capitalized amount above to reflect the positive leasehold interest.

For the leasehold adjustment we will calculate the difference between the contract
rents and the market rent for the remaining terms of the leases. Given the less than
one-year period of the remaining lease term for the tenants in units A and B, we did
not include their rent in our analysis. A market rental rate for the subject was
determined to be $32.00 per square foot, modified gross. The contract rents are
$2,700 per month, or $32,400 per year, for each of these units. To determine a
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present value for our adjustment we reviewed discount rates from RealtyRates. The Page-_qu,- = 6

3rd quarter 2015 (2nd quarter data) indicated discount rates generally from 6 to 13
percent for retail properties for acquisitions. For the subject, we will apply a 10
percent discount rate in our analysis. The leasehold adjustment estimated is as
follows:

©3) EastWest

Period Months | Contract | Market Rent | Difference | Disc PV

Rent for | @$32.00 Factor

period PSF
Nov 2015 to |6 $32,400 | $41,184 $8,784 0.9052 | $7,951
April 2016
May 2016 to |12 $64,800 | $82,368 $17,568 0.8194 | $14.395
April 2017

Total $22,346

The $22,346 represents the estimated value of the positive leasehold interest held
by the tenant due to the below market lease rate. The loss in value reflects the
amount a potential buyer would discount the sale price to reflect the loss in income
from the below market lease. Therefore, to determine the “as is” market value of the
subject property, we will deduct the adjustment amount from the capitalized
amount as follows:

Capitalized Amount: $1,813,872

Less: Adjustment: $ 22346

Market Value by the Income Approach: $1,791,526

Rounded: $1,790,000
RECONCILIATION

The pertinent approaches to value have been summarized in this appraisal analysis.
A summary of the value conclusions of each of these individual approaches indicates

the following:

Cost Approach: Not Used
Sales Comparison Approach: $1,750,000
Income Approach: $1,790,000

Sales Comparison Approach

We discovered sales of commercial properties in the subject’s general market area.
Adjustments were applied and a valued was concluded using this approach. The
sales comparison approach is reliable.
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Income Approach

We examined actual rental information and compared it to market derived data.
The market indicates the subject contract rent is below market. We developed a net
operating income using market data and capitalized the net operating income to
determine a capitalized amount before adjusting for the positive leasehold interest.
After deducting for the leasehold interest we concluded a market value for the
subject. The income approach is somewhat less reliable than the sales comparison
approach due to the difference in contract rents and market rents, and, because the
contract leases are structures as modified gross leased when the market typically
favors triple net leases.

Market Value Conclusion

The subject property is currently leased to four tenants (plus a sub-lessee), one of.
Typically, however, investors in properties similar to the subject in the Crested
Butte market rely to a greater extent on the sales comparison approach when
making investment decisions. Consistent with the market, we have also placed
greater weight on the sales comparison approach in our final value conclusion.

“AS IS” MARKET VALUE CONCLUSION

Am Interest Appraised Effective Date Value Conclusion
Premise
AslIs Leased Fee Estate October 13, 2015 $1,750,000

Important Note: The rationale for how the appraiser arrived at the opinions
and conclusions set forth in the report may not be understood properly
without additional information in the appraiser’s workfile.
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) { (!7 2017 REAL PROPERTY NOTICE OF DETER
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Phone: (970) 641-1085

Gunni
‘ Ol l [ | y unnison County Assessor Fax: (970) 641-7920

221 N Wisconsin St, Suite A . ,
COLORADO sl LItE Email: assessor@gunnisoncounty.org
Gunnison, CO 81230 ) )
Website: http://www.gunnisoncounty.org/assessor.html

ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R043911 2017 200 3255-031-77-017
LEGAL DESCRIPTION
APPLETON, ELIZABETH P
E | POBOX234
L
@ | CRESTED BUTTE, CO 81224-0234 UNIT C TIMES SQUARE CONDOMINIUMS #636852
OWNER: RATHERBY INVESTMENTS LLC
ASSESSOR’S VALUATION
PROPERTY OWNER’S
PROPERTY CLASSIFICATION
ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 830,210 830,210
TOTALS $830,210 $830,210

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information.






APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization s
mail or deliver a copy of both sides of this form to: CBOE #

Gunnison County Board of Equalization
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 20-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)
S 4- Z ¢ 415

\
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional

sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

Coe fittzeine 4 Wi 2y oo SVLLLiA b

ATTESTATION

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
herei nd on any attachments hereto are true and complete.

ozuld oYl p4ais 1
Signature Telephone Number Date

*Attach letter of authorization signed by property owner
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September 15, 2017

Gunnison County Board of Equalization
200 East Virginia Avenue
Gunnison, CO 81230

RE: APPEAL OF 2017 REAL PROPERTY NOTICE OF DETERMINATION- ACCOUNTS R043909, R043910,
R043911, R0O43912

Dear Gunnison County Board of Equalization:

Enclosed please find four (4) petitions to appeal the Gunnison County Assessor’s 2017 Real Property
Notices of Determination for the above-referenced commercial properties. | have also included
authorization from my client, Ratherby Investments, LLC, to represent the LLC before the Board of
Equalization in this matter. Additional information shall be provided prior to the scheduled hearing.

Thank you for your consideration.

ELIZABETH P. APPLETON, PC
Clp—

Elizabeth P. Appleton

Cc: client

Enclosures (7)

115 ELK AVENUE PO BOX 234 CRESTED BUTTE, CO 81224 orrice 970.349.6454 mx 970.797.1833 BETH@EPAPPLETONLAW.COM
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200 East Virginia Avenug
Gunnison, CO 81230

RE: Appeal of 2017 Real Property Notices of Valuation- Accounts R043910, R043909, R043911, R043912

Dear Gunnison County Board of Equalization:

Please let this letter serve as written authorization for Elizabeth P. Appleton, of Elizabeth P. Appleton PC,
to represent Ratherby Investments, LLC before the Gunnison County Board of Equalization in the above-
referenced appeals. Thank you.

Sincerely,

RATHERBY INVESTMENTS, LLC

Rosalind Cross, Managing Member





ELIZABETH P. APPLETON PC
ATTORNEY
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May 31, 2017

Gunnison County Assessor

Attn: Bob Blackett

221 North Wisconsin Street, Suite A
Gunnison, CO 81230

Sent by email to: Assessor@gunnisoncounty.org

RE: PROPERTY TAX PROTEST ACCOUNT NUMBERS R043909, R043910, R043911, AND R043912
TIMES SQUARE CONDOMINIUMS, 326 ELK AVENUE, CRESTED BUTTE, ECON AREA 2 (COMMERCIAL)

Dear Mr. Blackett:

| tender this protest of the 2017 Notice of Valuation for the above properties on behalf of my client
Ratherby Investments, LLC. The authorization for me to do so is enclosed herewith. These commercial
properties are located within one building in Econ Area 2. The reason for this protest is as follows:

R The estimated market value is not accurate;
Il The occupancy type is not accurate; and
. Other.

I THE ESTIMATED MARKET VALUE IS NOT ACCURATE: [T 1S TOO HIGH.
The valuations of the subject properties more than doubled from the previous value, which
is not supported by the comparable sales. There were 37 sales in Econ Area 2 during the
sales study period. Only one property increased in value more than the subject properties,
and it increased to close the amount it was purchased for in June 2015, $264,000, which is
$313 per square foot. This is Account Number R002997. The valued determined by the
Assessor’s Office for the subject properties is over $602 per square foot. None of the
commercial comparable sales in ECON AREA 2 come close to this figure.

The owner purchased this property in December 2015, six months before the end of the
reappraisal period. The properties appraised for $1,750,000.00 total, effective October
2015, at $348/sf. The best comparable sale for these properties is the sale itself, for the
subject properties. The previous valuations for the subject units totaled $1,453,310.00, at
$290/sf. The 2017 valuations total $3,023,780.00. Overall this represents a 208% increase
at $602 per square foot, which is not supported by the comparable sales.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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The following comparable sales are within blocks of the subject property with similar use, as

follows:

1. R030160 - 314 Elk Avenue: sold at $322/sf (retail at 1506 sf)

2. RO03509 - 319/321/325 Elk Avenue: sold at $217/sf (retail/restaurant at 11,161 sf)
3. R003532 —401 Elk Avenue: sold at $409/sf (office at 3012 sf)

4. R0O03530 - 429 Elk Avenue: sold at $367/sf (office retail at 1705 sf)

5. R0O03604 — 114 Elk Avenue: sold at $279/ (retail at 417 sf)

6. RO02997 — 214 6% Street: sold at $313/sf (office at 835 sf)

7. R003525 — 413 Elk Avenue: sold at $477/sf (office at 1529 sf)

8. R041542 — 202 Elk Avenue: sold at $304/sf (retail office).

Based on the foregoing comparable sales, the valuation of the subject properties at $602
per square foot is not supported. The average of the foregoing, including the subject
properties as one sale, is $337 per square foot. Accordingly, the valuations for Units A-D,
Times Square Condominiums at 326 Elk Avenue need to be adjusted.

THE OCCUPANCY INFORMATION 1S NOT ACCURATE

Unit A was 80% vacant for four (4) months during the reappraisal period, and completely
vacant for two (2) months of the reappraisal period. Unit D was vacant for one month during
the reappraisal period.

Each of the properties is appropriate for office use as well as retail. For example, Unit D is
now an office.

OTHER.

The building construction quality is average, not good per the appraisal. The rent was not
increased from the previous owner and the current owner pays all operating costs
associated with the properties, except that each tenant pays utilities for his or her unit and
pro-rata based on square footage for the common areas including the bathrooms and
hallways, snow removal from the front of the building, and cleaning and maintenance of the
common hallways and bathroom. The current owner pays more operating costs than the
previous owner.

Last, the subject property, particularly Units B and D, are negatively impacted by snow shed
from the adjacent property.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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EXHIBIT A -

CONCLUSION: age § of 5
The valuation of the subject properties is too high and not supported by the comparable sales. The ==
valuation of the subject properties should be valued as follows:

R043909 Unit A - 1263 sf: $425,631
R043910 Unit B — 1234 sf: $415,858
R043911 Unit C - 1295 sf: $436,415

R043912 Unit D - 1279 sf: $431,023

Thank you for your consideration.

Sincerely,

ELIZABETH P. APPLETON, PC

O

Elizabeth P. Appleton
cc. Client

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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October 21, 2015

Ratherby Investments LLC

c/o Ms. Rosalind M. Cross

P.0. Box 2638

Crested Butte, Colorado 81224

RE: 326 Elk Street
Crested Butte, Colorado
A Restricted Appraisal Report

Dear Ms. Cross:

As requested, we have completed an appraisal report and concluded a market
value for the above referenced property. The subject is a multi-tenant retail
property located in the Town of Crested Butte, Gunnison County, Colorado. Per your
instructions, the purpose of this Restricted Appraisal Report is to provide an
opinion of "market value", “as is”, of the leased fee property rights of the above
property. The opinion of value reported below is qualified by certain assumptions,
limiting conditions, certifications, and definitions, which are set forth in the report.

You, Ratherby Investments LLC, as the client, are responsible for reading this report
in its entirety. It may not be distributed to or relied upon by other persons or
entities without written permission of East West Econometrics (East West).
Acceptance or use of this appraisal report by the named client constitutes
acceptance of responsibility for timely payment of the agreed appraisal fee to East
West.

The analysis, opinions and conclusions were developed based on, and this report
has been prepared in conformance with, our interpretation of the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal
Practice (USPAP), The Financial Institutions Reform, Recovery, and Enforcement Act
of 1989 (FIRREA), Title XI Regulations, the 2010 Interagency Appraisal Guidelines,
and client’s appraisal standards, as applicable.

Based on the analysis contained in the following report, subject to any hypothetical
conditions or extraordinary conditions applied, the market value of the subject
property is concluded as follows:

326 Elk St. = Crested Butte, CO 2
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MARKET VALUE CONCLUSION
i [niere Effective Date  Value Conclusion
Premise Appraised
Asls Leased Fee Estate October 13,2015 $1,750,000

This appraisal is subject to the Certification and Limitations & Assumptions stated
within the report. The Client has made a determination that their requirements are
such that preparation of a Restricted Appraisal Report is adequate for their purposes.
The Appraiser and the Client are under agreement that the appraisal herein be a
Restricted Appraisal Report.

This is a Restricted Appraisal Report that is intended to comply with the reporting
requirements set forth under Standards Rule 2-2(c) of the Uniform Standards of
Professional Appraisal Practice for a Restricted Use Appraisal Report. The use of
this report is restricted to the identified client. The rationale for how the appraiser
arrived at the opinions and conclusions set forth in the report may not be
understood properly without additional information in the appraiser’s workfile.

The accompanying report, of which this letter is a part, contains opinions of value
that are subject to the Statements of Contingent and Limiting Conditions attached

herein. This report represents our opinion only if used in its entirety.

We appreciate having the opportunity to perform this appraisal analysis. Should
you have any questions with respect to the data, analysis or value conclusion, please
do not hesitate to call.

Respectfully submitted,

EAST WEST ECONOMETRICS LLC

James M. Bittel Thomas 0. Mead

Manager Commercial Appraiser
jamesbittel@eastwesteconometrics.com tmead@eastwesteconometrics.com
Colorado Certified General Colorado Certified General
Appraiser #CG01315404 Appraiser #CG40022647

326 Elk St. = Crested Butte, CO 3
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Certification Statement
The undersigned do hereby certify that, to the best of our 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 limiting conditions, and are our personal,
impartial and unbiased professional analyses, opinions, and conclusions.

- we have no present or prospective interest in the property that is the subject
of this report, and we have no personal interest with respect to the parties
involved.

- we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment.

- our engagement in this assignment was not contingent upon developing or
reporting predetermined 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 analysis, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the
Uniform Standards of Professional Appraisal Practice.

- Thomas O. Mead has made a personal inspection of the property that is the
subject of this report and James M. Bittel did not inspect the subject property.
No one provided significant real property appraisal assistance or appraisal
consulting assistance to the persons signing this certification.

- the appraisal assignment was not based on a requested minimum valuation,
a specific valuation, or the approval of a loan.

- No other services have been provided, as appraisers or in any other capacity,
regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

326 Elk St. = Crested Butte, CO 4
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- that as of the effective date of this report, all appraisers involved with the
preparation and reporting of this assignment are in good standing with the
Colorado State Board of Real Estate Appraisers.

EAST WEST ECONOMETRICS LLC

James M. Bittel
Manager

jamesbittel@eastwesteconometrics.com

Colorado Certified General
Appraiser #CG01315404

Thomas 0. Mead

Commercial Appraiser
tmead@eastwesteconometrics.com
Colorado Certified General
Appraiser #CG40022647

326 Elk St. = Crested Butte, CO
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Client and Intended User Identification: @7
The client and intended user of this appraisal is Ratherby Investments LLC, c/o Ms. a_.o___%_
Rosalind M. Cross.

Intended Use of Appraisal:
For the client’s internal decision-making purposes.

Identification of the Property Appraised:
Property Owner: McGill Family Trust et. al.

Purchase Contract: The subject is under contract for purchase in the amount of
$1,750,000 by Ratherby Investments LLC.

Address: 326 Elk Street, Crested Butte, Colorado 81224, Units A, B, C, and D

Gunnison County Parcel ID Numbers: Unit A: 3255-031-77-015
Unit B: 3255-031-77-016
Unit C: 3255-031-77-017
Unit D: 3255-031-77-018

Gunnison County Account Numbers: Unit A: R04309
Unit B: R04310
Unit C: R04311
Unit D: R04312

Legal Descriptions: Units A, B, C, and D, Times Square
Condominiums, Town of Crested Butte,
Gunnison County, State of Colorado

Appraiser Comments:

The subject is legally described as four individual condominium units. However, the
owners’ association was not officially established and the property has operated as
a multi-tenant retail property since it was constructed. We have appraised the
subject as a single property as the market would generally consider the subject as a
single property. This is supported by the earlier sale of the subject and the current
purchase contract.

Real Property Interest Appraised:
Based on the scope of the appraisal assignment, and because the subject is 100
percent leased to four tenants, the leased fee property interest was appraised.

Brief Description of Subject Property Attributes:
The subject improvements consist of one building containing four commercial
condominium units. The property operates as a multi-tenant retail building.

326 Elk St. = Crested Butte, CO 6





Property Type:
Building Area:

Year Built:

Number of Stories/Levels
Construction Class:

Construction Quality:

Building Configuration

Interior Finish

Heating & Cooling System:
Plumbing:

Electrical:

Fire Protection:

Overall Condition
Deferred Maintenance
Effective Age:

Typical Economic Life

326 Elk St. = Crested Butte, CO
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Retail property

Unit A: 1,263 square feet

Unit B: 1,234 square feet

Unit C: 1,295 square feet

Unit D: 1,279 square feet

Total building area is 5,071 square feet, based on
the assessor’s data

1990

Two; including a garden level

Class D, wood frame, cedar exterior siding by
Marshall Valuation Service

Average

The building has a main entrance from Elk Street
on the north side of the building. There is a
landing area and stairs providing access down to
the garden level and up to the second level. An
additional entrance is located on the south side of
the building. There are two retail units on the
garden level and two units on the upper level of
the building. There are two single-chair stair lifts
on the north side of the buildin
Interior Description

The entrance areas have ceramic tile flooring on
both levels. The rest of the building has carpeted
flooring. The walls are finished and painted
drywall. They ceiling consists of painted drywall.
The doors are solid core wood doors in wood
frames. The common restrooms have ceramic tile
floors with finished drywall ceilings

Unit Mechanical Description

In-floor, hot water heat; no air conditioning

Typical; assumed adequate

Typical; assumed adequate. Lighting is florescent,
ceiling mounted.

Smoke detectors, fire alarms

Physical Condition

Average

None observed

10 years due to adequate maintenance
45
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Remaining Economic Life: 35

The subject is functional for multi-tenant retail or
office use because the subject’s physical
components are conducive these uses. The physical
characteristics include; two stair lifts, wide
hallways, restrooms, and some on-site parking for
tenants and clientele.

Functional Utility:

Assessor’s Site Map-Subject in green

325503177004
325503177016 325503177001

Assessor’s Building Footprint Sketch
3.7
54

g
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3 Year Sales History (including Current Contracts, Agreements, Options) and
Listing History:

The current owner for all four units, including all of the common area, is McGill
Family Trust et.. al.

The current owner constructed the subject property in 1990 and retained
ownership until October 27, 2006 when the property was sold to Hobie Designs Inc.
for $2,148,000. The current owner financed a portion of the purchase price and the
buyer defaulted in November 2014. A deed in lieu of foreclosure was arranged and
the property was re-conveyed to the original owner.

The subject property is currently under contract for purchase by Ratherby
Investments LLC in the amount of $1,750,000. We have reviewed the purchase
contract and it appears to be arm’s length with no atypical terms or conditions.

Use of the Real Estate Existing as of the Date of Value and the Use of the Real
Estate Reflected in the Appraisal:

Retail or office property use is legally permissible, physically possible, financially
feasible, and maximally productive for the subject “as if a vacant site” and “as
improved”,

Subject Photographs

ﬂa‘l fanoOw
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North-front-view
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Stairs to upper level from main entry

326 Elk St. = Crested Butte, CO 10
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Typical upper level interior

326 Elk St. = Crested Butte, CO 11
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Elk Avenue looking west

326 Elk St, » Crested Butte, CO
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Elk Avenue looking east
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Type of Value, Definition of Value, and Source of Definition:
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_ EXHIBIT‘g

Page | Y of (x4

Based on the scope of the appraisal assignment a “market value” opinion was

developed.

“Market value,” as used in this report, is defined as:

Market Value - The most probable price which a property should
bring in a competitive and open market under all conditions requisite
to a sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue
stimulus.

Implicit in this definition are the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1.

2.

Buyer and Seller are typically motivated;

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

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and

The price represents the normal consideration for the property
sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.

Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696,
August 24, 1990, as amended at 57 Federal Register 12202, April
9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal
Institute, The Dictionary of Real Estate Appraisal, Fourth Edition,
(Chicago, 2002) Page 177"

Effective Date of Value and Date of the Appraisal Report:
October 13, 2015 is the effective date of the appraisal and this is also the date of the
property inspection by the appraiser.

Opinion of Exposure Time:
We estimated exposure time for the subject property to be 12 months or less.

326 Elk St. = Crested Butte, CO

14





@ EastWest
ECONOMETRICS

Extraordinary Assumptions and Hypothetical Conditions Used:
(If applicable State that their use might affect the assignment results)

According to Advisory Opinion 17 of the Uniform Standards of Professional
Appraisal Practice (USPAP), the use of a hypothetical condition is required
whenever the following conditions apply:

1. IF the subject “as proposed” does not yet, in fact, exist as of the date of
this appraisal.

2. IF the “as proposed” analysis performed to develop the opinion of
value are based on a hypothesis, specifically that the improved subject
property is assumed to exist when in fact it does not exist.

3. IF certain events need to occur, as disclosed in the report, before the
property appraised with the proposed improvements will in fact exist.

4. IF the appraisal does not address unforeseeable events that could
alter the proposed property improvements and/or the market
conditions reflected in the analyses.

No hypothetical conditions were used.

Extraordinary Assumptions:
An extraordinary assumption presumes as fact otherwise uncertain information
about the subject, and includes the following:

— Physical, legal, or economic attributes of the subject property

— Conditions external to the subject, such as market conditions or
trends

— Integrity of the data used in this appraisal

No extraordinary assumptions were used

Scope of Work Used to Develop the Appraisal:

A determination was made regarding the scope of work necessary to solve the
client’s appraisal problem. The appraisal was developed in accordance with
Standard 1 (Real Property Appraisal, Development) and prepared in accordance
with USPAP Standard 2 (Real Property Appraisal, Reporting), effectively
demonstrating our analysis to derive the valuation conclusion.

?@r&z
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Appraisal Methods and Techniques Employed, Approaches to Value Employed
and Explanation of the Exclusion of the Sales, Income or Cost Approaches:

Cost Approach: Given the age of the subject improvements and the inherent
difficulty in accurately determining depreciation, and because investors in similar
properties typically do not use this approach, the cost approach is determined to be
not applicable we will not be used this approach.

Sales Comparison Approach: We will obtain sales of generally similar properties in
the subject’s market and will make adjustments to these sales to derive a value. The
sales comparison approach is applicable will be used to value the subject.

Income Approach: We will use actual and market based data to derive a net
operating income for the subject, apply an appropriate capitalization rate, and
conclude a value using the income approach. As an income producing property that
is 100 percent leased, the income approach is applicable and will be used.

Value Opinion and Conclusions Reached

Sales Comparison Approach
We used the sale price per rentable square foot as the unit of comparison as this is
the most common unit of comparison used by investors for retail properties in the

subject’s market.

The following sales were obtained and analyzed to derive a value using the sales
comparison approach.

SUMMARY OF COMPARABLE SALES

1 214 6th St., Unit 12 Jun-15 $264,000 835 $316.17 1978
Crested B CcO

2 212Elk Awe. Dec-14 $790,000 2,267 $348.48 2005
Crested Butte. CO

3 314 EKk St. Sep-14 $485,000 1,506 $322.05 1900
Crested Butte, CO

4 202 Elk Awe., Units A, B, C,and D Jan-14  $1,250,000 3,891 $321.25 1882
Crested Butte, CO

326 Elk St. = Crested Butte, CO 16
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COMPARABLE SALES MAP
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Sale 1 is a penthouse commercial condominium unit that was being used as office
space when sold. The unit could also be used for retail purposes. This
condominium unit is located on the 3 level of the building. The building was in
good condition at the time of sale as it has recently been remodeled. The grantor
was Robert Jerry Falkner and the grantee was Shirley L. Crawford Exempt Trust.

SALE 2-212 Elk Street

326 Elk St. = Crested Butte, CO 18
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Sale 2 is a small retail building used for a restaurant. The building was leased when
sold. The building is newer compared to the subject and it contains a commercial
grade kitchen. The grantor was Birds of a Feather LLC and the grantee was Elk

Avenue Investments LLC.

SALE 3-314 Elk Street

Sale 3 is a storefront property that had been remodeled in 1992. The property was
leased at the time of sale. The building was in average condition at the time of sale.
Grantor was McGill Family Trust and the grantee was Casey Key Investments LLC.

326 Elk St. = Crested Butte, CO 19
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SALE 4-202 Elk Street

Sale 4 is a four unit mixed-use condominium building that contains a 3-bedroom
apartment on the second level. Commercial units in the building include retail and
office tenants. The building was in average condition at the time of sale. The
grantor was CAC Industries LLC and the grantee was Ice House LLC.

Conclusion

All of the comparables are located within 2 blocks of the subject property and are or
could be used for retail purposes. Sale 1 is located on the 3rd level in the building,
which is inferior compared to the subject. This sale will be adjusted upward for this
factor. Sale 2 contains a commercial kitchen and Sale 4 contains an apartment.
These are superior amenities compared to the subject. These two sales will be
adjusted downward for these factors. Market conditions have been slowly
improving in the past two years in Crested Butte. There is little inventory for sale in
the market. Sales 2, 3, and 4 will be adjusted upward for market conditions. Sale 4
includes four units and is larger compared to the subject units in terms of scale.
Typically, there is an inverse relationship between size and price per square foot.
Sale 4 will be adjusted upward for scale.

The mean of the adjusted prices is $344.98 per square foot. Based on our analysis of
the market in general and the comparable sales, we believe the market indicates a
value of $345.00 per square foot as follows:

Concluded Price Per Square Foot: $345.00
Building Area: x5,071 SE
Market Value by the Sales Comparison: $1,749,495
Rounded: $1,750,000

326 Elk St. = Crested Butte, CO 20
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Page 1l of

The subject is 100 percent leased to four tenants, although Unit B has a sub-lessee.
We have noted only the master lease for this suite below. The following summarizes

the leasing status:

Unit Tenant Lease Pmt

A Pema Dawa $2,700* $25.65
B CB Music Fest  $2,390 $23.24
C CMBT $2,700 $25.01
D ]C Peacock $2.700 $25.33

*Beginning November 1, 2015

Lease Rate PSF Expiration

10-31-16
9-30-16
4-30-17
3-31-17

Lease rates for the above tenants range from $23.24 to $25.65 per square footona
modified gross lease structure. Under this lease structure, the tenant pays utilities
and janitorial costs and the owner pays the remainder of the operating costs.

We compared contract rents with comparable property rents in the Crested Butte
market. The following are rental comparables:

MARKET RENT SUMMARY
. Expense
Property Size (SF) Occupancy Rent/SF Terms
215 Elk Ave 1234 Office 17.99 NNN
1,367 Office $22.94 NNN
332 Elk Ave 1,585 Retail $19.17 NNN
1,182 Office $22.00 NNN
318 Elk Ave 2,323 Retail $17.00 NNN
850 Retail $22.60 NNN
970 Retail $28.84 NNN
232 Elk Ave Office - .
756 4206 $28.00 Full Service
201 Elk Ave 1,819 Retail $25.50 NNN
Retail and
511 Red Lady Ave 3,666 Office $17.28 NNN

Most of the properties in Crested Butte are leased on a triple net structure where
the tenant pays the operating expenses. The above rentals have rates ranging from
$17.00 to $28.84 per square foot, triple net. The one full service lease in the table
above has a rate of $28.00 per square foot, full service. In general, it appears the
contract rents are somewhat below market. On a modified gross basis, the above
rental range would be closer to $25 to $37 per square foot. On a net basis market
rent would likely be $24 to $26 per square foot. Two of the existing leases expire
within one year and two expire in approximately 18 months. At renewal, the leases

326 Elk St. = Crested Butte, CO
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may revert to a triple net structure or they may increase to be more in line with the
market. We believe the market indicates a modified gross lease rate of $32.00 per
square foot for the subject. As a result, the concluded market rate is higher than the
actual contract rates and this creates a possible leasehold interest. We will consider
adjustments for this factor later in this section.

Gross Potential Income for the subject is $162,272 per year.

Actual owner’s expenses were extracted from operating data provided by the
owner. Expenses for the most recent 12 month period (from the owner’s data) are
as follows:

Expense Amount Amount Per SF
Real Est Taxes $32,407 $6.39
Insurance $3.435 $0.68
Mntc/Trash $4,978 $0.98
Management $4.500 $0.89
Total $45,320 $8.94

Real estate taxes are likely to be lower for 2015 as the assessed values by the county
are lower. Using the current values, and the 2014 mill levy (the most recent
available), taxes would be $28,558. Maintenance expenses have also been
somewhat higher than normal due to windows that were replaced and repaired
within the last year. The cost for the windows was $680. The other actual expenses
appear to be reasonable for a property similar to the subject in the Crested Butte
market. Therefore, total expenses are projected to be $40,791.

Vacancy and Credit Loss

According to local real estate brokers, commercial leases in Crested Butte are
increasing with landlords started to increase rental rates in 2013-014 for the first
time in approximately 5 years. Brokers estimate vacancy overall at approximately 5
percent for properties similar to the subject. A 5 percent vacancy and credit loss
rate will be input for the subject.

Net Operating Income
Gross Potential Income:
Less: Vacancy & Credit Loss @5%:
Effective Gross Income:
Less: Owner Operating Expenses:
Net Operating Income:

326 Elk St. = Crested Butte, CO 22
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Page 12

There were few recent market transactions with operating expenses available to the
appraiser in the local market to extract local capitalization rates. The appraiser also
spoke with local realtors for an observation of what typical capitalization rates are
for the Crested Butte market. The capitalization range rate was approximately 4.0 to
8.0 percent. Sale 3 sold with a capitalization rate of 5.95 percent in 2014. This
property was leased to a single tenant with a one-year lease.

Survey

Third Quarter 2015 RealtyRates.com Investor Survey (274 Q 2015 data) indicates
capitalization rates for retail properties between 4.03 percent and 15.50 percent.
The survey includes profit, which tends to push the survey rates to the higher end of

the rate range.

Item Input

Spread Quer 10-Year Treasury
Debt Coverage Ratio

Loan-to-¥alue Ratio

Equity Dividend Rate

Mazimum

Spread Over 10-Year Treasury

Debt Co Ratio

Interest Rate

Amortiz ation

Mortgage Constant

Loan-to-Value Ratio

Equity Dividend Rate

Average

Spread Over 10-Year Treasury

Debt Coverage Ratio

Interest RBate

Amortiz ation

Mortgage Constant

Loan-to-alue Ratio
Dividend Rate

“2zt Gluarter 2015 Data
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Band of Investment pa?ngen N
An examination of the current money market would suggest a loan-to-value ratio of ek -152'_

75 percent with an amortization of 30 years (with a 5 to 10 ten balloon) at a 5
percent interest rate. Considering the character of the investment influenced by
market conditions, as well as discussions with investors in the market, an equity
rate of 7.0 percent is appropriate. This estimate of the equity rate is supported by
the previous appraisals in resort markets similar to the subject’s market. A
capitalization rate derived under this methodology is quantified as follows:

Mortgage Component: 0.75x0.0644 = 0.0483
Equity Component: 0.25x0.0700 = 0.0175
Capitalization Rate: 0.0658, or 6.6%
Conclusion
e Extraction: Not Used
e RealtyRates.com 4.0% to 15.5%, average
e Band of Investment: 6.6%

Resort markets typically have lower capitalization rates as these properties are not
purchased by institutional investors for their stream of income. They are more
motivated by capital appreciation and the prestige of owning properties in resort
areas; thus leading to lower capitalization rates. It is not uncommon to see overall
rates in the range of 5.0 to 7.0 percent in markets similar to Crested Butte (and even
lower in Aspen and Vail). A recent sale had a capitalization rate of 5.95 percent and
the band of investment produced a rate of 6.6 percent. Considering all relevant
aspects of the subject's economic environment, we will input an overall rate of 6.25
percent in our analysis. Capitalizing the net operating income will provide a market
value for the subject, as follows:

Net Operating Income: $113,367

Capitalization Rate: 6.25%

Capitalized Amount: $1,813,872
Leasehold Adjustment

Our analysis of market rents indicated the subject has contract rents that appear to
be below market. This creates a positive leasehold interest. As a result, we must
adjust the capitalized amount above to reflect the positive leasehold interest.

For the leasehold adjustment we will calculate the difference between the contract
rents and the market rent for the remaining terms of the leases. Given the less than
one-year period of the remaining lease term for the tenants in units A and B, we did
not include their rent in our analysis. A market rental rate for the subject was
determined to be $32.00 per square foot, modified gross. The contract rents are
$2,700 per month, or $32,400 per year, for each of these units. To determine a
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present value for our adjustment we reviewed discount rates from RealtyRates. The Page-_qu,- = 6

3rd quarter 2015 (2nd quarter data) indicated discount rates generally from 6 to 13
percent for retail properties for acquisitions. For the subject, we will apply a 10
percent discount rate in our analysis. The leasehold adjustment estimated is as
follows:

©3) EastWest

Period Months | Contract | Market Rent | Difference | Disc PV

Rent for | @$32.00 Factor

period PSF
Nov 2015 to |6 $32,400 | $41,184 $8,784 0.9052 | $7,951
April 2016
May 2016 to |12 $64,800 | $82,368 $17,568 0.8194 | $14.395
April 2017

Total $22,346

The $22,346 represents the estimated value of the positive leasehold interest held
by the tenant due to the below market lease rate. The loss in value reflects the
amount a potential buyer would discount the sale price to reflect the loss in income
from the below market lease. Therefore, to determine the “as is” market value of the
subject property, we will deduct the adjustment amount from the capitalized
amount as follows:

Capitalized Amount: $1,813,872

Less: Adjustment: $ 22346

Market Value by the Income Approach: $1,791,526

Rounded: $1,790,000
RECONCILIATION

The pertinent approaches to value have been summarized in this appraisal analysis.
A summary of the value conclusions of each of these individual approaches indicates

the following:

Cost Approach: Not Used
Sales Comparison Approach: $1,750,000
Income Approach: $1,790,000

Sales Comparison Approach

We discovered sales of commercial properties in the subject’s general market area.
Adjustments were applied and a valued was concluded using this approach. The
sales comparison approach is reliable.
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Income Approach

We examined actual rental information and compared it to market derived data.
The market indicates the subject contract rent is below market. We developed a net
operating income using market data and capitalized the net operating income to
determine a capitalized amount before adjusting for the positive leasehold interest.
After deducting for the leasehold interest we concluded a market value for the
subject. The income approach is somewhat less reliable than the sales comparison
approach due to the difference in contract rents and market rents, and, because the
contract leases are structures as modified gross leased when the market typically
favors triple net leases.

Market Value Conclusion

The subject property is currently leased to four tenants (plus a sub-lessee), one of.
Typically, however, investors in properties similar to the subject in the Crested
Butte market rely to a greater extent on the sales comparison approach when
making investment decisions. Consistent with the market, we have also placed
greater weight on the sales comparison approach in our final value conclusion.

“AS IS” MARKET VALUE CONCLUSION

Am Interest Appraised Effective Date Value Conclusion
Premise
AslIs Leased Fee Estate October 13, 2015 $1,750,000

Important Note: The rationale for how the appraiser arrived at the opinions
and conclusions set forth in the report may not be understood properly
without additional information in the appraiser’s workfile.
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(417 2017 REAL PROPERTY NOTICE OF DETERMINATION
nnlson Kristy McFarland Date of Notice: August 31, 2017

Gunnison County Assessor Phone: (970) 641-1085
! HoUnty ASSES Fax: (970) 641-7920
COLORADO 221 N Wisconsin St, Suite A

. Email: assessor@gunnisoncounty.org
G 0 812
unnison, C 30 Website: http://www.gunnisoncounty.org/assessor.htm|
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R0O43912 2017 200 3255-031-77-018

LEGAL DESCRIPTION

APPLETON, ELIZABETH P

£ POBOX 234
w
g  CRESTEDBUTTE, CO 81224-0234 UNIT D TIMES SQUARE CONDOMINIUMS #636852
OWNER: RATHERBY INVESTMENTS LLC
ASSESSOR’S VALUATION
PROPERTY OWNER’'S
PROPERTY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 824,080 824,080
TOTALS $824,080 $824,080

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
tocal taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization show 3
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization
200 E Virginia Ave

Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by Nevember 1, § 39-8-107(2), C.R.S. if you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s 421 t27%
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,

a raisal, etc.)
AA AL Nl 1 vt nn St o

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
n and on any attachments hereto are true and complete.

4y M4 (MY 01517
Signature Telephone Number Date

*Attach letter of authorization signed by property owner
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September 15, 2017

Gunnison County Board of Equalization
200 East Virginia Avenue
Gunnison, CO 81230

RE: APPEAL OF 2017 REAL PROPERTY NOTICE OF DETERMINATION- ACCOUNTS R043909, R043910,
R043911, R0O43912

Dear Gunnison County Board of Equalization:

Enclosed please find four (4) petitions to appeal the Gunnison County Assessor’s 2017 Real Property
Notices of Determination for the above-referenced commercial properties. | have also included
authorization from my client, Ratherby Investments, LLC, to represent the LLC before the Board of
Equalization in this matter. Additional information shall be provided prior to the scheduled hearing.

Thank you for your consideration.

ELIZABETH P. APPLETON, PC
Clp—

Elizabeth P. Appleton

Cc: client

Enclosures (7)

115 ELK AVENUE PO BOX 234 CRESTED BUTTE, CO 81224 orrice 970.349.6454 mx 970.797.1833 BETH@EPAPPLETONLAW.COM
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200 East Virginia Avenug
Gunnison, CO 81230

RE: Appeal of 2017 Real Property Notices of Valuation- Accounts R043910, R043909, R043911, R043912

Dear Gunnison County Board of Equalization:

Please let this letter serve as written authorization for Elizabeth P. Appleton, of Elizabeth P. Appleton PC,
to represent Ratherby Investments, LLC before the Gunnison County Board of Equalization in the above-
referenced appeals. Thank you.

Sincerely,

RATHERBY INVESTMENTS, LLC

Rosalind Cross, Managing Member
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May 31, 2017

Gunnison County Assessor

Attn: Bob Blackett

221 North Wisconsin Street, Suite A
Gunnison, CO 81230

Sent by email to: Assessor@gunnisoncounty.org

RE: PROPERTY TAX PROTEST ACCOUNT NUMBERS R043909, R043910, R043911, AND R043912
TIMES SQUARE CONDOMINIUMS, 326 ELK AVENUE, CRESTED BUTTE, ECON AREA 2 (COMMERCIAL)

Dear Mr. Blackett:

| tender this protest of the 2017 Notice of Valuation for the above properties on behalf of my client
Ratherby Investments, LLC. The authorization for me to do so is enclosed herewith. These commercial
properties are located within one building in Econ Area 2. The reason for this protest is as follows:

R The estimated market value is not accurate;
Il The occupancy type is not accurate; and
. Other.

I THE ESTIMATED MARKET VALUE IS NOT ACCURATE: [T 1S TOO HIGH.
The valuations of the subject properties more than doubled from the previous value, which
is not supported by the comparable sales. There were 37 sales in Econ Area 2 during the
sales study period. Only one property increased in value more than the subject properties,
and it increased to close the amount it was purchased for in June 2015, $264,000, which is
$313 per square foot. This is Account Number R002997. The valued determined by the
Assessor’s Office for the subject properties is over $602 per square foot. None of the
commercial comparable sales in ECON AREA 2 come close to this figure.

The owner purchased this property in December 2015, six months before the end of the
reappraisal period. The properties appraised for $1,750,000.00 total, effective October
2015, at $348/sf. The best comparable sale for these properties is the sale itself, for the
subject properties. The previous valuations for the subject units totaled $1,453,310.00, at
$290/sf. The 2017 valuations total $3,023,780.00. Overall this represents a 208% increase
at $602 per square foot, which is not supported by the comparable sales.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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The following comparable sales are within blocks of the subject property with similar use, as

follows:

1. R030160 - 314 Elk Avenue: sold at $322/sf (retail at 1506 sf)

2. RO03509 - 319/321/325 Elk Avenue: sold at $217/sf (retail/restaurant at 11,161 sf)
3. R003532 —401 Elk Avenue: sold at $409/sf (office at 3012 sf)

4. R0O03530 - 429 Elk Avenue: sold at $367/sf (office retail at 1705 sf)

5. R0O03604 — 114 Elk Avenue: sold at $279/ (retail at 417 sf)

6. RO02997 — 214 6% Street: sold at $313/sf (office at 835 sf)

7. R003525 — 413 Elk Avenue: sold at $477/sf (office at 1529 sf)

8. R041542 — 202 Elk Avenue: sold at $304/sf (retail office).

Based on the foregoing comparable sales, the valuation of the subject properties at $602
per square foot is not supported. The average of the foregoing, including the subject
properties as one sale, is $337 per square foot. Accordingly, the valuations for Units A-D,
Times Square Condominiums at 326 Elk Avenue need to be adjusted.

THE OCCUPANCY INFORMATION 1S NOT ACCURATE

Unit A was 80% vacant for four (4) months during the reappraisal period, and completely
vacant for two (2) months of the reappraisal period. Unit D was vacant for one month during
the reappraisal period.

Each of the properties is appropriate for office use as well as retail. For example, Unit D is
now an office.

OTHER.

The building construction quality is average, not good per the appraisal. The rent was not
increased from the previous owner and the current owner pays all operating costs
associated with the properties, except that each tenant pays utilities for his or her unit and
pro-rata based on square footage for the common areas including the bathrooms and
hallways, snow removal from the front of the building, and cleaning and maintenance of the
common hallways and bathroom. The current owner pays more operating costs than the
previous owner.

Last, the subject property, particularly Units B and D, are negatively impacted by snow shed
from the adjacent property.

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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CONCLUSION: age § of 5
The valuation of the subject properties is too high and not supported by the comparable sales. The ==
valuation of the subject properties should be valued as follows:

R043909 Unit A - 1263 sf: $425,631
R043910 Unit B — 1234 sf: $415,858
R043911 Unit C - 1295 sf: $436,415

R043912 Unit D - 1279 sf: $431,023

Thank you for your consideration.

Sincerely,

ELIZABETH P. APPLETON, PC

O

Elizabeth P. Appleton
cc. Client

Elizabeth P. Appleton, Attorney
beth@epappletonlaw.com
offices 115 Elk Avenue PO Box 234 Crested Butte, CO 81224 voice 970.349.6454 fax 970.797.1833
www.epappletonlaw.com
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326 EIK Street
Crested Butte, Colorado

Prepared For:
Ratherby Investments LLC
c/o Ms. Rosalind M. Cross
P.0. Box 2638
Crested Butte, Colorado

Effective Date:
October 13, 2015

EastWest
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October 21, 2015

Ratherby Investments LLC

c/o Ms. Rosalind M. Cross

P.0. Box 2638

Crested Butte, Colorado 81224

RE: 326 Elk Street
Crested Butte, Colorado
A Restricted Appraisal Report

Dear Ms. Cross:

As requested, we have completed an appraisal report and concluded a market
value for the above referenced property. The subject is a multi-tenant retail
property located in the Town of Crested Butte, Gunnison County, Colorado. Per your
instructions, the purpose of this Restricted Appraisal Report is to provide an
opinion of "market value", “as is”, of the leased fee property rights of the above
property. The opinion of value reported below is qualified by certain assumptions,
limiting conditions, certifications, and definitions, which are set forth in the report.

You, Ratherby Investments LLC, as the client, are responsible for reading this report
in its entirety. It may not be distributed to or relied upon by other persons or
entities without written permission of East West Econometrics (East West).
Acceptance or use of this appraisal report by the named client constitutes
acceptance of responsibility for timely payment of the agreed appraisal fee to East
West.

The analysis, opinions and conclusions were developed based on, and this report
has been prepared in conformance with, our interpretation of the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal
Practice (USPAP), The Financial Institutions Reform, Recovery, and Enforcement Act
of 1989 (FIRREA), Title XI Regulations, the 2010 Interagency Appraisal Guidelines,
and client’s appraisal standards, as applicable.

Based on the analysis contained in the following report, subject to any hypothetical
conditions or extraordinary conditions applied, the market value of the subject
property is concluded as follows:

326 Elk St. = Crested Butte, CO 2
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MARKET VALUE CONCLUSION
i [niere Effective Date  Value Conclusion
Premise Appraised
Asls Leased Fee Estate October 13,2015 $1,750,000

This appraisal is subject to the Certification and Limitations & Assumptions stated
within the report. The Client has made a determination that their requirements are
such that preparation of a Restricted Appraisal Report is adequate for their purposes.
The Appraiser and the Client are under agreement that the appraisal herein be a
Restricted Appraisal Report.

This is a Restricted Appraisal Report that is intended to comply with the reporting
requirements set forth under Standards Rule 2-2(c) of the Uniform Standards of
Professional Appraisal Practice for a Restricted Use Appraisal Report. The use of
this report is restricted to the identified client. The rationale for how the appraiser
arrived at the opinions and conclusions set forth in the report may not be
understood properly without additional information in the appraiser’s workfile.

The accompanying report, of which this letter is a part, contains opinions of value
that are subject to the Statements of Contingent and Limiting Conditions attached

herein. This report represents our opinion only if used in its entirety.

We appreciate having the opportunity to perform this appraisal analysis. Should
you have any questions with respect to the data, analysis or value conclusion, please
do not hesitate to call.

Respectfully submitted,

EAST WEST ECONOMETRICS LLC

James M. Bittel Thomas 0. Mead

Manager Commercial Appraiser
jamesbittel@eastwesteconometrics.com tmead@eastwesteconometrics.com
Colorado Certified General Colorado Certified General
Appraiser #CG01315404 Appraiser #CG40022647

326 Elk St. = Crested Butte, CO 3
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Certification Statement
The undersigned do hereby certify that, to the best of our 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 limiting conditions, and are our personal,
impartial and unbiased professional analyses, opinions, and conclusions.

- we have no present or prospective interest in the property that is the subject
of this report, and we have no personal interest with respect to the parties
involved.

- we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment.

- our engagement in this assignment was not contingent upon developing or
reporting predetermined 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 analysis, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the
Uniform Standards of Professional Appraisal Practice.

- Thomas O. Mead has made a personal inspection of the property that is the
subject of this report and James M. Bittel did not inspect the subject property.
No one provided significant real property appraisal assistance or appraisal
consulting assistance to the persons signing this certification.

- the appraisal assignment was not based on a requested minimum valuation,
a specific valuation, or the approval of a loan.

- No other services have been provided, as appraisers or in any other capacity,
regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

326 Elk St. = Crested Butte, CO 4
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- that as of the effective date of this report, all appraisers involved with the
preparation and reporting of this assignment are in good standing with the
Colorado State Board of Real Estate Appraisers.

EAST WEST ECONOMETRICS LLC

James M. Bittel
Manager

jamesbittel@eastwesteconometrics.com

Colorado Certified General
Appraiser #CG01315404

Thomas 0. Mead

Commercial Appraiser
tmead@eastwesteconometrics.com
Colorado Certified General
Appraiser #CG40022647

326 Elk St. = Crested Butte, CO

CBOE # 29~
7





EastWest

3 ECONOMETRICS

I -
CBOE
"@97

[E 7
Client and Intended User Identification: @7
The client and intended user of this appraisal is Ratherby Investments LLC, c/o Ms. a_.o___%_
Rosalind M. Cross.

Intended Use of Appraisal:
For the client’s internal decision-making purposes.

Identification of the Property Appraised:
Property Owner: McGill Family Trust et. al.

Purchase Contract: The subject is under contract for purchase in the amount of
$1,750,000 by Ratherby Investments LLC.

Address: 326 Elk Street, Crested Butte, Colorado 81224, Units A, B, C, and D

Gunnison County Parcel ID Numbers: Unit A: 3255-031-77-015
Unit B: 3255-031-77-016
Unit C: 3255-031-77-017
Unit D: 3255-031-77-018

Gunnison County Account Numbers: Unit A: R04309
Unit B: R04310
Unit C: R04311
Unit D: R04312

Legal Descriptions: Units A, B, C, and D, Times Square
Condominiums, Town of Crested Butte,
Gunnison County, State of Colorado

Appraiser Comments:

The subject is legally described as four individual condominium units. However, the
owners’ association was not officially established and the property has operated as
a multi-tenant retail property since it was constructed. We have appraised the
subject as a single property as the market would generally consider the subject as a
single property. This is supported by the earlier sale of the subject and the current
purchase contract.

Real Property Interest Appraised:
Based on the scope of the appraisal assignment, and because the subject is 100
percent leased to four tenants, the leased fee property interest was appraised.

Brief Description of Subject Property Attributes:
The subject improvements consist of one building containing four commercial
condominium units. The property operates as a multi-tenant retail building.

326 Elk St. = Crested Butte, CO 6





Property Type:
Building Area:

Year Built:

Number of Stories/Levels
Construction Class:

Construction Quality:

Building Configuration

Interior Finish

Heating & Cooling System:
Plumbing:

Electrical:

Fire Protection:

Overall Condition
Deferred Maintenance
Effective Age:

Typical Economic Life

326 Elk St. = Crested Butte, CO
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Retail property

Unit A: 1,263 square feet

Unit B: 1,234 square feet

Unit C: 1,295 square feet

Unit D: 1,279 square feet

Total building area is 5,071 square feet, based on
the assessor’s data

1990

Two; including a garden level

Class D, wood frame, cedar exterior siding by
Marshall Valuation Service

Average

The building has a main entrance from Elk Street
on the north side of the building. There is a
landing area and stairs providing access down to
the garden level and up to the second level. An
additional entrance is located on the south side of
the building. There are two retail units on the
garden level and two units on the upper level of
the building. There are two single-chair stair lifts
on the north side of the buildin
Interior Description

The entrance areas have ceramic tile flooring on
both levels. The rest of the building has carpeted
flooring. The walls are finished and painted
drywall. They ceiling consists of painted drywall.
The doors are solid core wood doors in wood
frames. The common restrooms have ceramic tile
floors with finished drywall ceilings

Unit Mechanical Description

In-floor, hot water heat; no air conditioning

Typical; assumed adequate

Typical; assumed adequate. Lighting is florescent,
ceiling mounted.

Smoke detectors, fire alarms

Physical Condition

Average

None observed

10 years due to adequate maintenance
45
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Remaining Economic Life: 35

The subject is functional for multi-tenant retail or
office use because the subject’s physical
components are conducive these uses. The physical
characteristics include; two stair lifts, wide
hallways, restrooms, and some on-site parking for
tenants and clientele.

Functional Utility:

Assessor’s Site Map-Subject in green

325503177004
325503177016 325503177001

Assessor’s Building Footprint Sketch
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3 Year Sales History (including Current Contracts, Agreements, Options) and
Listing History:

The current owner for all four units, including all of the common area, is McGill
Family Trust et.. al.

The current owner constructed the subject property in 1990 and retained
ownership until October 27, 2006 when the property was sold to Hobie Designs Inc.
for $2,148,000. The current owner financed a portion of the purchase price and the
buyer defaulted in November 2014. A deed in lieu of foreclosure was arranged and
the property was re-conveyed to the original owner.

The subject property is currently under contract for purchase by Ratherby
Investments LLC in the amount of $1,750,000. We have reviewed the purchase
contract and it appears to be arm’s length with no atypical terms or conditions.

Use of the Real Estate Existing as of the Date of Value and the Use of the Real
Estate Reflected in the Appraisal:

Retail or office property use is legally permissible, physically possible, financially
feasible, and maximally productive for the subject “as if a vacant site” and “as
improved”,

Subject Photographs

ﬂa‘l fanoOw
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North-front-view
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Stairs to upper level from main entry

326 Elk St. = Crested Butte, CO 10
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Typical upper level interior

326 Elk St. = Crested Butte, CO 11
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Elk Avenue looking west

326 Elk St, » Crested Butte, CO
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Elk Avenue looking east
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Based on the scope of the appraisal assignment a “market value” opinion was

developed.

“Market value,” as used in this report, is defined as:

Market Value - The most probable price which a property should
bring in a competitive and open market under all conditions requisite
to a sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue
stimulus.

Implicit in this definition are the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1.

2.

Buyer and Seller are typically motivated;

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

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and

The price represents the normal consideration for the property
sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.

Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696,
August 24, 1990, as amended at 57 Federal Register 12202, April
9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal
Institute, The Dictionary of Real Estate Appraisal, Fourth Edition,
(Chicago, 2002) Page 177"

Effective Date of Value and Date of the Appraisal Report:
October 13, 2015 is the effective date of the appraisal and this is also the date of the
property inspection by the appraiser.

Opinion of Exposure Time:
We estimated exposure time for the subject property to be 12 months or less.

326 Elk St. = Crested Butte, CO

14





@ EastWest
ECONOMETRICS

Extraordinary Assumptions and Hypothetical Conditions Used:
(If applicable State that their use might affect the assignment results)

According to Advisory Opinion 17 of the Uniform Standards of Professional
Appraisal Practice (USPAP), the use of a hypothetical condition is required
whenever the following conditions apply:

1. IF the subject “as proposed” does not yet, in fact, exist as of the date of
this appraisal.

2. IF the “as proposed” analysis performed to develop the opinion of
value are based on a hypothesis, specifically that the improved subject
property is assumed to exist when in fact it does not exist.

3. IF certain events need to occur, as disclosed in the report, before the
property appraised with the proposed improvements will in fact exist.

4. IF the appraisal does not address unforeseeable events that could
alter the proposed property improvements and/or the market
conditions reflected in the analyses.

No hypothetical conditions were used.

Extraordinary Assumptions:
An extraordinary assumption presumes as fact otherwise uncertain information
about the subject, and includes the following:

— Physical, legal, or economic attributes of the subject property

— Conditions external to the subject, such as market conditions or
trends

— Integrity of the data used in this appraisal

No extraordinary assumptions were used

Scope of Work Used to Develop the Appraisal:

A determination was made regarding the scope of work necessary to solve the
client’s appraisal problem. The appraisal was developed in accordance with
Standard 1 (Real Property Appraisal, Development) and prepared in accordance
with USPAP Standard 2 (Real Property Appraisal, Reporting), effectively
demonstrating our analysis to derive the valuation conclusion.

?@r&z
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Appraisal Methods and Techniques Employed, Approaches to Value Employed
and Explanation of the Exclusion of the Sales, Income or Cost Approaches:

Cost Approach: Given the age of the subject improvements and the inherent
difficulty in accurately determining depreciation, and because investors in similar
properties typically do not use this approach, the cost approach is determined to be
not applicable we will not be used this approach.

Sales Comparison Approach: We will obtain sales of generally similar properties in
the subject’s market and will make adjustments to these sales to derive a value. The
sales comparison approach is applicable will be used to value the subject.

Income Approach: We will use actual and market based data to derive a net
operating income for the subject, apply an appropriate capitalization rate, and
conclude a value using the income approach. As an income producing property that
is 100 percent leased, the income approach is applicable and will be used.

Value Opinion and Conclusions Reached

Sales Comparison Approach
We used the sale price per rentable square foot as the unit of comparison as this is
the most common unit of comparison used by investors for retail properties in the

subject’s market.

The following sales were obtained and analyzed to derive a value using the sales
comparison approach.

SUMMARY OF COMPARABLE SALES

1 214 6th St., Unit 12 Jun-15 $264,000 835 $316.17 1978
Crested B CcO

2 212Elk Awe. Dec-14 $790,000 2,267 $348.48 2005
Crested Butte. CO

3 314 EKk St. Sep-14 $485,000 1,506 $322.05 1900
Crested Butte, CO

4 202 Elk Awe., Units A, B, C,and D Jan-14  $1,250,000 3,891 $321.25 1882
Crested Butte, CO
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COMPARABLE SALES MAP
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Sale 1 is a penthouse commercial condominium unit that was being used as office
space when sold. The unit could also be used for retail purposes. This
condominium unit is located on the 3 level of the building. The building was in
good condition at the time of sale as it has recently been remodeled. The grantor
was Robert Jerry Falkner and the grantee was Shirley L. Crawford Exempt Trust.

SALE 2-212 Elk Street
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Sale 2 is a small retail building used for a restaurant. The building was leased when
sold. The building is newer compared to the subject and it contains a commercial
grade kitchen. The grantor was Birds of a Feather LLC and the grantee was Elk

Avenue Investments LLC.

SALE 3-314 Elk Street

Sale 3 is a storefront property that had been remodeled in 1992. The property was
leased at the time of sale. The building was in average condition at the time of sale.
Grantor was McGill Family Trust and the grantee was Casey Key Investments LLC.
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SALE 4-202 Elk Street

Sale 4 is a four unit mixed-use condominium building that contains a 3-bedroom
apartment on the second level. Commercial units in the building include retail and
office tenants. The building was in average condition at the time of sale. The
grantor was CAC Industries LLC and the grantee was Ice House LLC.

Conclusion

All of the comparables are located within 2 blocks of the subject property and are or
could be used for retail purposes. Sale 1 is located on the 3rd level in the building,
which is inferior compared to the subject. This sale will be adjusted upward for this
factor. Sale 2 contains a commercial kitchen and Sale 4 contains an apartment.
These are superior amenities compared to the subject. These two sales will be
adjusted downward for these factors. Market conditions have been slowly
improving in the past two years in Crested Butte. There is little inventory for sale in
the market. Sales 2, 3, and 4 will be adjusted upward for market conditions. Sale 4
includes four units and is larger compared to the subject units in terms of scale.
Typically, there is an inverse relationship between size and price per square foot.
Sale 4 will be adjusted upward for scale.

The mean of the adjusted prices is $344.98 per square foot. Based on our analysis of
the market in general and the comparable sales, we believe the market indicates a
value of $345.00 per square foot as follows:

Concluded Price Per Square Foot: $345.00
Building Area: x5,071 SE
Market Value by the Sales Comparison: $1,749,495
Rounded: $1,750,000
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EXHIBIT
Page 1l of

The subject is 100 percent leased to four tenants, although Unit B has a sub-lessee.
We have noted only the master lease for this suite below. The following summarizes

the leasing status:

Unit Tenant Lease Pmt

A Pema Dawa $2,700* $25.65
B CB Music Fest  $2,390 $23.24
C CMBT $2,700 $25.01
D ]C Peacock $2.700 $25.33

*Beginning November 1, 2015

Lease Rate PSF Expiration

10-31-16
9-30-16
4-30-17
3-31-17

Lease rates for the above tenants range from $23.24 to $25.65 per square footona
modified gross lease structure. Under this lease structure, the tenant pays utilities
and janitorial costs and the owner pays the remainder of the operating costs.

We compared contract rents with comparable property rents in the Crested Butte
market. The following are rental comparables:

MARKET RENT SUMMARY
. Expense
Property Size (SF) Occupancy Rent/SF Terms
215 Elk Ave 1234 Office 17.99 NNN
1,367 Office $22.94 NNN
332 Elk Ave 1,585 Retail $19.17 NNN
1,182 Office $22.00 NNN
318 Elk Ave 2,323 Retail $17.00 NNN
850 Retail $22.60 NNN
970 Retail $28.84 NNN
232 Elk Ave Office - .
756 4206 $28.00 Full Service
201 Elk Ave 1,819 Retail $25.50 NNN
Retail and
511 Red Lady Ave 3,666 Office $17.28 NNN

Most of the properties in Crested Butte are leased on a triple net structure where
the tenant pays the operating expenses. The above rentals have rates ranging from
$17.00 to $28.84 per square foot, triple net. The one full service lease in the table
above has a rate of $28.00 per square foot, full service. In general, it appears the
contract rents are somewhat below market. On a modified gross basis, the above
rental range would be closer to $25 to $37 per square foot. On a net basis market
rent would likely be $24 to $26 per square foot. Two of the existing leases expire
within one year and two expire in approximately 18 months. At renewal, the leases

326 Elk St. = Crested Butte, CO
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may revert to a triple net structure or they may increase to be more in line with the
market. We believe the market indicates a modified gross lease rate of $32.00 per
square foot for the subject. As a result, the concluded market rate is higher than the
actual contract rates and this creates a possible leasehold interest. We will consider
adjustments for this factor later in this section.

Gross Potential Income for the subject is $162,272 per year.

Actual owner’s expenses were extracted from operating data provided by the
owner. Expenses for the most recent 12 month period (from the owner’s data) are
as follows:

Expense Amount Amount Per SF
Real Est Taxes $32,407 $6.39
Insurance $3.435 $0.68
Mntc/Trash $4,978 $0.98
Management $4.500 $0.89
Total $45,320 $8.94

Real estate taxes are likely to be lower for 2015 as the assessed values by the county
are lower. Using the current values, and the 2014 mill levy (the most recent
available), taxes would be $28,558. Maintenance expenses have also been
somewhat higher than normal due to windows that were replaced and repaired
within the last year. The cost for the windows was $680. The other actual expenses
appear to be reasonable for a property similar to the subject in the Crested Butte
market. Therefore, total expenses are projected to be $40,791.

Vacancy and Credit Loss

According to local real estate brokers, commercial leases in Crested Butte are
increasing with landlords started to increase rental rates in 2013-014 for the first
time in approximately 5 years. Brokers estimate vacancy overall at approximately 5
percent for properties similar to the subject. A 5 percent vacancy and credit loss
rate will be input for the subject.

Net Operating Income
Gross Potential Income:
Less: Vacancy & Credit Loss @5%:
Effective Gross Income:
Less: Owner Operating Expenses:
Net Operating Income:
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ECONOMETRICS

Page 12

There were few recent market transactions with operating expenses available to the
appraiser in the local market to extract local capitalization rates. The appraiser also
spoke with local realtors for an observation of what typical capitalization rates are
for the Crested Butte market. The capitalization range rate was approximately 4.0 to
8.0 percent. Sale 3 sold with a capitalization rate of 5.95 percent in 2014. This
property was leased to a single tenant with a one-year lease.

Survey

Third Quarter 2015 RealtyRates.com Investor Survey (274 Q 2015 data) indicates
capitalization rates for retail properties between 4.03 percent and 15.50 percent.
The survey includes profit, which tends to push the survey rates to the higher end of

the rate range.

Item Input

Spread Quer 10-Year Treasury
Debt Coverage Ratio

Loan-to-¥alue Ratio

Equity Dividend Rate

Mazimum

Spread Over 10-Year Treasury

Debt Co Ratio

Interest Rate

Amortiz ation

Mortgage Constant

Loan-to-Value Ratio

Equity Dividend Rate

Average

Spread Over 10-Year Treasury

Debt Coverage Ratio

Interest RBate

Amortiz ation

Mortgage Constant

Loan-to-alue Ratio
Dividend Rate

“2zt Gluarter 2015 Data
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OAR
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o< 00
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0.50
0.064000
0.030390
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Band of Investment pa?ngen N
An examination of the current money market would suggest a loan-to-value ratio of ek -152'_

75 percent with an amortization of 30 years (with a 5 to 10 ten balloon) at a 5
percent interest rate. Considering the character of the investment influenced by
market conditions, as well as discussions with investors in the market, an equity
rate of 7.0 percent is appropriate. This estimate of the equity rate is supported by
the previous appraisals in resort markets similar to the subject’s market. A
capitalization rate derived under this methodology is quantified as follows:

Mortgage Component: 0.75x0.0644 = 0.0483
Equity Component: 0.25x0.0700 = 0.0175
Capitalization Rate: 0.0658, or 6.6%
Conclusion
e Extraction: Not Used
e RealtyRates.com 4.0% to 15.5%, average
e Band of Investment: 6.6%

Resort markets typically have lower capitalization rates as these properties are not
purchased by institutional investors for their stream of income. They are more
motivated by capital appreciation and the prestige of owning properties in resort
areas; thus leading to lower capitalization rates. It is not uncommon to see overall
rates in the range of 5.0 to 7.0 percent in markets similar to Crested Butte (and even
lower in Aspen and Vail). A recent sale had a capitalization rate of 5.95 percent and
the band of investment produced a rate of 6.6 percent. Considering all relevant
aspects of the subject's economic environment, we will input an overall rate of 6.25
percent in our analysis. Capitalizing the net operating income will provide a market
value for the subject, as follows:

Net Operating Income: $113,367

Capitalization Rate: 6.25%

Capitalized Amount: $1,813,872
Leasehold Adjustment

Our analysis of market rents indicated the subject has contract rents that appear to
be below market. This creates a positive leasehold interest. As a result, we must
adjust the capitalized amount above to reflect the positive leasehold interest.

For the leasehold adjustment we will calculate the difference between the contract
rents and the market rent for the remaining terms of the leases. Given the less than
one-year period of the remaining lease term for the tenants in units A and B, we did
not include their rent in our analysis. A market rental rate for the subject was
determined to be $32.00 per square foot, modified gross. The contract rents are
$2,700 per month, or $32,400 per year, for each of these units. To determine a
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. . . EXHIBT Z
present value for our adjustment we reviewed discount rates from RealtyRates. The Page-_qu,- = 6

3rd quarter 2015 (2nd quarter data) indicated discount rates generally from 6 to 13
percent for retail properties for acquisitions. For the subject, we will apply a 10
percent discount rate in our analysis. The leasehold adjustment estimated is as
follows:

©3) EastWest

Period Months | Contract | Market Rent | Difference | Disc PV

Rent for | @$32.00 Factor

period PSF
Nov 2015 to |6 $32,400 | $41,184 $8,784 0.9052 | $7,951
April 2016
May 2016 to |12 $64,800 | $82,368 $17,568 0.8194 | $14.395
April 2017

Total $22,346

The $22,346 represents the estimated value of the positive leasehold interest held
by the tenant due to the below market lease rate. The loss in value reflects the
amount a potential buyer would discount the sale price to reflect the loss in income
from the below market lease. Therefore, to determine the “as is” market value of the
subject property, we will deduct the adjustment amount from the capitalized
amount as follows:

Capitalized Amount: $1,813,872

Less: Adjustment: $ 22346

Market Value by the Income Approach: $1,791,526

Rounded: $1,790,000
RECONCILIATION

The pertinent approaches to value have been summarized in this appraisal analysis.
A summary of the value conclusions of each of these individual approaches indicates

the following:

Cost Approach: Not Used
Sales Comparison Approach: $1,750,000
Income Approach: $1,790,000

Sales Comparison Approach

We discovered sales of commercial properties in the subject’s general market area.
Adjustments were applied and a valued was concluded using this approach. The
sales comparison approach is reliable.
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Income Approach

We examined actual rental information and compared it to market derived data.
The market indicates the subject contract rent is below market. We developed a net
operating income using market data and capitalized the net operating income to
determine a capitalized amount before adjusting for the positive leasehold interest.
After deducting for the leasehold interest we concluded a market value for the
subject. The income approach is somewhat less reliable than the sales comparison
approach due to the difference in contract rents and market rents, and, because the
contract leases are structures as modified gross leased when the market typically
favors triple net leases.

Market Value Conclusion

The subject property is currently leased to four tenants (plus a sub-lessee), one of.
Typically, however, investors in properties similar to the subject in the Crested
Butte market rely to a greater extent on the sales comparison approach when
making investment decisions. Consistent with the market, we have also placed
greater weight on the sales comparison approach in our final value conclusion.

“AS IS” MARKET VALUE CONCLUSION

Am Interest Appraised Effective Date Value Conclusion
Premise
AslIs Leased Fee Estate October 13, 2015 $1,750,000

Important Note: The rationale for how the appraiser arrived at the opinions
and conclusions set forth in the report may not be understood properly
without additional information in the appraiser’s workfile.
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2017
Gunnison County Board of Equalization:
Hearing # 79

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: RATHERBY INVESTMENTS LLC

Account Number: R043909

Parcel Number: 3255-031-77-015

Legal Description:  UNIT A TIMES SQUARE CONDOMINIUMS
Value: $613,440

Assessor’s Office recommends a value change to: $465,720
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Gunnison County Board of Equalization:
Hearing # 80

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: RATHERBY INVESTMENTS LLC

Account Number: R043910

Parcel Number: 3255-031-77-016

Legal Description:  UNIT B TIMES SQUARE CONDOMINIUMS
Value: $605,010

Assessor’s Office recommends a value change to: $459,320
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Gunnison County Board of Equalization:
Hearing # 81

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: RATHERBY INVESTMENTS LLC

Account Number: R043911

Parcel Number: 3255-031-77-017

Legal Description:  UNIT C TIMES SQUARE CONDOMINIUMS
Value: $830,210

Assessor’s Office recommends a value change to: $560,780
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Gunnison County Board of Equalization:
Hearing # 82

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: RATHERBY INVESTMENTS LLC

Account Number: R043912

Parcel Number: 3255-031-77-018

Legal Description:  UNIT D TIMES SQUARE CONDOMINIUMS
Value: $824,080

Assessor’s Office recommends a value change to: $556,640





2017 CBOE #79, #80, #81, #82

Narrative: with respect to some component parts of a Restricted Appraisal Report submitted to the Gunnison County Board of

Equalization for 326 Elk Avenue, Crested Butte, Colorado 81224:

1.

The entire report was not submitted. The first 26 pages is all that was submitted.

The first paragraph (on page 2) states, “Per your instructions, the purpose of the Restricted Appraisal Report is to provide

”n u

an opinion of “market value”, “as is”, of the leased fee property rights of the above property.”

The second paragraph (on page 2) states, “You, Ratherby Investments LLC, as the client. Are responsible for reading this
report in its entirety. It may not be distributed to or relied upon by other persons or entities without written permission
of East West Econometrics (East West).”

The first paragraph (on page 3) states, “The client has made a determination that their requirements are such that
presentation of a Restricted Appraisal Report is adequate for their purposes. The Appraiser and the Client are under
agreement that the appraisal herein be a Restricted Appraisal Report.”*

*|t is atypical to have a property classified as Commercial represented in a Restricted Appraisal Report.

Page 6 of the Restricted Appraisal Report states:

a. Intended Use of Appraisal: “For the Clients internal decision making purposes.”

b. Purchase Contract: “The Subject is under contract for purchase in the amount of $1,750,000 by Ratherby
Investments LLC.”

i. Atypical appraisal for lending would not be aware of any contracted purchase price. Due to the fact that
most lending mechanisms would need to be approved prior to any contracted purchase.

c. Appraiser Comments: “The Subject is legally described as four individual condominium units. However, the
owners’ association was not officially established and the property has operated as a multi-tenant retail property
since it was constructed. We have appraised the subject as a single property as the market would generally
consider the subject as a single property.”

i. An appraisal of a single property (as it is stated above), should have included some additional square
footage. These four condominium units equate to approximately 5,071 square feet (see the top of page 7
of the Restricted Appraisal Report). Prior to the subdivision of this property, as a condominium (July,
2006), the Assessor’s Office had a total square footage as 6,526 square feet. The difference can be
explained by understanding that condominium measurements are interior (air-space) measurements,
while improved properties that are not condominiums are typically measured using the exterior
dimensions. Additionally, the “common areas” (rest rooms, stairwells, two stair-lifts, wide hallways and
on-site parking) are not being included in the submitted Restricted Appraisal Report’s opinion of value.

d. Real Property Interest Appraised: “Based upon the scope of the appraisal assignment, and because the subject is
100 percent leased to four tenants, the leased fee property interest was appraised.”

Page 9: The paragraph starting with, 3 Year Sales History (including Current Contracts, Agreements, Options) and Listing
History is: The sales history, with respect to the 2006 sale, is inaccurate. The grantor, and grantee information is wrong for
the October 27, 2006 transaction (see reception #570529), as well as the deed in lieu of foreclosure conveyance (see
reception #630010).

On page 16, the Cost Approach is dismissed.

a. Cost Approach: “Given the age of the subject improvements (it is clearly stated as 10 years old, on page 7 of the
Restricted Appraisal Report) and the inherent difficulty in accurately determining depreciation, and because
investors in similar properties typically do not use this approach the cost approach is determined to be not
applicable we will not be used this approach.” (the appraiser’s language)





2017 CBOE #79, #80, #81, #82

Narrative: with respect to a Comparative Market Analysis (CMA) report submitted to the Gunnison County Board of
Equalization for 326 Elk Avenue, Crested Butte, Colorado 81224:

1. This reportis NOT an appraisal. This report was NOT written by an appraiser.

a. An appraisal is defined as: 1. An analysis, opinion, or conclusion relating to the nature, quality, value, or
utility of specified interests in, or aspects of, identified real estate. 2. The act or process of estimating
value: an estimate, or opinion of value.

b. The Final Comments (page 7) states at the top of the page in bold letters “Opinion of Value” further down
on the page the CMA states “Based upon the above 9 comparable sales, the average sold price/sf is $322.
Therefor see my opinion of value regarding 326 Elk Avenue.” (Author’s language)

2. The Final Comments (see page 7) states in bold letters at the top of the page “Opinion of Value based upon an
effective date of June 30, 2017”. Then the first sentence on this page starts with “With an effective date of June 30,
2016..."

3. The Final Comments (see page 7) lists 9 comparable sales, only three of which are Commercial Condominiums. The
price paid per square foot data (on some of the 9 comparable sales) does not match what is on the Comparable
Report pages (pages 2, 3, 4). The square footage, on some of the 9 comparable sales, does not match the Assessor’s
Office records.

4. This report does not consider any change in market conditions over time (time adjusted sales prices) for any of the
sales. The 9 sales presented in this CMA report go back to November 26, 2012.

5. The opinion of value, at the bottom of the page (page 7), does not differentiate between the below grade
condominium units and the above grade condominium units. Meaning that the 2 basement units have the exact
same value per square foot as the 2 upper level units.





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #79, #80, #81, #82

Owner: RATHERBY INVESTMENTS LLC ACCOUNT #: R043909, R043910, R043911, R043912
PO BOX 1250 PARCEL #: 3255-031-77-015, 3255-031-77-016, 3255-
CRESTED BUTTE, CO 81224 031-77-017, 3255-031-77-018

ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R043909, R043910, R043909, R043910, R041540, R041541, R003532

PARCEL NUMBER:
PROPERTY ADDRESS:

LEGAL DESCRIPTION:

ZONING:

NET LAND AREA (SQ FT):

Commercial
COMMERCIAL USE:

ABOVE GRADE SQ FT:
BELOW GRADE SQ FT:

QUALITY CONSTRUCTION:

CONDITION:

ADJUSTED YEAR BUILT:
Residential
ARCHITECTURAL STYLE:
RESIDENTIAL SQ FT:

QUALITY CONSTRUCTION:

CONDITION:
ADJUSTED YEAR BUILT:

2017 NOD VALUE:
2017 PROPOSED VALUE:
SALE DATE:

TIME ADJUSTED SALES PRICE:

TOTAL FINISHED SQ FT:
S PER FINISHED SQ FT:

R043911, R043912
3255-031-77-015 - 3255-
031-77-018
326 ELK AVE

CRESTED BUTTE

UNITS A, B, C, D TIMES
SQUARE
CONDOMINIUMS

B-1- TOWN OF CRESTED
BUTTE ZONING

CONDOS - % INTEREST IN

R043911, R043912
3255-031-77-015- 3255-
031-77-018
326 ELK AVE

CRESTED BUTTE

UNITS A, B, C, D TIMES
SQUARE
CONDOMINIUMS

B-1- TOWN OF CRESTED
BUTTE ZONING

CONDOS - % INTEREST IN

R041542, R041543
3255-031-50-029 - 3255-
031-50-032
202 ELK AVE
CRESTED BUTTE
UNITS A, B, C, D CRESTED
BUTTE HOUSE CONDOS

B-1-TOWN OF CRESTED
BUTTE ZONING

CONDOS - % INTEREST IN

3255-031-11-008

401 ELK AVE
CRESTED BUTTE

S2 LOT 16 ALL 17-18 BLK
23 CRESTED BUTTE

B-3 - TOWN OF CRESTED
BUTTE ZONING

LAND LAND LAND 7,563
RETAIL RETAIL OFFICE / APARTMENT OFFICE
2,574 2,574 2,920 3,012
2,497 2,497 0 1,150
GOOD GOOD FAIR GOOD
AVERAGE AVERAGE BELOW AVERAGE AVERAGE
1990 1990 1957 1997
RESIDENTIAL WITH
N/A N/A COMMERCIAL N/A
N/A N/A 1,326 N/A
N/A N/A FAIR N/A
N/A N/A AVERAGE N/A
N/A N/A 1960 N/A
$2,872,740
$2,042,460
12/1/2015 1/14/2014 11/26/2012
$1,750,000 $1,290,629 $1,233,704
5,071 5,071 4,246 3,012
$402.77 * $345.10 $303.96 $409.60

* THE ABOVE SQUARE FOOTAGE REPRESENTS THE 2017 PROPOSED VALUE.
THE SQUARE FOOTAGE VALUE FOR THE 2017 NOD VALUE IS $566.50






		2017 CBOE #79 COVER R043909.pdf

		2017 CBOE #80 COVER R043910.pdf

		2017 CBOE #81 COVER R043911.pdf

		2017 CBOE #82 COVER R043912.pdf

		2017 CBOE #79-#82 - Narrative with respect to a Restricted Appraisal Report .pdf

		2017 CBOE #79-#82  - Narrative with respect to a CMA report .pdf

		2017 CBOE #79 80 81 82 PRESENTATION.pdf
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County Administratior
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Wallace McNeill L L A Mk d

405 Red Oak Road

P.0. Box 570 b/ oS¢

Owensville, MO 65066
Phone 573-437-4125
Fax 573-437-2350

Cell 314-238-4000

September 29, 2017

Gunnison County Administration
200 East Virginia Ave.
Gunnison, CO 81230

RE: CBOE# 08

Dear Board Members,

Enclosed is 5 copies of the documentation for my hearing scheduled at 10:15 a.m.
on Monday, October 9, 2017.

| am unable to be present but | have called and left my cell phone humber of 314-
238-4000 for a phone conference.

Regards,

Wstie XYool

Wallace McNeill





Wallace McNeili

405 Red Oak Road
P.0. Box 570
Owensville, MO 65066
Phone 573-437-4125
Fax 573-437-2350

Cell 314-238-4000

September 7, 2017

Gunnison County Board of Equalization
200 E. Virginia Ave.
Gunnison, CO 81230

RE: Account # R002783
Parcel # 3255-022-26-005
Legal Description: Lots 17-21 Blk 56 Crested Butte #526925, #542268 #577158

Dear Board Members,

Please allow this to serve as my formal request to appeal my 2017 Real Property Notice of
Determination for my residential/commercial building located at 16 6! Street, Crested Butte,

Colorado.

First of all let me state that | will be unable to attend in person because of my required business
travel. I September and October | have five international business trips and h:ave very few days
in the U.S., all of which are required for my U.S. operations.

As a quick summary view of this property let me make the following points.
1. 1 have owned the property 15 years.

2. Ofthe 15 years of ownership, the first 2 years | had my own business operating at
the location. The balance of my ownership the building has remained vacant until
June 1, 2015. The entire time the building was vacant it was being professionally
marketed for lease.

3. The second floor residential apartment is deed restricted to people that have lived in
Crested Butte 1 year or more and must sign at least a 8 month lease. As an
investment property this severely limits the value for resale.

4. The 1%t floor commercial property has been difficult to lease for two reasons, size and
location.

Size: Itis 3000 square feet and is not divisible. The number of retail businesses
seeking that amount of space are almost non-existent.

Location: It was ariginally built as a restaurant location. Whether it is a restaurant
or a retail location the same problem always exists — It is not on Elk.





Board Members

Gunnison County Board of Equalization
September 7, 2017

Page 2

5. The existing restaurant tenant was tremendously behind on their rent and in April
2016 their rent was reduced in order to try and keep them as a tenant. This tenant is
once again in non-compliance with their lease for failure to pay monies due according
to their lease. The tenant would like to terminate their lease.

In order to fully understand how totally unrealistic the 2017 valuation is | have attached
information regarding the 2013, 2015 and 2017 valuations. To simplify the analysis please
understand the following:

2013 Gunnison County Board of Equalization Findings and Determinations  $ 835,100.00

2015 Valuation $ 923,370.00
2017 Valuation $1,646,780.00

The 2017 Valuation is a 112% increase in the commercial valuation and a 42.3% increase in the
residential value over the 2015 valuation.

| have included the pertinent information for the 2013 and 2017 appeals as follows:

1.  Gunnison County Board of Equalization Findings and Determinations for 2013.

2. My 2013 written appeal argument.

3. The May 28, 2013 email | sent to the Gunnison County Assessor regarding the
property value.

4. The May 15, 2017 appeal request and associated valuation argument addressed to
the Gunnison County Assessor.

In my final comments regarding valuation | would like to point out that there are no real
comparables for this property. To take a smaller commercial space and try to extrapolate the
value just doesn’t work because the smaller spaces are in much greater demand and therefore
command a much higher rent per square foot and subsequent sales price. The other limitation is
that you can't value a non-Elk commercial space by valuations on Elk. We are definitely talking
about apples and oranges.

Without the comparable sale approach to appraisal all you have is the cost of replacement or the
income approach. The cost of replacement approach is not generally used and the income
approach, given the income and expense numbers which have been provided to the county,
would not even produce the 2015 valuation. The income approach must also be adjusted by the
fact the tenant is not in financial compliance with their lease and the extremely high vacancy
factor for this property over the last 15 years.

My Valuation for the property is the same as the 2015 Valuation:

Residential: $ 444,380.00
Commercial:  $478,990.00

Total; $ 923,370.00





Board Members
Gunnison Count Board of Equalization

September 7, 2017
Page 3

| appreciate the opportunity to provide this information to the Gunnison County Board of
Equalization and once again | want to convey my regret that | can’t appear in person.

Sincerely Yours,

Wameoicha 40

Wallace McNeill

encl.





SEP 5 011 2017 REAL PROPERTY NOTICE OF DETERMINATION

Kristy McFarland

Gunnison County Assessor
221 N Wisconsin St, Suite A

Date of Notice: August 31, 2017
Phone: (970) 641-1085
Fax: (970) 641-7920

0O ORADD . .
Gunnison, CO 81230 Ema|I: assessor@gunmsonc'ounty.org
Website: http://www.gunnisoncounty.org/assessor.htmi
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R002783 2017 200 3255-022-26-005
LEGAL DESCRIPTION
o
§ MCNEILL WALLACE
o PO BOX 570
£ OWENSVILLE, MO 65066-0570 LOTS 17-21 BLK 56 CRESTED BUTTE #526925
w #542268 #577158
(@]
<4
(-1
PROPERTY OWNER’S 5 VALUATION
PROPERTY CLASSIFICATION ) : " VAL
ESTIMATE OF VALUE ACTUALVALUE
PRIOR TO REVIEW
Commercial 1,014,580 1,014,580
Residential 632,200 632,200
$1,646,780 $1,646,730

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year's tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information.





PROCEDURES - . -

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center. ---

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown Lelow, and
mail or deliver a copy of both sides of this form to:

- Gunnison County Board of Equalization
200 E Virginia Ave
Gunnison, CO 81230

-(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right ic appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all cotresiiondence be

mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalizatic,» must mail a
written decision to you within five business days following the date of the decision. The County Board of £qualization
must conclude hearings and rendei décisiohs by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalizat{ét+amd you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephorne number.

www.dola.colorado.qgov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
$39-1-120(3), C.R.S.

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific

dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)
Residential $444,380.00

Commercial $478,990.00
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original instalied cost,

S 9923370 0N

appraisal, etc.)

See attached.

|, the undersign  owner or agent* of the property identified above, affirm that the statements contained

reinandona a nts hgreto are true and complete.
‘ 3044239 - L
Telephone Number ¢ Date

*Attach letter of authorization signed by property owner





Gunmson County Board of County Commissioners’
: e sy w8 Phone (970) 641—0248 -Fax: (970) 641-3061.
S/ _ £ . Emall bocc@gunmsoncounty org www GunnusonCounty org

COLORADO

'GUNNISON COUNTY BOARD OF EQUALIZATION - - . o 9¥ED . ..
FINDINGS AND DETERMINATIONS .~ - . . .~ .
July 25, 2013 :
CBOE #51
: Wallace MCNGIH

. PO'BOX 570 - :
.'Owensvllle, MO 65066 0570

Schedule Number: R002783 i : ' 3 "
Properl_:yl Description: LOTS 17 21 BLK 56 CRESTED BUTTE #526925 #542268 #577158 '

it zDear Property Owner,

The Gunnlson County Board of Equahzahon has revlewed your pet|t|on appealmg the
' decasmn of the County Assessor on the value of the above: descrlbed property - After such
rewew, the Board has ordered the followmg ' j st _ IR _

LA,

: VALUATION FOR ASSESSMENT ORDERED. W,

Type HE Actual Value
Commercial . = - § 465,280, 00
'Resi_d_en_tial_ A - ~$.369,820.00
7 T $ 835,100.00

+ Sincerely,

Paula Swenson, Chalrperson
Gunnison’ County Board-of Equallzatlon

NOTE: If the Board has demed _your pe t|t|on, in whole or_in_part, you have certain
important appeal rights that are explained in the enclosure to this letter. Anv appeal -
must be filed within thl -of the date of the wntten deasmn of the Coun Board
of Equalization.

Cc: " Gunnison County Assessor’s Office

Encl: Notice of Rights & Arbitrator List _
200 East Virginia Avenue - Gunnison, CO 81230





Wallace McNeill

405 Red Oak Road
P.0. Box 570
Owensville, MO 65066
Phone 573-437-4125
Fax 573-437-2350
Cell 314-238-4000

May 24, 2013 Sent via email and certified mail

Mr. George Lickiss

Gunnison County

Assessor's Office

221 N. Wisconsin St., Suite A
Gunnison, CO 81230

RE: Account # R002783

Parcel # 3255-022-26-005
Legal Description: Lots 17-21 Blk 56 Crested Butte #526925, #542268, #577158

Dear Mr. Lickiss,
| wish to protest the valuation of this property.

Residential: The second floor, accessed by an uncovered exterior staircase, was buiit
as living quarters for the employees of the first floor commercial business. Its’ design
and quality of finish were done with one thing in mind, low cost. No upgrades or
improvements have been made since its’ original construction. The space layout is very
poor. On the positive side the space has abundant windows providing a high light level.
Market valuation has been arrived at by applying $225 per square foot. This space
would require an investment in excess of $100,000 in upgrades in order to make it
attractive on the marketplace. The 2013 property valuation is a 12.4% increase over the

2011 valuation.

Commercial: This space has been professionally marketed and has remained vacant for
the past 8 years. Despite the market conditions the property valuation increased 23.3%
in 2011 and is increasing 12.4% on the 2013 proposed valuation. These increases are
clearly not in "sync” with the commercial real estate market. In an attempt to value the
property based on the income approach | spoke to knowledgeable local real estate
professionals to ascertain rental rates and capitalization rates. The responses were as

follows:

Rental Rate (NNN) Capitalization Rate
High Low High Low

16 10 12 9





Mr. George Lickiss
Gunnison County
Assessor’s Office
May 24, 2013
Page 2

The following represents the most extreme combinations, both high and low, i1 the
income evaluation of this property:

Rental Rate (NNN) Capitalization Rate Commercial Propenrty Vaiuiztior

16 ($48,000) 9 $533,333
10 ($30,000) 12 $250,000

Rental rates and capitalization rates are subject to many different opinions. As { statad,
the above numbers represent honest opinions of knowledgeable real estate
professionals as of June 30, 2012.

In an attempt to value this property according to the market approach | will stait by
saying that there are no ideal comparables to use in this type of valuation. The closest

thing to a comparable would be the following:

Property: 615 Teocalli Ave.
Crested Butte Bed & Breakfast

Adjacent to the Subject Property

Location:

Zoning: Tourist (20390)

Use: Bed & Breakfast
Commercial (Laundry)
Residential

Total S/F: 8271 square foot

Prior Sale: August 3, 2011

$1,400,000 ($169.27 per square foot)
2013 Real Property Valuation: $1,229,610 ($148.67 per square foat)
For the sake of comparison the numbers are as follows:

615 Teocalli
Sale Price: $169.27 per square foot

2013 Real Property Valuation: $148.67 per square foot

16 6™ Street
2013 Real Property Valuation  $295.30 per square foot





Mr. George Lickiss
Gunnison County
Assessor's Office
May 24, 2013
Page 3

Even though another propetties’ property a
purposes it is interesting to note that the su

615 Teocalli SalePrice/Square Foot:
Subject Property Square Feet:

Valuation of Subject Property:

615 Teocalli 2013 Real Property Valuation/Square Foot:

Subject Property Square Feet:

Valuation of Subject Property:

Sincerely,

Wallace McNeill

$169.27
4820

$815,881.40

$148.67
4820

$716,589.40





LuAnn Vogt

From: Wallace McNeill [wallacemcn@aol.com]

Sent: Tuesday, May 28, 2013 1:25 PM

To: kmcfarland@gunnisoncounty.org

Cc: luann@lynflex.com

Subject: 16 6th Street Crested Butte

Kristy

I appreciate the kindness of your response. I understand the assessment laws in Colorado
which are very different than-the rest of the country and in Missouri where I have keen a
licensed real estate broker for 38 years. My experience has been solely in commernial and

investment real estate. While Colorado law states that the three approaches ¢ real estate
appraisal can and should be employed in developing assessment valuations all must use
business common sense in realizing that a 100+ year old building on Elk Avsrue with a
questionable foundation generating $25.00 per square foot nnn has a far gre: ‘zlue per
square foot than a 15 year old building generating $14.00 per square foot ‘L dcesn't
seem fair to use the income approach when that creates the highest valuati. ‘Ha cost
of replacement approach when that credtes greater value. Unfortunately nce 16 :
investment commercial property oh cost of replacement but on its value firom the income -
approach Someone would be remiss in their thinking if they were to acquire Thxs kuilding
based® on the current assessed valuation thus creating a user cost of great=r than 530.00
per #quare foot. Either as an investor or as a user no one would want to 1Jndicap
themselves financially by creating such a situation.

o

Everyone in the Gunnison Valley wants to see the area succeed so people are able o work
and find jobs so they can live in what we all know is one of the most be:uﬂ’t:. places in
the world. Taxes of all kinds are necessary but hopefully should not be applied in such a
manner as to render a property economically obsolete.

I was surprised and encouraged to have received a personalized response from you. Wnile I
realize from past experience with the Assessor's Office that any chance ¢f there being a
redurtion in my assessment is remote it was nice to know someone is reading informalion

that took a great deal of time to prepare.

Best regards,

Wallace

Wallace McNeill

Owner 16 6th Street, Crested Butte, Colorado

Sent from my iPad





Wallace McNeill

405 Red Oak Road
P.0. Box 570
Owensvilie, MO 65066
Phone 573-437-4125
Fax 573-437-2350

Cell 314-238-4000

May 15, 2017 Sent via email and US mail

Ms. Kristy McFarland -
Gunnison County Assessor
221 N. Wisconsin St., Suite A
Gunnison, CO 81230

RE: 2017 Real Property Notice of Evaluation
Account# R002783

Dear HKristy,

Please allow this to serve as my formal request to appeal my 2017 Real Property
Valuation on 16 6th Street, Crested Butte, Colorado.

| appreciated the time you spent on the phone with me on May 8, 2017. As you
suggested | am providing a brief summary of the results of the past 3 valuatioiis
(see attached, Exhibit 1) and some points that | would like to make regarding the
2017 Real Property Notice of Valuation.

1. The commercial portion has been vacant 10 out of the past 12 years
despite being professionally marketed.

2. The current commercial tenant is financially not in compliance with their
lease, has closed their business since December 15, 2016, and has
requested out of their lease. It is important to note that the original lease
with this tenant commenced on June 1, 2015 and was renegotiated as of
April 1, 2016 to a lower rental rate in the effort to retain the tenant.
Unfortunately this tenant still continues with their struggle. It appears
that this property will become vacant.

3. The residential space was leased as of November 15, 2016. This space
is deed restricted and is required to remain long term leased
continuously to someone qualifying as a local resident having resided in
Crested Butte for a year or more. Any type of deed restriction reduces the
marketability of a piece of real estate and in turn it's valuation.





Ms. Kristy McFarland
Gunnison County Assessor
May 15, 2017

Page 2

4. The 2017 valuation is a 112% increase in commercial valuation and a
42.3% increase in residential valuation in relation to the current
valuation.

5. If the 2017 valuation takes effect it is estimated that the property taxes
will increase from $11,568.06 now in effect to $22,869.91. When a
property is an investment property and in turn leased, the exgenses such
as real estate taxes-and insurance ultimately have to be paid from rental
proceeds. Very few,.if any tenants would want to lease in s building with
high taxes resulting from an overvaluation.

6. In 2013 through a lengthy and time consuming process The Gunnison
County Board of Equalization made findings and determinations for the
valuation of this property (copy attached). In 2015 this valuation was
increased by 10.6% and the proposed increase from 2015 tc 2017 is
112% for the Commercial portion and 42.3% for the Residential. After
the intense scrutiny that took place in 2013 by myself and the Gunnison
County Board of Equalization, how could the marketplace and the
performance of this property within the marketplace have increased so
incredibly. Quite simply it didn’t.

| have been a property owner in Crested Butte and Mt. Crested Butte since 1981.
have paid my taxes and understand the importance of this but at the same time
expect a fair valuation for tax purposes. The current proposed valuation would
render a property that has struggled continuously for the past 12 years
economically obsolete for rental purposes.

For valuation purposes | place my property at the 2015 level of $478,990
Commercial and $444,380 Residential.

Wallace McNeill





Exhibit 1

2013 Valuation -~ The result of an appeal with findings and determinations from the
Gunnison County Board of Equalization dated July 25, 2013, copy of which is

attached. R

Commercial $465,280.00

Residential $369,820.00
Total ..  $835,100.00

2045 Valuation - No appeal filed.

Commercial $478,990.00

Residential $444,380.00
Total $923,370.00

2017 Valuation

Commercial $1,014,580.00
Residential $ 632,200.00
Total $1,646,780.00






: ]_S()n S Gunnlson County Board of County Commissioners

o | NS B Phene (970) 641-0248 - Fax: (970) 641-3061
S/ . . Email: bu:ncc:@gunnlsoncountyr org * Www. GunnlsonCounty org
COLORADO - > 5 :

GUNNISON COUNTY BOARD OF EQUALIZATION . N\_?ﬁm -
FINDINGS AND DETERMINATIONS = L
July 25,2013
'CBOE #51
Wallace McNe||l

PO-BOX 570 S
Owenswlle MO 65066 0570

Schedule Number: R002783
Property Description:  LOTS 17-21 BLK 56 CRESTED BUTI'E #526925 #542268 #577158
Dear Property Owner,

- The Gunnison County Board of Equalization has reviewed: your petltlon appeallng the
deosnorr of the County Assessor on the value of the above-described property. After such

review, the Board has ordered the following:

VALUATION FOR ASSESSMENT ORDERED:

Type Actual Value
Commercial $ 465,280.00
Residential % 369,820.00 o
Total $ 835,100.00
Sincerely,
Ll

Paula Swenson, Chalirperson
Gunnison County Board of Equalization

NMOTE: If the Board has denied your petition, in whole or in part, you have certain
important appeal rights that are explained in the enciosure to this letter. Any appeal
must be filed within thirty days of the date of the written decision of the County Board
of Equalization.

Donmison County Assessor's Office

Yt e OF Rinhrg RO Arbirratoe Lo





. 2015 REAL PROPERTY NOTICE OF VALUATION

Kristy McFarland
Gunnison County Assessor

COLORADO
Gunnison, CO 81230
“: ACCOUNT:NUMBER TAX YEAR TAX AREA
R002783 2015 200
PROPE

11466*54**50%**0,829**1/1**********AUTO*MIXED AADC 990
MCNEILL WALLACE ETAL
PO BOX 570

-— OWENSVILLE MO 65066-0570

IIIIIIlIIIIIIIIIIIIIII'IIIIlIIIIIIIIIIIIIIII'IlIlIlllIIlIIIIIIIII

Residential
Commercial

221 N. Wisconsin St., Suite A

Date of Notice: May 1, 2015

Phone: (970) 641-1085

Fax: (970) 641-7920

Email: assessor@gunnisoncounty.org

Wehsite: http://www.gunnisoncounty.org/assessor.html

PARCEL NUMBER
3255-022-26-005

LOTS 17-21 BLK 56 CRESTED BUTTE #526925
#542268 #57?:‘r5,_‘8"'— .

Y

K]
N

“i1an v | £l DoENT VEAD ArTLMATATTIE

369,820
465,280

444,380
478,990

+74,560
+13,710

The tax bill you receive next January will be based on the current year actual value. If the Senior Citizen or Disabled Veteran Property
Tax Exemption has been applied to your residential property, it is not reflected in the current year actual value shown above.

The following property characteristics are for the primary structure or land type. For a complete inventory listing, please visit the
Gunnison County Assessor website. Please verify your inventory and contact us if any corrections are needed.

ACRES
Spec.Purpose-Land Commercial
Single Fam.Res.-Land N Residential
-
Installed

Central Installed
Domestic Instatled
Paved Access

On Busy Street
Over Sized Lot
Year Around Govt Maintained

Crested Butte own

Single Family Residential
Res With Commercial
Fair

Average

1999

100%

ABOVE GRADE LIVING AREA:| 1,820 sq ft

Go paperless next year!
Go to eNoticesOnline.com and register with this code
GNN-30L2TEXK

YOU HAVE THE RIGHT TO PROTEST THE CLASSIFICATION AND/OR VALUATION OF YOUR PROPERTY.





2017 REAL PROPERTY NOTICE OF VALUATION

Kristy McFarland
Gunnison County Assessor

CCOLORADC y

Gunnison, CO 81230

221 N. Wisconsin St., Suite A

Date of Notice: May 1, 2017

Phone: (970) 641-1085

Fax: (970) 641-7920

Email: assessor@gunnisoncounty.org

Website: http://www.gunnisoncounty.org/assessor.html

ACCOUNT NUMBER TAX' ‘AR TAX AREA
R002783 2017 200 3255-022-26-005
PROPERT f OWNER -~ N
ﬁ%ﬁlé["f \‘;\-/‘}\ZLSL*A%E*”/2“G50“**AUTO**M'XED AADC 980 LOTS 17-21 BLK 56 CRESTED #542268
PO BOX 570 #577158 >
- OWENSVILLE MO 65066-0570 @C
- IIIIIII|||I|IIIIII||IIIII'IIIlll||lll|l|llIllllllllllllllllllllll @ “s 1“\\
wh
PROPERTY CLASSIFICATION PRIOR YEAR ACTUAL VALUE CURREm ACTUAL VALUE +OR - CHANGE
e T T - _asoflune 30,2014 JERERI el S
Residential 444,380 632,200 +187,820
Commercial 478,990 1,014,580 +535,590
TOTALS $1 ,646,780 +$723,41 0

The tax bill you receive next January will be based on the current year actual value shown above. If the Senior Citizen or Disabled
Veteran Property Tax Exemption has been applied to your residential property, it is not reflected in the current year actual value.

- The following property characteristics are for the primary structure or land type. For a complete inventory listing, please visit the
Gunnison County Assessor website. Please verify your inventory and contact us if any corrections are needed.

DESCRIPTION ACRES
Spec.Purpose-Land Commercial
Single Fam.Res.-Land Residential

ELECTRICITY: [nstalled
SEWER: Central Installed

Domestic Installed
SITE ACcCeSS: Paved Access
Year Around Govt Maintained
OTHER ATTRIBUTES:
Typical Or Average Views
Over Sized Lot

SUBDIVISION
Crested Butte (Town Of)

||ocCcuPANCY TYPE:
0.22 ||BU|LD,|NG DESCRIPTION: Res With Commercial

Single Family Residential

0.14 ||cONSTRUCTION QUALITY: Fair
||EXTERIOR CONDITION: = Average
||EFFECTIVE YEAR BUILT: 1999

PERCENT COMPLETE: 100%

ABOVE GRADE LIVING AREA: 1,820 sq ft
BASEMENT:

GARAGE:

Go paperless next year!
Go to eNoticesOnline.com and register with this code:
GNN-GMQBN65E

YOU HAVE THE RIGHT TO PROTEST THE CLASSIFICATION AND/OR VALUATION OF YOUR PROPERTY.





ECTIVE

SEP 5 2011 2017 REAL PROPERTY NOTICE OF DETERMINATION
. Date of Notice: August 31, 2017
Kristy McFarland Phone: (970) 641-1085 E#0O
Gunnison County Assessor
, ) : Fax: (970) 641-7920
COLORADO 221 N Wisconsin St, Suite A . .
) Email: assessor@gunnisoncounty.org
Gunnison, CO 81230 . .
Website: http://www.gunnisoncounty.org/assessor.htmi
ACCOU]}II#Q_MBER TAX YEAR TAX AREA PARCEL NUMBER
R002783 2017 200 3255-022-26-005
Received LEGAL DESCRIPTION
e County Administration
£ MCNEILL WALLACE 6'
g PO BOX 570 "
E OWENSVILLE, MO 65066-0570 LOTS 17-21 BLK 56 CRESTED BUTTE #526925
w #542268 #577158
2
a.
PROPERTY OWN ASSESSOR’S VALUATION
P WNER’S
PROPERTY CLASSIFICATION
ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 1,014,580 1,014,580
Residential 632,200 632,200
TOTALS $1,646,780 $1,646,780

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the
local taxing authorities.

Please refer to the reverse side of this notice for additional information.





APPEAL PROCEDURES ‘

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization

200 E Virginia Ave E #O‘b
Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and rendei decisiohs by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalizatior’and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific

dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

S 993 3 0 Residential $444,380.00
—923,370.0( .
Commercial $478,990.00

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

See attached.

I, the undersign  owner or agent™* of the property identified above, affirm that the statements contained

n and on atta ents hgreto are true and complete
Telephone Number Date

*Attach letter of authorization signed by property owner





CBOE #0Od

Wallace McNaeill

405 Red Oak Road

P.0. Box 570 EXHIBIT A
Owensville, MO 65066 Page

Phone 573-437-4125 = of 2
Fax 573-437-2350

Cell 314-238-4000

September 7, 2017

Gunnison County Board of Equalization
200 E. Virginia Ave.
Gunnison, CO 81230

RE: Account # R002783
Parcel # 3255-022-26-005
Legal Description: Lots 17-21 Blk 56 Crested Butte #526925, #542268 #577158

Dear Board Members,

Please allow this to serve as my formal request to appeal my 2017 Real Property Notice of
Determination for my residential/commercial building located at 16 6! Street, Crested Butte,
Colorado.

First of all let me state that | will be unable to attend in person because of my required business
travel. In September and October | have five international business trips and have very few days
in the U.S., all of which are required for my U.S. operations.

As a quick summary view of this property let me make the following points.
1. | have owned the property 15 years.

2. Of the 15 years of ownership, the first 2 years | had my own business operating at
the location. The balance of my ownership the building has remained vacant until
June 1, 2015. The entire time the building was vacant it was being professionally
marketed for lease.

3. The second floor residential apartment is deed restricted to people that have lived in
Crested Butte 1 year or more and must sign at least a 6 month lease. As an
investment property this severely limits the value for resale.

4. The 1% floor commercial property has been difficult to lease for two reasons, size and
location.

Size: It is 3000 square feet and is not divisible. The number of retail businesses
seeking that amount of space are almost non-existent.

Location: It was originally built as a restaurant location. Whether it is a restaurant
or a retail location the same problem always exists — It is not on Elk.





Board Members
Gunnison County Board of Equalization CBOE #& %
September 7, 2017 “Bp—

Page 2

EXHIBIT A
Page L of 3

5. The existing restaurant tenant was tremendously behind on their rent and in April
2016 their rent was reduced in order to try and keep them as a tenant. This tenant is
once again in non-compliance with their lease for failure to pay monies due according
to their lease. The tenant would like to terminate their lease.

In order to fully understand how totally unrealistic the 2017 valuation is | have attached
information regarding the 2013, 2015 and 2017 valuations. To simplify the analysis please
understand the following:

2013 Gunnison County Board of Equalization Findings and Determinations ~ $ 835,100.00
2015 Vatuation $ 923,370.00
2017 Valuation $1,646,780.00

The 2017 Valuation is a 112% increase in the commercial valuation and a 42.3% increase in the
residential value over the 2015 valuation.

| have included the pertinent information for the 2013 and 2017 appeals as follows:
1. Gunnison County Board of Equalization Findings and Determinations for 2013.
2. My 2013 written appeal argument.

3. The May 28, 2013 email | sent to the Gunnison County Assessor regarding the
property value.

4. The May 15, 2017 appeal request and associated valuation argument addressed to
the Gunnison County Assessor.

In my final comments regarding valuation | would like to point out that there are no real
comparables for this property. To take a smaller commercial space and try to extrapolate the
value just doesn’'t work because the smaller spaces are in much greater demand and therefore
command a much higher rent per square foot and subsequent sales price. The other limitation is
that you can’t value a non-Elk commercial space by valuations on Elk. We are definitely talking
about apples and oranges.

Without the comparable sale approach to appraisal all you have is the cost of replacement or the
income approach. The cost of replacement approach is not generally used and the income
approach, given the income and expense numbers which have been provided to the county,
would not even produce the 2015 valuation. The income approach must also be adjusted by the
fact the tenant is not in financial compliance with their lease and the extremely high vacancy
factor for this property over the last 15 years.

My Valuation for the property is the same as the 2015 Valuation:

Residential: $ 444,380.00
Commercial: $478,990.00

Total: $ 923,370.00





Board Members

Gunnison Count Board of Equalization CBOE # O3
September 7, 2017 .
Page 3

EXHIBIT
Page 3 ofx

| appreciate the opportunity to provide this information to the Gunnison County Board of
Equalization and once again | want to convey my regret that | can’t appear in person.

Sincerely Yours,
= ~
- “ﬁl@é@
Ve s
Wallace McNeill

encl.





ICBOE #0O9%
EXHIBIT B
- Pa !
Wallace McNeill 9e \ of 3
405 Red Oak Road
P.0. Box 570
Owensville, MO 65066
Phone 573-437-4125
Fax 573-437-2350
Cell 314-238-4000
May 15, 2017 Sent via email and US mail

Ms. Kristy McFarland
Gunnison County Assessor
221 N. Wisconsin St., Suite A
Gunnison, CO 81230

RE: 2017 Real Property Notice of Evaluation
Account# R002783

Dear Kristy,

Please allow this to serve as my formal request to appeal my 2017 Real Property
Valuation on 16 6th Street, Crested Butte, Colorado.

| appreciated the time you spent on the phone with me on May 8, 2017. As yor.
suggested | am providing a brief summary of the results of the past 3 valuatiois
(see attached, Exhibit 1) and some points that | would like to make regarding the
2017 Real Property Notice of Valuation.

1. The commercial portion has been vacant 10 out of the past 12 years
despite being professionally marketed.

2. The current commercial tenant is financially not in compliance with their
lease, has closed their business since December 15, 2016, and has
requested out of their lease. It is important to note that the original lease
with this tenant commenced on June 1, 2015 and was renegotiated as of
April 1, 2016 to a lower rental rate in the effort to retain the tenant.
Unfortunately this tenant still continues with their struggle. It appears
that this property will become vacant.

3. The residential space was leased as of November 15, 2016. This space
is deed restricted and is required to remain long term teased
continuously to someone qualifying as a local resident having resided in
Crested Butte for a year or more. Any type of deed restriction reduces the
marketability of a piece of real estate and in turn it’s valuation.






CBOE #CRy

Ms. Kristy McFarland

Gunnison County Assessor b EXHIBIT 3
May 15, 2017
Page 2

4. The 2017 valuation is a 112% increase in commercial valuation and a
42.3% increase in residential valuation in relation to the current
valuation.

5. If the 2017 valuation takes effect it is estimated that the property taxes
will increase from $11,568.06 now in effect to $22,869.91. When a
property is an investment property and in turn leased, the expenses such
as real estate taxes and insurance ultimately have to be paid from rental
proceeds. Very few, if any tenants would want to lease in a building with
high taxes resulting from an overvaluation.

6. In 2013 through a lengthy and time consuming process The Gunnison
County Board of Equalization made findings and determinations for the
valuation of this property (copy attached). In 2015 this valuation was
increased by 10.6% and the proposed increase from 2015 to 2017 is
112% for the Commercial portion and 42.3% for the Residential. After
the intense scrutiny that took place in 2013 by myself and the Gunnison
County Board of Equalization, how could the marketplace and the
performance of this property within the marketplace have increased so
incredibly. Quite simply it didn’t. ‘

I have been a property owner in Crested Butte and Mt. Crested Butte since 1981. |
have paid my taxes and understand the importance of this but at the same time
expect a fair valuation for tax purposes. The current proposed valuation would
render a property that has struggled continuously for the past 12 years
economically obsolete for rental purposes.

For valuation purposes | place my property at the 2015 level of $478,990
Commercial and $444,380 Residential.

Regards, .
“u
(ettee va
:.m}{*”'

Wallace McNeill





e8]

EXHIBIT 3§
9%e 3 of 3

Exhibit 1

2013 Valuation - The result of an appeal with findings and determinations from the
Gunnison County Board of Equalization dated July 25, 2013, copy of which is

attached.

Commercial $465,280.00

Residential $369.820.00
Total $835,100.00

2015 Valuation - No appeal filed.

Commercial $478,990.00

Residential $444,380.00
Total $923,370.00

20417 Valuation

Commercial $1,014,580.00
Residential $ 632,200.00
Total $1,646,780.00






CBOE # O%

2017 REAL PROPERTY NOTICE OF VALUATION

Kristy McFarland

Gunnison County Assessor
221 N. Wisconsin St., Suite A
Gunnison, CO 81230

COLORADO

R002783 2017 200

6026 2 MB 0.423 **<24>**1/2**G50"***AUTO**MIXED AADC 990
MCNEILL WALLACE

PO BOX 570

OWENSVILLE MO 65066-0570

Residential
Commercial

Date of Notice: May 1, 2017

Phone: (970) 641-1085

Fax: (970) 641-7920

Email: assessor@gunnisoncounty.org
Website: http://www.gunnisoncounty.org/assessor. htmi

A _of2

3255-022-26-005

LOTS 17-21 BLK 56 CRESTED #542268
#577158
®©Q |\
{85 ¥
wh
444,380 632.200 +187.820
478,990 1,014,580 +535.590

The tax bill you receive next January will be based on the current year actual value shown above. If the Senior Citizen or Disabled
Veteran Property Tax Exemption has been applied to your residential property, it is not reflected in the current yeai actual value.

The following property characteristics are for the primary structure or land type. For a complete inventory listing, please visit the

Gunnison County Assessor website. Please verify

Spec Purpose-Land Commercial 0.22
Single Fam.Res -Land Residential 0.14
ELECTRICITY: [nstalled

Central Installed
WATER: Domestic Installed
SITE ACCESS Paved Access

Year Ar-unc - Sovt Maintained

OTHER ATTRIBUTES:
Typical Or Average e

Over Sized Lot

SUBDIVISIONMN:

ur inventory and contact us if a

corrections are needed.

Single Family Residential
Res With Commercial

Fair
Average
1999
100%
ABOVE GRADE LIVING AREA 1,820 sqg ft
BASEMENT
GARAGE

TOTAL IMPROVEMENTS ON ACCOUNT 2

CONDOMINIUM

Go paperiess nedi yaarl
RREUNES FERER e
G- GMOBNA 55

Y, vy gy,
N A AR A

o





CBOE #7%

2015 REAL PROPERTY NOTICE OF VALUATION

Kristy McFarland

Gunnison County Assessor

COLORADO
Gunnison, CO 81230

R002783 2015 200

11466*54*50"+*0,829** 1/1*+*+*******AUTO**MIXED AADC 990
MCNEILL WALLACE ETAL

PO BOX 570

OWENSVILLE MO 65066-0570

Residential
Commercial

221 N. Wisconsin St., Suite A

Date of Notice: May 1, 2015

Phone: (970) 641-1085

Fax: (970) 641-7920

Email: assessor@gunnisoncounty.org

Website: http://www.gunnisoncounty.org/assessor.htmi

3255-022-26-005

LOTS 17-21 BLK 56
#542268
2 i ‘1\

. 200
VTN
369,820 444,380 +74.,560
465,280 478,990 +13.710

The tax bill you receive next January will be based on the current year actual value. If the Senior Citizen or Disabled Veteran Property
Tax Exemption has been applied to your residential property, it is not reflected in the current year actual valiie shown above.

The following property characteristics are for he p m ry structure or land type For a complete nventory listing, p ease visit the
Gunnison County Assessor webs te Please verify your nvento

Spec.Purpose-Land Commercial
Single Fam.Res.-Land N Residential
Installed
Central Installed
Domestic Installed
SITE ACCESS Paved Access
OTHER ATTRIBUTES
On Bus  Sireet
Over sz ot
Yedar oo 2 Sovt Maintamned
SUBODIV I
S AIAVE THE RIGHT TO v '

0.22
0.14

JCASSITFICATION ANy, .

and contact us if any corrections are needed

__Single Family Residential
Res With Commercial
Fair
Average
1999
100%

1,820 sq ft

GARAGE

TOTAL IMPROVEMENTS ON ACCOUNT .

CONDOMINIUM

s FE TSP F A PR N
MAL- 3G 2TEXK
LR YOIR PROPER Y





EXHIBIT D | CBOE #O%
Page _{ of 2 S

unl I]_SOI I ' ' Gunnlson County Board of County Commlssmners
- Sgn L e S0 rF mt Phone (970) 641-0248 - -Fax: (970) 641—3061
' Oun S/ S Emall bocc@gunnlsoncountyorg i wwwGunnlsonCounty org

COLORADO

GUNNISON COUNTY BOARD OF EQUALIZATION J\)\.zs WD
FINDINGS AND DETERMINATIONS = . % aT
July 25,2013
CBOE #51
Wallace ‘McNeill

POBOX 570 - . .
.Owensvnlle ‘MO 65066 0570

Schedule Number: R002783 _
Property Description: LOTS 17-21 BLK 56 CRESTED BUTFE #526925 #542268 #577158
Dear Property Owner,

- The Gunnison County-Board of Equalization has reviewed your petition appeallng the
decision of the County Assessor on the value of the above-described property. After such

review, the Board has ordered the following:

VALUATION FOR ASSESSMENT ORDERED:

Type Actual Value
Commercial $ 465,280.00
_Residential % 389, 820. e -
Total $ 835, 100.00
Sincerely,
Lp@asr—

Paula Swenson, Chairperson
Gunmison County Board of Equalization

MOTE: If the Board has denied your petition, in whole or in part, you have certain
important appeal rights that are explained in the enclosure to this letter. Any appeal
must be filed within thirty days of the date of the written decision of the County Board
of Equalization.

Tannison Counfy Assessor’s Office

Siate £ Ot Qi & ATt arc:

TR o g
AN C T S [ S I





EXHIBIT £
Page \ oF3 ICBOE #0OD

Wallace McNeill

405 Red Oak Road
P.0. Box 570
Owensville, MO 65066
Phone 573-437-4125
Fax 573-437-2350

Cell 314-238-4000

May 24, 2013 Sent via email and certified mail

Mr. George Lickiss

Gunnison County

Assessor's Office

221 N. Wisconsin St., Suite A
Gunnison, CO 81230

RE: Account # R002783

Parcel # 3255-022-26-005
Legal Description: Lots 17-21 Blk 56 Crested Butte #526925, #542268, #577158

Dear Mr. Lickiss,
| wish to protest the valuation of this property.

Residential: The second floor, accessed by an uncovered exterior staircase, was built
as living quarters for the employees of the first floor commercial business. Its’ design
and quality of finish were done with one thing in mind, low cost. No upgrades or
improvements have been made since its’ original construction. The space layout is very
poor. On the positive side the space has abundant windows providing a high light level.
Market valuation has been arrived at by applying $225 per square foot. This space
would require an investment in excess of $100,000 in upgrades in order to make it
attractive on the marketplace. The 2013 property valuation is a 12.4% increase over the

2011 valuation.

Commercial: This space has been professionally marketed and has remained vacant for
the past 8 years. Despite the market conditions the property valuation increased 23.3%
in 2011 and is increasing 12.4% on the 2013 proposed valuation. These increases are
clearly not in “sync” with the commercial real estate market. In an attempt to value the
property based on the income approach | spoke to knowledgeable local real estate
professionals to ascertain rental rates and capitalization rates. The responses were as

follows:

Rental Rate (NNN) Capitalization Rate
High Low High Low
16 10 12 9






EXHIBIT £ %
(BT E ] |CBOE 4O

Mr. George Lickiss
Gunnison County
Assessor’s Office
May 24, 2013
Page 2

The following represents the most extreme combinations, both high and low, in the
income evaluation of this property:

Rental Rate (NNN) Capitalization Rate Commercial Property Valuation
16 ($48,000) 9 $533,333
10 ($30,000) 12 $250,000

Rental rates and capitalization rates are subject to many different opinions. As | stated,
the above numbers represent honest opinions of knowledgeable real estate
professionals as of June 30, 2012.

In an attempt to value this property according to the market approach | will start by
saying that there are no ideal comparables to use in this type of valuation. The closest

thing to a comparable would be the following:

Property: 615 Teocalli Ave.
Crested Butte Bed & Breakfast
Location: Adjacent to the Subject Property
Zoning: Tourist (20390)
Use: Bed & Breakfast
Commercial (Laundry)
Residential
Total S/F: 8271 square foot
Prior Sale: August 3, 2011

$1,400,000 ($169.27 per square foot)
2013 Real Property Valuation: $1,229,610 ($148.67 per square foot)
For the sake of comparison the numbers are as follows:

615 Teocalli
Sale Price: $169.27 per square foot

2013 Real Property Valuation: $148.67 per square foot

16 6" Street
2013 Real Property Valuation  $295.30 per square foot





Mr. George Lickiss
Gunnison County
Assessor’s Office
May 24, 2013
Page 3

Even though another properties’ property a
purposes it is interesting to note that the su

EXHIBIT £ CBOE #0%
Page % of3 -

feet in the subject property provides the

615 Teocalli Sale Price/Square Foot:
Subject Property Square Feet:

Valuation of Subject Property:

615 Teocalli 2013 Real Property Valuation/Square Foot:

Subject Property Square Feet:

Valuation of Subject Property:

Wallace McNeill

$169.27
4820

$815,881.40

$148.67
4820

$716,589.40





EXHIBIT ¥
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LuAnn Vogt

From: Wallace McNeill [wallacemcn@aol.com]
Sent: Tuesday, May 28, 2013 1:25 PM

To: kmcfarland@gunnisoncounty.org

Cc: luann@lynflex.com

Subject: 16 6th Street Crested Butte

Kristy

I appreciate the kindness of your response. I understand the assessment laws in Colorado
which are very different than the rest of the country and in Missouri where I have been a
licensed real estate broker for 38 years. My experience has been solely in commercial and
investment real estate. While Colorado law states that the three approaches to real estate
appraisal can and should be employed in developing assessment valuations we all must use
business common sense in realizing that a 100+ year old building on Elk Avenue with a
questionable foundation generating $25.00 per square foot nnn has a far greater value per
square foot than a 15 year old building generating $14.00 per square foot nnn. It doesn't
seem fair to use the income approach when that creates the highest valuation and the cost
of replacement approach when that creates greater value. Unfortunately no one purchases
investment commercial property on cost of replacement but on its value from the income
approach. Someone would be remiss in their thinking if they were to acquire this building
based on the current assessed valuation thus creating a user cost of greater than $30.00
per square foot. Either as an investor or as a user no one would want to handicap
themselves financially by creating such a situation.

Everyone in the Gunnison Valley wants to see the area succeed so people are able to work
and find jobs so they can live in what we all know is one of the most beautiful places in
the world. Taxes of all kinds are necessary but hopefully should not be applied in such a
manner as to render a property economically obsolete.

I was surprised and encouraged to have received a personalized response from you. While I
realize from past experience with the Assessor's Office that any chance of there being a
reduction in my assessment is remote it was nice to know someone is reading information
that took a great deal of time to prepare.

Best regards,

Wallace

Wallace McNeill

Owner 16 6th Street, Crested Butte, Colorado

Sent from my iPad
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2017
Gunnison County Board of Equalization:
Hearing # 8

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” and “Economic Area 2 Residential
Sales” lists.

The single property being characterized for this hearing is identified as:

Property Owner: MCNEILL WALLACE, ET AL
Account Number: R002783
Parcel Number: 3255-022-26-005

Legal Description:  LOTS 17-21 BLK 56 CRESTED BUTTE
Value: $1,646,780





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #8

ACCOUNT #: R002783
PARCEL #: 3255-022-26-005

Owner: WALLACE MCNEILL, ET AL
P.O. BOX 570

OWENSVILLE, MO 65066 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R002783 R003174 R031353 R033109

PARCEL NUMBER: 3255-022-26-005 3255-031-36-021 3255-031-50-010 3255-031-84-007

PROPERTY ADDRESS: 16 SIXTH ST 229 ELKAVE /313 212 ELK AVE 306 BELLEVIEW AVE

LEGAL DESCRIPTION:

CRESTED BUTTE

LOTS 17-21 BLK 56
CRESTED BUTTE

THIRD ST

CRESTED BUTTE
TRACT B MUISENGA
SUB (FKA E75' OF LOTS
28-32 BLK 21 CRESTED
BUTTE) PLAT 8-6-92

CRESTED BUTTE
LOT 11 KAPUSHION

SUBDIVISION BLK 28

CRESTED BUTTE

E25' OF W75' LOTS 12-
16 BLK 46 CRESTED
BUTTE

ZONING: B-2 - TOWN OF B-1- TOWN OF B-1-TOWN OF COMMERCIAL - TOWN
CRESTED BUTTE CRESTED BUTTE CRESTED BUTTE OF CRESTED BUTTE
ZONING ZONING ZONING ZONING
NET LAND AREA (SQ FT): 15,625 9,375 3,125 3,125
Commercial
COMMERCIAL USE: RESTAURANT RESTAURANT / RETAIL | RESTAURANT OFFICE / GARAGE
COMMERCIAL SQ FT: 2908 4,184 2,267 1,800
UNFINISHED SQ FT: 0 1,200 0 0
QUALITY CONSTRUCTION: AVERAGE FAIR AVERAGE FAIR
CONDITION: AVERAGE BELOW AVERAGE AVERAGE AVERAGE
ADJUSTED YEAR BUILT: 1999 1940 2005 2007
Residential
RESIDENTIAL WITH RESIDENTIAL WITH
ARCHITECTURAL STYLE: N/A N/A
COMMERCIAL COMMERCIAL
RESIDENTIAL SQ FT: 1,820 N/A N/A 650
QUALITY CONSTRUCTION: FAIR N/A N/A FAIR
CONDITION: AVERAGE N/A N/A GOOD
ADJUSTED YEAR BUILT: 1,999 N/A N/A 2007
2017 VALUE: $1,646,780
SALE DATE: 8/15/2011 12/1/2014 6/12/2013
TIME ADJUSTED SALES PRICE: $940,489 $790,000 $688,500
TOTAL FINISHED SQ FT: 4,728 4,184 2,267 2,450
S PER FINISHED SQ FT: $348.30 $224.78 $348.48 $281.02
















		2017 CBOE #8 COVER - R002783.pdf

		2017 CBOE #8 PRESENTATION.pdf

		2017 CBOE #8 - R002783 - Listing from May 28 2013.pdf
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Gi-l’rlﬁ_-ﬂ_i-éﬁon Kristy McFarland

Gunnison County Assessor
221 N Wisconsin St, Suite A
Gunnison, CO 81230

County

COLORADO

2017 REAL PROPERTY NOTICE OF DETERMINATION

Date of Notice: August 31, 2017
Phone: (970) 641-1085 CBOE # ’i s
Fax: (970) 641-7920

Email: assessor@gunnisoncounty.org
Website: http://www.gunnisoncounty.org/assessor.html|

ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R017758 2017 200 3255-031-80-001
LEGAL DESCRIPTION
STERLING PROPERTY TAX SPECIALISTS INC
£ | 950S CHERRY ST STE 320
wl
gilj DENVER, CO 80246-2663 LOTS 1-6 BLK 36 CRESTED BUTTE #526975
OWNER: COMMUNITY BANKS OF COLORADO
ASSESSOR’S VALUATION
PROPERTY OWNER'S
PR
OPERTY CLASSIFICATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 1,641,200 1,641,200
TOTALS $1,641,200 $1,641,200

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If‘T/ou disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106{1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the

local taxing authorities.

5,

Please refer to the reverse side of this notice for additional informiation.: +






APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization

200 E Virginia Ave CBOE #ﬁi
Gunnison, CO 81230

(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeai, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you

must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:
|

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s £97 500
What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional

sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

Please See  atirched.

ATTESTATION

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained
. herein and on any att;chments hereto are true and complete.

Bu3)151 £%5 0/2/2017

Si_gn'atﬁre Iepl!mne Number Date

*Attach letter of authorization signed by property owner.





950 S. Cherry Street
Th 71 Suite 320

ERN { Denver, CO 80246
A ™ 303.757.8865
PROPERTY TAX SPECIALISTS, INC fax 303.757.7691
www.sterlingpts.com

May 26, 2017 £
CBOE #9°3 I

Mr. Keith Erffmeyer EXHIBIT A-

Denver County Assessor Page  of

—_—

201 West Colfax, Dept. 406
Denver, CO 80202

Re: Walgreens located in Denver County (See Schedule Numbers set forth on
Exhibit A attached hereto and made an integral part hereof) {the “Property”)

Dear Assessor:

The undersigned, Sterling Property Tax Specialists, Inc., represents the single-tenant user of the
Property for the purpose of protesting the 2017 Notice of Valuation of all Walgreens set forth on
Exhibit A attached hereto. A copy of the Letter of Authorization is attached hereto and made an
integral part hereof. Only the schedule numbers set forth on Exhibit A are being protested
hereunder,

The Property consists of nine “build-to-suit” freestanding Walgreens Drug Stores ranging in size
between 13,289 square feet to 14,739 square feet. Properties of this type have built-in
obsolescence because they were built and designed to meet the needs of a specific single user,
rather than the needs of a variety of users. This also limits the Properties’ market potential, and
when compared with other 10,000 square feet to 20,000 square feet properties with mass
market potential, the subject Properties’ values are overstated.

The typical retail property utilizes street level window exposure for marketing of merchandise;
however, the windows in the subject Properties are three to four feet above street level.
Therefore, the Properties’ flexibility to other users as a conversion retail property limits the
market value of the suhject Properties.

Most generic retail spaces have a larger number of potential tenants. This is not true for the
subject Properties due to the unique design and size specifications for this particular single user.
The square foot size range does not fit the needs of other single-tenant users in the
marketplace. The space is either too large or too small, which limits its market potential.

The general layout of the Properties also presents complications for any potential typical retail
user. Set within the center of a one-to-two-acre land parcel, the parking layout is designed to
accommodate only a single tenant, with only one ideal entrance to the building. A property of
this size is too large for the typical single-tenant retailer. The space would better accommodate
two to four smaller users. This parking layout, as well as the single entrance, creates an
inflexible design for a multi-tenant use. Additionally, there is only one loading area. In order for
the Properties to be marketable to the typical retail user, substantial renovations would have to
be implemented at an uneconomical cost.





Walgreens located in Denver County
Page 2

The Assessor’s current values are more in line with use value and investment value, rather than
market value. The Assessor’'s Property values reflect the subjective relationship between
investors and investments, and the value a specific property has for a specific user. The
Property is subject to “build-to-suit” arrangements that include the following:

The percentage of development cost is pre-arranged (rent-to-cost ratio).

2. The lease is never negotiated on the open market and pre-set based on a single user’s
needs.

3. The developer acts as a construction and financing arm of the user, providing 100%
financing to the user.

Therefore, we have performed a market-derived triple-net income approach relative to a retail
user of this size based upon market rental information as set forth in Exhibit B attached hereto
and made an integral part hereof. We believe the income approach set forth below, applicable
to these nine Walgreens stores, reflects the Properties” market values.

Exhibit B sets forth lease details relating to properties of similar size, single-occupancy, and
condition as the subject Properties. Some of the lease comparables are based on information
available via CoStar; others are confidential leases that have been reviewed and verified by the
undersigned. Petitioner contends these lease details are the best indicator of market rental
rates for the subject Properties. These rent comparables are summarized as follows:

1. The first property profile within Exhibit B is a listing for a store built for and formerly
occupied by Walgreens, and is located at 7510 S. Gartrell Road. This property was
available for lease throughout the entirety of the base period with asking rents less than
$10 per sq. ft. NNN. To date, there has been only one Letter of Intent submitted on
behalf of a Dollar Tree, which was for a nominal rental rate of $2.50 per sq. ft. NNN.
This property is still on the market and available for lease as of the date of this appeal,
with no offers even close to $10 per sq. ft. NNN.

2. The second property contained in Exhibit B is a freestanding single-tenant retail store
located in Jefferson County consisting of approximately 18,000 sq. ft. This lease was
signed during the base period on October 31, 2014 for $12 per sq. ft. NNN.

3. The third property contained in Exhibit B is a single-tenant retail tenant occupying
approximately 11,000 sq. ft. at a shopping center located in Arapahoe County. This
lease was signed in November of 2015 for a rate of $11 per sq. ft. NNN.

4. The fourth property detailed within Exhibit B is a freestanding building formerly
occupied by 24 Hour Fitness. This particular property was offered for lease during the
base period for $13 per sq. ft. NNN, and consists of 18,500 sq. ft.

5. The fifth property set forth within Exhibit B is an approximately 16,000 sq. ft. single-
tenant freestanding retail store located within Denver County. The lease for this
property was renegotiated in March of 2014 for $14.52 per sq. ft. NNN.

6. The sixth lease comparable shown in Exhibit B is a single tenant retail property, located
within Arapahoe County, consisting of approximately 15,000 sq. ft. This tenant signed
their lease in November of 2012 at a rate of $13.50 per sq. ft. NNN.





Walgreens located in Denver County
Page 3

7. Also located within a shopping center in Arapahoe County are two medium-box retail
stores, which leased in January and February of 2016 for $8.50 and $9.50 per sq. ft.
NNN. Each retail store consists of approximately 25,000 sg. ft. Large tenant
improvement allowances were also given to these tenants by the landlord.

8. The eighth lease comparable contained within Exhibit 8 is a 14,160 sq. ft. retail property
located at 9990 East Colfax Avenue was offered for lease during the base period at 7
per sq. ft. NNN.

9. The ninth lease comparable set forth in Exhibit B is a freestanding day-care center
consisting of 11,375 sq. ft. It was offered for lease during the base period for $11.50 per
sq. ft. NNN.

10. Lease comparable ten is a single-tenant retail property consisting of 9,700 sq. ft. which
executed its lease in September of 2015 for $4 per sq. ft. NNN. This property is located
in Arapahoe County.

11. The eleventh and final lease comparable is a 15,048 sqg. ft. single-tenant retail store
located in Arapahoe County, whose lease was entered into in June of 2014 at a rate of
$10 per sq. ft. NNN, prior to consideration of free rent concessions.

Based upon the lease information as set forth in Exhibit B, Petitioner contends the appropriate
market rental rate for retail properties of this size and nature is $14 per sq. ft. NNN. Therefore,
Petitioner has utilized a market rental rate of $14 per sq. ft. NNN in its analysis. To the Potential
Gross Income Petitioner has applied an 8% vacancy allowance due to the Properties’ mid-box
size but single tenancy nature. Petitioner has also applied an 8% expense factor in its analysis,
which captures management and reserves. Finally, in light of the build-to-suit nature of the
Properties, as well as the built-in obsolescence as discussed hereinabove, Petitioner has utilized
a 7.5% capitalization rate to determine the appropriate market value on a per sq. ft. basis.

Our income approach for each of these nine Walgreens is as follows:

Potential Gross Income S 14 psf
Vacancy (8%) 1.12 psf
Effective Gross Income 12.88 psf
Expenses (8%) 1.03 psf
Net Operating Income 11.85 psf
Capitalized at 7.5% S 158 pst (rounded)

{n determining the appropriate market value for the Properties, and as a test of reasonableness,
Petitioner has also considered similar comparable properties that have sold during the base
period as well as a former Walgreens that sold during the previous base period. Attached
hereto as Exhibit C and made an integral part hereof are seven base year sales, including two
former Walgreen sales, which Petitioner contends supports the value set forth hereinabove





Walgreens located in Denver County
Page 4

based on a market income approach for a non-leased fee valuation of the Properties. Six of
these sales range in year of construction from 1995 to 2007. They also range in square footage
from 10,425 sq. ft. to 19,650 sq. ft. and are all single-tenant user buildings similar to the subject
Properties. The range of sales price on a per-sq. ft. basis is between $102.65 per sq. ft. to
$140.53 per sq. ft., supporting Petitioner’s income approach value of $158 per sq. ft.

Of the seven sales referenced on Exhibit C attached hereto and made an integral part hereof,
the most relevant sale is a former Walgreens located at 2320 Main Street in Longmont,
Colorado. This property consisting of 13,854 sq. ft. was built in 2007. The sale of this property
occurred on June 7, 2016 for $119.10 per sq. ft. The Property is at an excellent location on the
signalized corner at one of the best locations in Longmont, Colorado. Attached hereto is
Exhibit D is a copy of the offering brochure setting forth all the benefits of this property, which is
substantially similar to the Properties protested hereunder. Petitioner’s value based on an
income approach, certainly takes into account the difference between a market-leased property
at $158 per sq. ft. as opposed to the sale of 2320 Main Street at $119 per sq. ft., as well as the
range of the attached seven sales ranging between $102 per sq. ft. and $140 per sq. ft.

In addition, in the previous base year, a former Walgreens store located at 2727 S. Parker Road
sold for $113 per sq. ft. The sale at 6300 W. Colfax at $130 per sq. ft. is also a former Walgreens
store.

[t is imperative that the values of the subject Properties be based on a market value of the real
estate, not a leased-fee value of a build to suit property sold based on a long-term income
stream from a national credit tenant, where the purchaser is buying an effective long-term
bond, not real estate.

Petitioner has given most weight in its analysis to the market income approach as set forth
hereinabove, with supporting weight given to the sales comparison approach. Based upon the
foregoing, Petitioner hereby requests the Assessor adjust the value for calendar year 2017 for
the nine parcels consisting of the Property to 5158 per square foot. Please note there are two
properties wherein the entire economic unit is assigned to two separate parcels. Petitioner’s
requested value for each parcel is set forth on Exhibit A attached hereto and made an integral
part hereof.

All information contained herein should be considered confidential and not available to any
third parties.

Respectfully submitted,

STERLING PROPERTY TAX SPECIALISTS, INC

By:
Kendra Goldstein, President





LETTER OF AUTHORIZATION

December 1, 2016

Sterling Property Tax Specialists, Inc.
950 South Cherry Street, Suite 320
Denver, Colorado 80246

RE: 2017 and 2018 Property Tax Assessment Matters
Gentlemen:

The undersigned, as owner, or Lessee entitled to protest the valuation of the Property
under our lease, located in Denver County, Colorado, at See Attached, and nioie
particularly described on Assessor’s Notice of Valuation, Schedule No(s). See Attached
hereby authorizes Sterling Property Tax Specialists, Inc. and Goldstein Law Firm, LLC,
to act as agent on my behalf regarding all 2017 and 2018 property tax assessment matters,
and obtain any and all documents relating thereto and file any protests necessary. This
Authorization shall be effective as of the date set forth above.

WALGREEN coy ANY

A
J V
) S YLAL
Anna Pelts, Manager, Real Estate Tax Appeal

Telephone: 847-527-4418





Walgreen Company

Denver County
201772018

5151 W Colfax Avenue
5125 W Colfax Avenue
2000 Colfax Avenue

2975 Federal Blvd.

1235 E Evans Ave

1299 E Evans Ave

2030 S. Downing St.

2024 S. Downing St.

1111 Colorado Blvd., S
950 Quebec

6200 Colfax Avenue, E
1400 Krameria Street
1505 S. Federal Blvd

7311 E 29th Drive

18550 Green Valley Ranch
3067 S. Sheridan Blvd.
6358 Evans Avenue, E
4110 E. Alameda Ave.
7190 E. Hampden Avenue
7180 E. Hampden Avenue
3555 Colorado Blvd.

02313-20-027-000
02313-20-011-000
05021-03-020-000
02293-09-060-000
05262-09-027-000
05262-09-015-000
05262-09-033-000
05262-09-036-000
05241-01-038-000
06163-03-018-000
06052-03-017-000
06052-03-019-000
05203-01-046-000
01283-30-004-000
00222-00-046-000
04364-00-021-000
06292-00-100-000
06073-00-044-000
07051-01-013-000
07051-01-015-000
02251-19-013-000





Walgreens
Denver County
Petitioner's Requested Values

Petitioner's Exhibit A

2017
Schedule Square

Property Address Numbers Footage Value @ $158 per sf
111 S. Colorado Boulevard 05241-01-038-000 13,290 $2,099,820
950 S. Quebec 06163-03-018-000 13,829 $2,184,982
6200 E. Colfax Avenue 06052-03-017-000 13,915 $1,800,370
1400:Krameria Street (tie-back) 06052-03-019-000 $398,200

$2,198,570
1505 S. Federal Boulevard 05203-01-046-000 14,382 $2,272,356
18550 Green Valley Ranch Blvd. 00222-00-046-000 13,566 $2,143,428
7311 E. 29th Drive 01283-30-004-000 14,654 $2,315,332
3067 S. Sheridan Boulevard 04364-00-021-000 14,739 $2,328,762
7190 E. Hampden Avenue 07051-01-013-000 13,289 $1,714,962
7180 E. Hampden Avenue (tie-back) 07051-01-015-000 $384,700

$2,099,662
3555 Colorado Boulevard 02251-19-013-000 13,422 $2,120,676
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Arapahoe
Jefferson
Arapahoe
Arapahoe
Denver
Arapahoe
Arapahoe
Arapahoe
Boulder
Denver

Arapahoe

Single Tenant Retail

Lease Comparable Summary

15,156
18,000
11,000
18,500
16,000
15,000
25,000
14,160
11,375
9,700

15,048

Offered during base period
Signed October 2014

Signed November 2015
Offered during base period
Renegotiated in March 2014
Signed November 2012
Leased January and February 2016
Offered during base period
Offered during base period
Signed September 2015
Signed June 2014

exhihitindexes.com £479

$10
§12
§11
$13
$14.52
$13.50
$8.50-9.50
57
$11.50
$4

$10

Petitioner’s
Exhibit
B





Sale Costar#t County

~

3642403 Boulder

3176804 El Paso

3176804 Arapahoe

3191375 Denver

3325461 Jefferson

317804 Douglas

31841898 Jefferson

Address

2320 Main Street
Longmont

6121 N. Academy Blvd
Colo. Springs

4747 S. Santa Fe Drive

7211 E. Evans Avenue

6300 W. Colfax Avenue

5740 County Line Road

5290 Vance Street

Single Tenant Retail
Sales 10,000 to 20,000 SF

YOC

2007

1997

1986

1995

2002

1595

SF

13,854

18,080

15,804

19,650

13,428

17,053

Date of sale

6/7/2016

11/24/2014

11/24/2014

12/22/2014

5/6/2015

11/24/2014

Sale Price

$1,650,000

$1,855,858

$1,762,034

$2,365,000

$1,750,051

$2,282,112

$1,465,000

exhibilindexes.com #479

DOM Sale price

275

173

173

256

1878

173

105

/ SF

$119.10

$102.65

$111.49

$120.36

$130.33

$133.82

$140.53

Petitioner’s
Exhibit
C

Cap
Rate

9.26

9.26

8.1

9.26





exhibilindexes com #479

Petitioner’s
Exhibit

D
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950 S. Cherry Street
T Suite 320

| L o Denver, CO 80246
il Ay il 303.757.8865

PROPERTY TAX SPECIALISTS, INC. | fax 30?;-7?.7-76?‘
www.sterlin s.com
| gp

May 31, 2017

Ms. Kristy McFarland

Gunnison County Assessor

221 N. Wisconsin Street, Suite A
Gunnison, CO 81230

Re: 503 6™ Street {Schedule No. R017758) (the “Property”)

Dear Assessor:

The undersigned, Sterling Property Tax Specialists, Inc., represents the owner of the Property for
the purpose of protesting the 2017 Notice of Valuation. A copy of the Letter of Authorization is
attached hereto and made an integral part hereof. Only the schedule number referenced
hereinabove is protested hereunder.

The Property is a 5,576 square foot owner-occupied bank. For calendar year 2017, the Assessor
has valued the Property at $1,641,200, or $294.33 per square foot.

The marketplace has seen a shift in the desirability of branch banks over the last several years
which has been documented by the escalation of branch closures which exceeds the number of
branch openings. Attached hereto as Exhibit A and made an integral part hereof are articles
relating to the change in desirability and reduced consumer need of the branch bank. Due to
this change in consumer needs, the banking industry has altered their business model, and as a
result, their real estate needs have changed. Branch banks are smaller in size and fewer in
number, while some are transferring from free-standing brick and mortar to kiosk locations
within discount retail stores, grocery stores, and fast food restaurants.

In valuing the Property, Petitioner has conducted an income approach utilizing market rental
information available. Attached hereto as Exhibit B and made an integral part hereof is a
compilation of market lease information relating to banks or properties similar in size and
nature to that of the subject Property. The majority of this information contains starting and
asking lease rents as gathered by CoStar. Also included is an excerpt from an appraisal
conducted during the base period for a free-standing bank building, which concluded to a lease
rate of $15.50 triple net. Upon review and consideration of the market rents as set forth in
Exhibit A, Petitioner contends the appropriate market rental rate for the Property is $15 per
square foot NNN.





503 6™ Street
Page 2

To the market rental rate of $15 per square foot, Petitioner has applied a 10% vacancy
allowance, and to the Effective Gross Income, Petitioner has utilized a 7% expense ratio. In
determining the appropriate capitalization rate, Petitioner has taken into consideration the
average capitalization rate as reported in the Summer 2016 Burbach and Associates Real Estate
Survey for low rise office of 7.6% as branch banks are most similar to office properties in regard
to function, finish and design. Petitioner additionally gave consideration to the concluded
capitalization rate of 7.8% as determined in the base period appraisal of a bank property
contained in Exhibit B. Accordingly, Petitioner has applied a 7.8% capitalization rate in its
analysis.

Our income approach is as follows:

Use Sf Rate
Bank 5,576 $15.00
PGI $83,640
V&C 10% $8,364
EGI §75,276
Exp. 7% S5,269
NOI 570,007
Capitalization Rate 0.078
Capitalized Value $897,500

Based upon the foregoing, Petitioner hereby requests the Assessor adjust the 2017 value of the
Property to $897,500.

All information contained herein should be considered confidential and not available to any
third parties.

Sincerely,

STERLING PROPERTY TAX SPECIALISTS, INC.

/BM K et

f)arla K. Jamarillo, Tax Consultant






LETTER OF AUTHORIZATION

November 2, 2016

Sterling Property Tax Specialists, Inc.
950 South Cherry Street, Suite 320
Denver, Colorado 80246

RE: 2017 and 2018 Property Tax Assessment Matters
Gentlemen:

The undersigned, as owner(s) of property located in Gunnison County, Colorado, at SEE
ATTACHED, and moie particularly described on Assessor’s Notice of Valuation,
Schedule No(s). SEE ATTACHED hereby authorizes Sterling Property Tax Specialists,
Inc. and Goldstein Law Firm, LLC, to act as agent on my behalf regarding all 2017 and
2018 property tax assessment matters, and obtain any and all documents relating thereto
and file any protests necessary. This Authorization shall be effective as of the date set
forth above.

COMMUNITY BANKS OF COLORADO,
A Division of NBH Bank

;j:?/p};?é (/7 %Md(y—-—-
A

Joseph C. Schwecke, Director of Facilities and Security

Telephone: 720-529-3320





NBH Banks

2017 /2018
Countv Address Parcel Number
GUNNISON 503 6™ Street RO17758
1100 N. Main Strect R031793
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5 tech trends driving the future of banking

DENISE TROWBRIDGE  Fz33ARY 17 2713 in BANKING SBYERTISERENT

What will become of the branch bank?

You might soon have to
bid a teary farewell to your
neighborhood bank
branch. As more people
bank online and via

e smartphone, banks are
Rasehuae Shmeign oo evaluating the future of
the old-fashioned branch.

“The number of transactions in branches is plummeting,”
says Brett King, author of “Bank 3.0” and “Branch Today,
Gone Tomorrow.” Customers don’t visit branches as often,
“because people do so much more of their day-to-day
banking without them.”

7 surprising benefits of
higher interest rates from
the Federal Reserve

From 2006 to 2010, the number of most types of common
transactions performed inside bank branches declined, from
opening bank accounts to making deposits and resolving
problems, a study by industry research group Novantas LLC

8 ways to save moneyona
budget

4 college savings plans to

says. conslder

It’s caused the industry to rethink the size, number and

lacations of bank branches and to look for more efficient, ol Build a 52-week savings plan
cheaper ways to conduct business. Neighborhood branches E‘tfl‘

likely won't completely disappear, but they’ll be smaller and
have smaller staffs, says Maria Coyne, executive vice
president of consumer and small-business banking for
Cleveland-based KeyBank. Self-service and technology are
quickly becoming the name of the game.

America's 10 biggest banks

ADYERTISEMENT
“There’s still a place for the branch, but what happens
inside is changing,” she says.

ADVERTISEMENT

Here are some of the trends driving the future of banking.

A-1





Do-it-yourself banking

The branch of the future
“will look more like an
airport check-in than a
traditional bank branch,”
Coyne says. Fewer tellers
will manage a handful of
self-serve computer
screens, much like airline
ticket agents at major airports do.

A handful of banks, including [PMorgan Chase & Co., PNC
Bank, Bank of America and KeyBank, are testing self-service
kiosks, self-service drive-thru lanes and 24-hour video-teller
machines — ATMs with a two-way video feed to a live
person.

Ryan Mclnerney, Chase CEO of consumer banking, told
investors that bank customers can perform 90 percent of
traditional banking transactions at self-service kiosks, and
Chase plans to test the technology at up to 1,000 bank
branches.

Banks are already deploying ATMs that let customers
deposit cash and checks, “then print a picture of it on the
receipt,” says Richard Hunt, president of the Consumer
Bankers Association.

Self-serve centers give customers convenient, sometimes
24-hour options for conducting banking business. For
pinched banks, it’s a potential pot of gold. Automation
“lowers the bank’s cost per transaction, making banks
overall more profitable,” Hunt says.

Talk to experts by teleconference

Need to meet with a
mortgage loan officer or
personal banker? Pull up
to a computer. You’ll soon
be meeting him or her via
teleconference in the
branch rather than in
person. “As the
technology becomes more mainstream, eventually you'll be
able to teleconference with bankers from home,” King says.

Banks, including KeyBank and Citizen Financial Group, are
testing video teleconferencing in several markets.





“The benefit is you can meet with all kinds of experts in far-
flung locations, while in the past you’d have to wait until
they came through your area,” KeyBank’s Coyne says. “(It’s
more) flexible schedule-wise and ensures customers can
meet with an expert who speaks their native language.”

Customers generally will fill out forms via computer in
advance, then head to their local branch for the meeting.
The conference screens “are very high-definition, and you
really feel like the person is in the room,” Coyne says.
“There’s no speech delay. It feels like an in-person
experience.”

Goodbye paper and snail mail

Banks are pushing
paperless transactions in a
bid to reduce costs. Wells
Fargo customers can have
receipts sent to personal

o gl g email addresses. In a bid
S £ WC/
BN bt (o reduce the nearly 1
billion paper slips its

customers generate each year, Chase is testing paperless
teller touch screens that can initiate routine banking
transactions, such as deposits to bank accounts and check
cashing, without the need to fill out a paper slip.

“It saves customers the trouble of filling out a form and
saves the bank money,” King says.

Even the making of new bank debit cards is going high-tech.
To reduce paper and mailing costs, some banks are testing
“instant” card issuing, where a special machine inside the
branch can make new or replacement cards instantly so
customers don’t have to wait for themn to be sent by mail. It
eliminates the sometimes two-week wait for a new debit
card. Chase has made about 85,000 of these cards in 58 test
locations since 2008.

Still, eliminating paper and snail mail completely is a long
way off, as “banks will have to make a huge front-end
(technology) investment in the next five years to completely
getrid of it,” King says.

More new, mobile types of accounts

Customers will soon be
gaining more mobile-
banking payment and
account options. “We're






going to see a lot more

and different products,
and a richer (banking)

experience,” says King.

For instance, plastic debit cards might soon be replaced by a
contactless sticker — a thin adhesive that can be placed
anywhere and used for purchases in place of a card — or
smartphone payment app that not only lets you pay but
generates reports on your spending habits, King says.

Banks already are rolling out banking software for iPads and
tablets and thinking of new ways to structure bank accounts
“that are more purpose-built,” with more options for
tracking money and ways to make payments, King says.

Hunt says there will be more options, not fewer, and banks
will still “offer bread-and-butter checking and saving
accounts,” just with more modern twists. “All the banking
products available in 1900 are still here today — like
checking and savings. As technology evolves, banks aren’t
taking instruments away. They’re just adding more options,”
he says.

The strategy “is all about meeting clients where they are,”
Coyne says.

Future of the branch

All of the self-service
kiosks, video-ieller
machines, mobile and
Internet banking, and
industry focus on cost
control eventually will

et B S

S ;
BanFemtcelo (Shate ek 47 translate into fewer and

smaller bank branches.
“We’re predicting a 50 percent reduction in the number of
U.S. branches by end of decade,” King says.

Hunt says newly built locations and those remaining likely
will be smaller. “We’re estimating they’ll be about 3,000
square feet, but some will be as small as a kiosk or a hotel
room,” down from the current average of 10,000 square feet,
he says.

“There won’t be a one-size-fits-all branch anymore,” Hunt
says.

King says the branches will be less focused on simple
transactions and more focused on sales, such as opening





new bank accounts and steering customers to more
profitable services and products such as retirement
planning, brokerage accounts and loans.

Bank branches won't disappear entirely. “As silly as it
sounds, people still like to be able to walk into a branch and
see the people who are watching over their money,” Coyne
says.
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Retail ban branch is doomed,
and banks don't know it

33 percent of millennials say they won't nead a bankin 5 years:
Goldman Sachs report

Eric Rosanpadm | darprosa
Tuesday. 2 Jun 2015 | 213 PM ET

Big banks are rolling out futuristic branches to keep up with the
technology cutting-edge, but according to financial technology
experts, it's a major waste of time and money. Within a decade the
retail bank branch model will be dead.

"Finance will be the most disrupted industry in the next 10 years," said
Peter Diamandis, executive chairman and co-founder of Singularity
University, at the Exponential Finance conference in New York City on
Tuesday.

The most obvicus losar, according to exparts, is at the level of the retail
branchas. "Bank branches will most be gone ... this decade,” Diamandis
said.

Source: Diebold

A prototype of a Diebold bark branch of the future.

Brett King, founder of mobile banking app Moven, said the banking
industry will experience more distuption in the next 10 years than in the
previous 300 years,

"Bank tellers will be the telegraph operators of 21st century when we
look back in 100 years, the most-impacted job," King said. “This wilt
burt "
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L35t year saw the highsst leval of bank branch closurasin tha 11.S. in
history, accerding to FDIC data.

The number of pesople expacted to com2 anling in the near future
across tha glohe is a primary rzason for the passimism about the
branch madel's future,

By 2020 at least 66 percent of the glohal population will be online,
according to a conservative estimate from PHD Ventures. That would
mean an additional 3 billion global consumers. Diamandis thinks that
number will coms in even higher—as many as 5 billion new
consumers—backed by Internet-expansion prejects like Mark
Zuckerberg’s Internet.org and Google’s Project Loon.

"That's 3 to 5 billion new customers not accounted for in the global
economy today entering it. | don't know why financial services
companies don't get it,” Diamandis said.

"The biggest banks in the world in 2025 will
be technology companies, and banks that
grew through branch acquisitions in the '80s
and '90s, that grew by physical bank
presence, will have a real problem.”

-Brett King, founder of Moven

Jay Sidhu, chairman and CEO of Customers Bancorp, which owns the
BankMobile app, said in the U.S. alone there are 68 million individuals
who are unbanked or underbanked. Forty percent of millennials would
consider banking withouf a branch, according to Accenture.

Meanwhile, 70 percent of the unbanked in Africa would have to spend
their entire life savings to get to a branch.

Read More» Welcome to the faceless future of banking

Banks’ biggest mistake is still thinking of communities as geographic
markets, Sidhu said. I was walking today, and there were 20 bank
pranches in six blocks on Madison Avenue. That's $30 million in rent,”
Sidhu said. "Putting screens in branches ... Why, when we all have
screens in our pockets? Citibank's 'bank of the future’ in Union

Square ... It was built in (2010] and looks like a bank of the '60s to me,”
he sald, adding, "Bank branches are mausoleums.”

Since 201, 700 miilion global consumers have begun banking on their
phione. Tha U.S. bank branch model, which peaks at a total of roughly
95,000 branches, is now down to 86,000 branches. Sidhu expects that
number to come down over the next three to five years, but there may
still be as many as 75,000 bank branches because "the banks cdon't get
it. Banks are like Kodak,” he said.

3 Why financial firms are investigating bitcein
tech
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A stampede of fintech unicorns

A big reason for the bold predictions about the divergent fortunes of
banking apps and branches: There are 8,000 fintech start-ups in the
U.S. today, more than the number of savings and loans with charters.
There is also more venture capital investment in fintech than traditional
banking industry investment in bank transformation. A total of 36
fintech unicorns now exist globally, by King's count, and another 32
fintech start-ups are on their way to a unicorn vatuation soon.

Read More » Biomatrics and mobites: Banking's future

"The biggest banks in the world in 2025 will be technology companies,
and banks that grew through branch acquisitions in the '80s and ‘90s,
that grew by physical bank presence, will have a real problem,” King

2

said. "They may have to give away the retail business.”

Yet he said right now the big-bank thinking is the opposite: Many banks
continue to make the mistake of spending significant sums on bank
branches that look more like Apple stores thinking the consumers will
return. "It's not a design issue. It's not branches not being pretty
enough. it's a behavior prablem,” King said, adding, "People just don’t
need branches, and this decline will speed up.” He added: "in 2020
more people will be banking on their mobile phones than have ever
banked before, and that's just five years away."”

8 Eric Rosanbaum
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CHICAGO

From Bricks to Clicks: FinTech Driving Bank
Branch Transformation

24 April, 2017

JLL outlines the key real estate trends defining the future of retail banks

: s,f'.‘,[“;i 303 Tweet G+l 0 Contacts

. " A 3 : Mike Romor
CHICAGO, April 25, 2017 - Consumers are more mobile than ever, and the banking industry shows just how quickly 1312 228 3958
innovalions aller consumer behaviors. It took decades for simple cash-dispensing ATMs 1o be accepled, but now ks romerEam i com

mobile apps and FinTech define the entire future of banking real estate.

While the recession forced banks to tighten operaling costs and halt branch growlh, mobile banking picked up
momentum. As a resuli, banks are consolidaling and optimizing locations. JLL's 2017 Banking Qutiogk reveals that the
recession and consumer technology have led to a near-8 percant decfine in U.S branch banks since 2009, according
to the FDIC. Atthe same time, new branches are slill being built lo fulfill markel needs, indicaling a robus! and evolving
industry.

"The branch slrategy of relying on sheer numbers o win markel share is a thing of the pasl, and now banks need lo
focus on a customer-centric real estate approach,” said Geno Coradini, Executive Vice Presidenl and Lead of JLL's
Retail group. "Mobile apps and FinTech have transformed how we bank, but branch banks don't need to compete with
Ihese lech advances. Instead, lhey should leverage them to maximize real estate cost savings and the customer
experience moving forward. Technology brings a sea of change to relail banking, but lhe industry isn't drowning; it's
evolving.”

With a massive real estate shifl underway, JLL's new reporl lays oul lhe must-know trends for relail banks:

» The number of branch locatlons will continue to shrink, and we won't miss them. With banks adapling to
consumer needs, there could be a 20 percent reduction in branch locations as leases expire over the next five
years. Wiiile customer access to branches remains imporiant, the necessity of a branch network is being balanced
with advances in mobile platforms and FinTech, and fewer locations could lead to $3.2 biliion in annual cosl
savings.

» Mobile apps and broader FinTech applications will streamline personal and buslness banking. Mobile
technology allowed early adopters lo complele simple banking transaclions without ever enlering a branch or even
using a computer. Now, customers expect 1o do more than lransfer funds from their smartphones, and innovations
will further expand mobile capabilities.

» Bank branch size will shrink, saving billions in real estate costs annually. Consumer trends have led fo less
ulilized space In bank branches. By downsizing remaining branches by 2,000 square feet, and reusing or subleasing
surplus space if possible, banks can save over $5 billion annually.





a Molall branches will be created equal. As banks tailor branches to meet cuslomer needs and regional
demographics, full-scale operations and "convenience” locations for basic transactions will be peppered in their real

estale portfolio.

« Automated branches are coming. Consumers today are more accepling of banking innovations than in years

past. Moving forward, expedl lo see greater use of remote lellers assisling with basic transactions.

"The introduction of aulomaled tellers is pivolal for banks to limit real eslale costs, however it will take time for

customers to fully embrace a technology that introduces a whole new cuslomer service experience," said Coradini.

"Oplimizing market coverage is neither quick nor easy, but lhe long-term cost savings from this shifl can be significant

as banks also eliminate and shrink exisling localions.”

For more insights on the outlook for the relail banking industry in 2017 and beyond, download Barking Qutiook 2917
N3vigating 3 $23 of Industry Change,

About JLL

JLL (NYSE: JLL) is a leading professional services firm thal specializes in real eslate and invesimenl management.

A Fortune 500 company, JLL helps real estate owners, occupiers and inveslors achieve their business ambitions. In
2019, JLL had revenue of $5.8 biliion and fee revenue of $5.8 bililon and, an behalf of dients, managed 4.4 biliion
square feet, or 409 million square meters, and completed sales acquisilions and finance transaclions of approximately
$136 billion. At year-end 2016, JLL had nearly 300 corporate offices, operations in over 80 countries and a global
workforce of more than 77,000. As of December 31, 2016, LaSalle Inveslment Managemenl has $60.1 billion of real
estate under assel management. JLL is the brand name, and a regislered trademark, of Jones Lang LaSalle
Incorporaled. For further information, visit waw il com,
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4 ways tech will change your bank branch
By David McMillin « Bankrate.com

Banking » 4 Ways Tech Will Change Your Bank Branch
654321

Technology will change your bank branch

: f" From simplifying payments with person-to-person transfers to eliminating the
L= need for passwords with voice recognition software, technology is
“1% revolutionizing how account holders manage their money. The result is that

bank branches are looking less crowded.

) While customers can perform many transactions from wherever they are,
technology will not force every branch to shut its doors.

B 'Bank branches aren't going away," says Greg McBride, CFA, senior
financial analyst at Bankrate.com. "The branch of the future is just going to

look and feel a lot different than the branch of the past.”

As you enter the new age of consumer banking, here are four ways technology will change your bank branch.

Find tha hest chacking accounts at Bankrate.com.

654321
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Your teller may be many miles away

.4 Account holders are growing increasingly comfortable with making deposits
.~ and transfers rémotely, and some banks hope they will enjoy talking to
“\ tellers from a distance, too. To reduce staffing, McBride says that banks and

) credit unions are beginning to embrace remote video tellers. These
K-






-+ representatives can offer assistance via video conferencing on ATM
screens.

"Banks can't afford to pay tellers to stand around and be ready to post
deposits and process withdrawals if technology is facilitating those
transactions elsewhere," McBride says.

Still, don't expect all face-to-face tellers to be relocated outside the walls of a physical bank branch.

"The majority of customers still want those personal interactions, particularly when it comes to bigger decisions," says
Todd Barnhart, executive vice president of branch banking for PNC Bank.

"Consumers still want access to someone if they have an issue or a need that falls out of that routine category, such as
wealth management advice or small-business banking services," McBride says.

654321
Banking » 4 Ways Tech Will Change Your Bank Branch

654321

You can do your banking later

Communicating with a teller through a screen may seem strange to some

account holders, but banks are using remote tellers to offer a new benefit:

longer hours. More account holders expect on-demand access to money
# _ management, and the traditional 9 a.m. to 5 p.m. business model of the

o Dank branch is going away.

1 ‘

"Some of the busiest times at video-assisted tellers are evenings and
weekends," McBride says. "These are times when branches weren't open in
the past. Customers now have more available hours to take care of their
banking needs.”

Some banks are extending hours for remote tellers to as late as 10 p.m. on weekdays and 5 p.m. on Saturdays and
Sundays. Although call center tellers are not widespread throughout the industry yet, more banks are beginning to test
the offering to see how customers react.

654321
Banking » 4 Ways Tech Will Change Your Bank Branch
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You may feel a bit cramped

As fewer account holders make trips to physical branches, some members
of the banking industry are experimenting with new branch models that are a
fraction of the size of traditional locations.

"These express banking centers are a way of still having a physical
presence for consumers but with smaller real estate overhead costs,"
McBride says.

In addition to opening smaller branches, Barnhart says that customers can
expect to see more limited-service banking locations pop up in
supermarkets, subway kiosks and other new locations.

K-





v ] \
"The one-size-fits-all branch model is going away," Barnhart says. "For a long time, every bank built the same kind of
branch everywhere. Now, customer preferences are evolving due to the convenience and accessibility of new
technologies, and branches will follow suit.

"Customers don't need a 5,000-square-foot branch every time they go to the bank," Barnhart says.
654321
Banking » 4 Ways Tech Will Change Your Bank Branch
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You may drive farther to reach a branch

Technology is creating new opportunities for more customer convenience,
which is also allowing banks to close some less-trafficked branches.
According to data from the Federal Deposit Insurance Corp., the number of
branches and bank offices in the U.S. has declined by more than 3,000
since its peak in 2009. More account holders are embracing technology, and
that number will continue to fall.

"Redticing branch costs is a necessity because branch traffic is declining,”
McBride says.

Despite the decline, statistics indicate many consumers are still committed to going to branches. A 2013 survey from
the American Bankers Association shows that branches are the second most popular way to conduct banking business
behind online banking via laptop or PC.

In the future, there may not be a branch on every corner, but consumers will still be able to conduct their banking
business in person.

"As a whole, the banking industry will most likely see a decline in the number of branches," Barnhart says. "However, |
don't think it's as dire as some of the headlines might say. The bank branch is not dead."
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Branch Banking System Changes Will
Continue In 2016

A new survey released by bankrate.com found that nearly 40

percent of Americans have not visited a bank or credit union

branch in at least six months. Some 45 percent reported visiting a B E A

bank or credit union in the past 30 days (ATMs were not inciuded

in these figures). The propensity to have visited a branch ranged M A R K E T E R
from 41% for Millennials to 48% for those ages 50 to 64. Join Turnstyle Cycle and

650,000 other small businesses

: . . s that trust Corstant Contact
While that tells us that 6-in-10 people still are visiting branches, e

the need to go into them is declining. Small businesses increasingly
are turning to online bill pay, and traffic to small business lending
platforms is growing by leaps and bounds. Typically, loan
applications are completed during evenings and weekends when
small business owners have more time to focus on aspects other
than operations.

Having the ability to make financial transactions such as paying
bills or transferring funds electronically has saved entrepreneurs
valuable time. Increasingly, these transactions are being conducted
by tablets and smart phones, particularly among younger, tech
savvy individuals.

An important reason for this evolution in finance is that online
banking is more secure and user-friendly than ever before. With
just a few clicks, users can pay their monthly bills or transfer
thousands of dollars in funds between accounts while avoiding a
trip to the bank. Mobile apps such as Biz2Credit’s BizAnalvzer™
allow borrowers to easily access and manage their credit scores on-
the-go. Further, the tool offers advice to help improve their
financial portfolios and thus increase the odds of securing a loan.

Big banks continue to work diligently to integrate technology on
their platforms to streamline the loan approval process. Advanced
algorithms enable financial institutions to grant loan requests with
a higher rate of success while placing even heavier weight on past
credit history. Meanwhile, small banks and credit unions that have
limited online accessibility — or none at all — find themselves
falling behind in an increasingly competitive marketplace.
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Marketplace lending platforms and the emergence of institutional
investors in the industry have drastically changed the small
business finance landscape.

Earlier this year, JP Morgan Chase announced that it will invest
more heavily in technology and reduce its number human tellers.
We can expect fewer branches and less people working in them
down the road. 1 expect other banks are likely to follow. Ultimately,
this will translate to the closings of more bank branches
nationwide in large part because of the efficiencies of technology,
but also because of high real estate costs in cities and an increased
propensity in entrepreneurs utilizing online banking opportunities.

While people still are in the habit of visiting bank branches, there
is no doubt that the banking system is evolving. Just as holiday
shoppers flock to the internet instead of crowded malls for the
speed and convenience of consumer transactions, Americans are
embracing use of technology for their financial needs. Not
everyone has or will give up the experience of visiting a brick-and-
mortar store or bank branch as the bankrate survey found,
however the trend of using technology for financing needs is apt to
continue in 2016 and beyond.
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4695 Quebec - Colorado Business Ban. i Exhibit
Denver, CO 80216 - Norheast Ret Submarkel 3 ’
Fully Leased Building E
6,360 SF Retail Bank Building Renovated in 2003 Builtin 1985 5
S
Sale Leasing Activily
Sald Price $600,000 (594 .34/5F) Sign Dale SF Leased Use Rent Rent Type
Date Apr 2003 Mar 2013 6,319 SF Redtail $12.47/NNN Effective
Sale Type Invesimenl Mar 2003 6,360 SF Retail $9.07/NNN Effeclive
Financing Down Payment of $800,000 (100%)
e Market Conditions
Building
Vacancy Rales Current YOY Change
T ;
ype SR Cument Buikding 0.0% <> 00%
GLA 6,360 SF Year Buill 1985 Submarkel 2-4 Slar 5.0% ¥ 1.3%
Stories 1 Year Renov 2003 ttarket Overalt 4.6% b 0.3%
Tyg?lcal Floor 6,360 SF Tenancy Single N Asking Rents Per SF
Building Ht 14' Qwner Occup No Submarkst 24 St s N
Docks None Elevators Nane . ar o 4 s .
Consiruction Hasonry Sphnklers None Markel Qveral $16.93 4 4.9%
. ’ . Submarket Leasing Activity
Parking 35 Suiface Spaces are available; Ralio of 6.45/1,000 SF
12 Mo Leasad SF 431,255 { 294%
Frontagz 4'on 47th Ave Ave Konlhs an Market 30.2 A 58mc
340' on 47th Ave DOr SuBmEHENSE e A . ) b
. Mar les Tent rev Yea
588" on 1-270 Huy ubmacket Sa clivi 1. umen ev Year
540’ on Quebec St 12 Mo. Sales Volume (Mil.) $95.8 §96,1
12 Mo Price Per SF 5233 5207
Taxes $3.51/SF (2016}
B Property Contacts
Walk Score Car-Dependent (39) .
ransit Score®  Some Transil (30) Recorded Owner  Doril LLC
Owner Type Comporate/User
Land .
Demographics
Land Acras 0.70 AC Land SF 30,518 5F
Eldg FAR 0.21 1 M 3y
) Population 2,698 88,497
Zoning IR CEnrE Households 1,103 30,641
Parcel 1201-21-035
Averags Age 33.90 34.80
n Mszdian HH Incoms $104,677 567,098
Tenants )
Daytime Employees 11,389 61,468
Name St Occupied
Colorada Business Bank 6,319 SF Pepulation Grovth '17-22 A 170% 4 14
Houszhald Growth '17-22 4 175 4 17n
Amenities
Freaway Visibity Pylon Sign Traffic
Collaction Strezl Cross Straal Traflic Vol ‘fear Distarica
Building MNotes E 47th Avenue Dr EATIhDrE 1,403 2015 0.02 mi
4/03: Dorit LLC, represented by Shames-Makovsky Really Company, purchased Ihe building. Fuller and Quebec St N Quebec SUNE 58,162 2015 0.1 mi
Company represented the seller, 5635 Quebec LLC. Reference Comps # DVC-34087-04-0320 for more Quebec St Sandcreek Dr § NE 58,000 2013 011 mi
informalion. Quebec St N Quebec St NE 63.119 2015 0,12 mi
Quebec St I-270 NE 25,209 2009 0.15 mi

This quality restaurant building offers a busy localion, qualty masonry conslruclion and full amenities for
an operalor or inveslor lo open their business. Site improvements and FF&E all includad in price. Made with Trafetlatink Produes
Adjacent to Hamplon Inn wilh covered walkway to holel.

Assessment

Traffic Counls:

2018 Assessment
Quebec - 44,000 cars/day (1929 Sh

170 - 117,557 cars/day (2001) Improvements $837,600 $131.70/8F
1-270 - 70,084 cars/day (2000) Land 5106.80(_1 $3.50/SF
Total Value $944,400 $3095/SF  157%of last sake
Public Transportation
Airporl Drive Distance Location
Zip 80216
Denver Inlemational Airport 26 min 18.6 mi Submarkel Northeast Rel
Submarkel Clusiear  Northeasl Ret
Market Denver
County Denver
Slate Colorado
CBSA Denver-Aurora-Lakewood, CO
MA Denver, CO-WYNE
Map (Page) Pierson Graphics Corp 56 D

Poperly 1D: 696506
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Lease Rates:
. $16.00 - $18.00/SF FSG

Space Available
.+ Suite 150- 1,144 SF

Justin Rayburn, Principal
720.508.8105
justin.rayburn@avisonyoung.com

Property Highlights

. On-site banking available
- Walking distance to shopping and restaurants
+ Ample parking
+ 24/7 building access
« Easy access to £-470, Parker Road and Arapahoe Road

. Spaceonmonumentsignage fronting Cottonwood Drive
- Located in recently renovated retail center

Howard Schmidt, Vice President
720.508.8104
howard.schmidt@avisonyoung com
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1
» Wide open plan, ready for build-out

Suite 150
1,144 SF

Justin Rayburn, Principal Howard Schirmidt, Vi
720.508.8105 720.508.8104

justinrayburn@avisanyoung com howard schmid

1600 1686 Street, Suite 1330, Denver, CO 80202
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7900 E 1st Ave
Denver, CO 80230 - Cenlral Ret Submarket
Fully Leased Building
6,000 SF Retail Bank Building Builtin 2006

CoStar Property®

Building
Type 3 Star Relail Bank
GLA 6,000 SF Year Built Nov 2006
Stories 1 Tenancy Multi
Typical Flocr 6,000 SF Owner Occup No
Building HL 16"
Docks None
Conslruction hMasonry
Parking 35 lree Surface Spaces are available; Ralio of 4.10/1,000 SF
Frantagz 183'on 1Isl Ave
168" an Ulster Cl
Taxes $5.81/5F (2016)
walk Score® Somewhal Walkable (57)
Transit Score®  Some Transil (36)
Land
Land Acres 0.58 AC Land SF 25,441 SF
Bldg FAR 0.24
Zaning B3
Parcel 609100039
Tenants
Namme SF Occupied
Communily Banks of Colorado 4,265 SF
Ealing Recovery Center 1,735 SF

Amenities

Entemprise Zone

Building MNotes

Comer buikiing. Close to all Lowry residential areas and has immediale proximily lo Crestmoor, Mayfair,
Chemy Cresk and Hilllep neighborhoods,

Public Transportation

Airport

Denver Intemalional Aipon

Drive Distanca

32 min 21.2mi

Location

Zip 80230

Submarket Central Ret

Submarkel Clusler  Cenlral Ret

Market Denver

County Denver

State Colorado

CBSA Denver-Aurora-Lakewood, CO
DMIA Denver, CO-WY-NE

htip:/oropertyv2.costar.com/Propertv/Detail/Detail.asox 7t= 14&id=1444173&nonun=0

Leasing Activily

Sign Dale SF Laasad Usa Rent Rent Type
Feb 2014 1.735 SF Office $12.00 - 14.00/MG Asking
Market Conditions
Vacancy Rates Cument YOY Changse
Current Building 0.0% >  0.0%
Submarkel 24 Star 3.8% ¥ o02%
Markzt Overall 4.6% Y  o03%
WMN Asking Renls Per SF
Submarkel 24 Slar §20.01 b 155%
Markat Overall $16.93 4 9%
Submarket Leasing Activity
12 Mo. Leasad SF 743,752 4 24.1%
Monlhs on harket 7.5 t 32m0
Submarkel Salzs Activity Cumanl rev Year
12 Mo, Sales Volume (bl ) 51311 §159
12 Mo. Price Per SF §216 5185
Property Contacts
Recorded Qvner Bwab & Cboc Lic
Demagraphics
1M 3 Mi
Populalion 16,842 223,381
Households 7,551 096,422
Average Age 35.00 36.50
Median HH Income $67,428 $56,543
Caylime Employaes 7,194 72,633
Population Growih '17-22 £ 1% 4 10e%
Household Growih '17-22 A M.1% # 10,85
Traffic
Collzction Streel Cross Street Traffic Vol Year Distance
Powerhouse P| . 1,741 2014 0.10 mi
Academy Bid Rampart Way SW 4,028 2013 0.25 mi
E 4th Ave Syracuse 51 SW 2,582 2015 0.29 mi
E 4th Ave Rosemary St NE 1419 2015 0.38 mi
Syracuse St E 6th PIN 1174 2015 0.40 mi
Madsz with Trafichlzlrix® Products
Assessment
2016 Assessment
Improvements 51,244,200 $207.37/SF
Land $229,000 $9.00/SF
Total Value $1,473,200 $57.91ISF

Propedy 1D: 1444173
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52712017 CoStar Properly®

B’uilding Images

Primary Photo Building Photo
Building Photo Building Photo
Rendering Site Plan
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Floor Plan

o= g

Central Retail Submarket Map

CoSlar Property®

htip:/iproperly2.costar.com/Property/Detail/Detail .aspx ?t= 14&id= 144417 3&nopun=0

Aerial

Denver Retail Submarket Overview Map
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FOR LEASE & SALLE |

L/ OFFICE NEAR FLATIRON CROSSING

1697 £ Coalton Rd., Superior, CO 80027

POSSIBILITIES PROPERTY DESCRIPTION
Suite A: 1,779 SF (514.00 -TENANCY & INVESTMENT OPPORTUNITIES
Per SF + $9.85 Est.

NAN) -Attractive and modern space for Retail or Office use in a busy retail center
Suite B: 1.567 SF -Building is located within a fully-leased Safeway neighborhood center
LEASE (LEASED - Dentist] (Great Clips, Subway, Pizza Hut, John's Cleaners, Flatirons Family Dental &
Orthodontics, Doug's Day Diner, Rock Creek Wine & Spirits, T&C MNails,
Suite C: 3,050 SF Delvickio's Italian Restaurant]
[$16.00 Per SF + $9.85
Est NKH] -Existing drive-through bays for bank/ATH or other complimentary use

SALE (BUILDING)  $1.450.000 -1 mile from Regional Shopping Center - Flatiron Crossing

Suite A 1779 SF -Total building size 6,396 square feet

$400,275 [$225/SF)
-Lot size 1.33 acres

Suite B: 1,567 SF

$368,245 ($235/SF) -Excellent multi-tenant inveslment property. Potential $100,000 NOI and
7.0% cap rate

SALE (COMDOS):

Suite C: 3,050 SF
$732,000 ($245/SF)

COBEY WESS KIABERLY MEYER RHETT STROH

The Group Commercial LLC Senior Advisor
9702070700

con2yy

noom





FOR LEASE & SALE | RETAIL & OFFICE

RETAIL & OFFICE AT ROCK CREEK VILLAGE

1697 £ Coalton Rd., Superior, CO 80027

SO 52
85 )
n
6 Benett
0
23 _
a ala 15 le
COBEY WESS KIMBERLY MEYER RHETT STROM
Senior Advisor Associate Advisor Associale Advisor
970 207 0700 970 214 3057 970 6924145
Cobey v/esS@s5/m com Mim meyer@sen com rhett stromi@ in
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FOR LEASE | RETAIL & OFFICE
RETAIL & OFFICE AT ROCK CREEK VILLAGE

1697 E Coalton Rd., Superior, CO 80027

. covered
' drive-thru
,—‘; n'|
Suite A ° = ©
1,779 RSF g !
C :
Suite B i
— 1a’
1,567 RSF
SPACE  SPACE USE LEASE RATE LEASE TYPE SIZE (SF] TERM COMMENTS
3 drive-through bays and
an ATM bay, and existing
vault, offer a unique
. - . . opportunity to secure a
Suite A Street Retail $14.00 SF/YR NNN 1,779 SF Negotiable turnkey location for a
Bank or credit union in a
busy retail center in a
thriving suburb of Denver
Suite B Medical LEASED NNN 3,050 SF Long-term lease in place
for dental practice
Suite C  Street Retail $16.00 SF/YR NNN 3,050 SF Negotiable
EEE Spei‘]‘v Vaﬂ NESS; COBEY WESS KIMBERLY MEYER RHETT STROM
" Ths Greup Commeraial, LLG Senior Advisor Associate Advisor Associate Advisor
970.207 0700 970 214.3057 970 692 4454
cobeywess@syin com kim meyer@svn com rhett strom@svn com

All Sparry Yan tlzss’ Offices Ing
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RETAIL & OFFICE AT ROCK CREEK VILLAGE

1697 £ Coalton Rd., Superior, CO 80027

COBEY \WESS EHETT STROI

oefiOf A0 1201 ASEOC
970 eD7nzen Q70 6492 4454





FOR LEASE | RETAIL & OFFICE
RETAIL & OFFICE AT ROCK CREEK VILLAGE

1697 E Coalton Rd., Superior, CO 80027

POPULATION 1MILE 3 MILES 5 MILES
TOTAL POPULATION 6,498 24,050 81,318
MEDIAN AGE 36.0 35.8 36.6
MEDIAN AGE (MALE] 36.3 36.5 36.4
MEDIAN AGE [FEMALE] 36.0 35.6 37.0
HOUSEHOLDS & INCOME 1MILE 3 MILES 5 MILES
TOTAL HOUSEHOLDS 2116 9,556 32,063
# OF PERSONS PER HH 31 2.5 2.5
AVERAGE HH INCOME $141,972 $109,893 $96,790
AVERAGE HOUSE VALUE $442,422 $432,563 $323.726
Eg:!j Sp&fry Van NESSr COBEY WESS KIMBERLY MEYER RHETT STROM

' The Group Commarcial, LLC Senior Advisor Associate Advisor Associate Advisor

9702070700 970.214.3057 970692 4454

cobey wess@svn com kim meyer@svn com rhett strom@svn com

All Sperry Yan Ha23s’ Oihcas Ind
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52712017

7575 S Havana St

Englewood, CO 80112 - Southeasl Ret Submarket
Fully Leased Building

CoStar Property®

2,879 SF Retall Bank Building Builtin 1998

Bhilding
Type 3 Slar Retail Bank
GLA 2,879 SF Year Buill 1398
Stories 1 Tenancy Single
Typical Floar 2,879 SF Owner Occup No
Docks Nona
Construction Masonry
Parking 22 free Suiface Spaces are available; Ratio of 7.64/1,000 SF
Frontage 143' on Geddes Ave
103" on Havana Sl
Taxes $5.65/5F (2009)
Walk Score® Car-Dependent (29)
Transit Score®  Some Transil (45)
Land
Land Acres 0.84 AC Land SF 36,740 SF
Bldg FAR 0.08
Zaning AMU
Parcal 2075-274-18-002
Tenants
Namsa SF Occupled
Bellco Credil Union 2,400 SF
Amenities
Drive Thru
Location
Zip 80112
Submarket Soutneasl Ret
Submarkel Cluster  Southeasl Ret
Markzt Denver
Counly Arapahoe
State Colorado
CBSA Denver-Aurora-lakewood, CO
DMA Denver, CO-WY-NE

htip:/ioropertv2.costar.com/Prooer tv/Detail/Nelail asnxy?2IN=RNARRBNIRR sarlia=n

Leasing Activity

Ak

Sign Dale
Aug 2012

Market Conditions

SF Leased Use
2,400 SF

Relail

Rent
$16.50/MNN

Rent Type
Starting

Vacancy Rates Currznt YOY Change
Curmren! Buikding 0.0% > 00%
Submarkel 2 Slar 3.9% 4 02%
Market Overal 4.6% ¥ 03
MNN Asking Renls Per SF
Submarket 24 Star $19.80 4 5.2%
Markel Overall $16.93 [ R
Submarkel Leasing Aclivily
12 Mo. Leased SF 429,364 v 185%
tMonlhs on Market 1.2 Y 82mo
Submarke! Sales Aclivily Cumenl Prev Year
12 Mo, Sales Vohsme (Mil ) §152.2 $93.3
12 Mo. Price Par SF 3270 S277
Property Contacts
Recorded Qwnar Bellco Firs| Federal Credit Un
Demographics
1 b 3 Mi
Populaticn 4,749 69,637
Households 2,422 28,606
Average Age 34.50 38.40
Kedian HH Income $87,356 $96,751
Daylime Employees 28,017 150,821
Populalion Growth '17-22 A 1275 4 o
Houszhold Growth '17-22 4 122% A 9By
Traffic
Collaction Strzet Cross Sirest Traffic Vol Year Dislance
S Havana St E Geddes Ave N 30,753 2015 0.09 mi
E Easler Ave S Havana StW 7.298 2015 0.24 mi
Invemess Dr N Invemess Dr E S 9,805 2012 0.31 mi
E Dry Creek Rd Invemess Dr W w 33,651 2015 0.37 mi
S Clinlon St 8 Fullon SUNW 9,139 2015 0.39 mi
Made with Trafficklerix® Products
Assessment
2015 Assessmant
Improvements $314,600 $109.27/SF
Land $367,400 $10.00/SF
Total Valug $682,000 $1B 56/SF

Propedy ID: 8063802

>
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Primary Photo

Southeast Retail Submarket Map
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" INCOME APPROACH SUMMARY
DIRECT CAPITALIZATION METHOD:
., , "AS STABILIZED" & "AS IS" |

"AS STABILIZIED" ~ EXLUDING ANY DEFERRED MAINTENANCE

LOST RENT DURING LEASE UP (12 MONTH) ~ LESS VACANCY FACTOR OF 10%
TENANT FINISH RESERVE ($5.00/SF)

POTENTIAL GROSS INCOME RENTABLE AREA (SF)
GROSS BUILDING AREA (SF,
Building
Tenants SF Rent/SF
MARKET RENT ~ 1ST LEVEL (NRA) 6,757 SF $15.50 /SF
MARKET RENT ~ BASEMENT (USEABLE SF) 5,335 SF $10.85 /SF
GROSS POTENTIAL BASE INCOME 12,092 SF : $13.45 /SF
TENANT REIMBURSEMENTS
GROSS POTENTIAL RENT (INCL REIMBURSEMENTS) $22,586 /Mo
VACANCY ALLOWANCE 10%
EFFECTIVE GROSS INCOME 5 . $20,328 /Mo
OPERATING EXPENSES $ % of EGI $/SF
Fixed -
Real Estate Taxes ($57,456) -23.55%  ($4.04)
Insurance ($3,023) -1.24%  (80.21)
Other $0 0.00% $0.00
Variable - '
Utilities ($17,783)  -7.29%  ($1.25)
Cleaning / Snow Removal Site / Common Areas ($5,400) -2.21%  ($0.38)
Malntenance /Security/ Trash ($15,000) -6.15% ($1.05)
Management Fee / Administrative ($9,757) -4.00%  ($0.69)
Non-Reimbursable -
Tenant Finish 50 0.00%  $0.00
Replacement Reserves 50 0.00%  $0.00
Leasing Commissions $0 0.00%  $0.00
TOTAL EXPENSES {$108,419) -44.45% ($7.62)
NET OPERATING INCOME = : $11.21 /SF
$135,514 /Year Capitalized @ 7.80% =
INDICATED VALUE $143.68°

LOST EXPENSE REIMBURSEMENTS DURING LEASE UP (12 MONTHS) (70% OF OPERATING COSTS)

TOTAL LOST REVENUES
COST OF CAPITAL (10%})
TOTAL COST TO RE-TENANT BUILDING

"AS 1S" ~ EXLUDING ANY DEFERRED MAINTENANCE

Rounded To:
PSF

12,002
14,226

Total Rent

$104,734
$57,885
$162,619

$108,419.

$271,038

($27,104)

243,934/

s135,514)
31,737,364

$1,737,364,

$1,737,364

(874,499)
($60,460)
($37,947)

($172,906)
(817,291)

($190,196)
$1,547,168

$1,550,000
$108.96

Bls






2017
Gunnison County Board of Equalization:
Hearing # 93

The Gunnison County Assessor’s Office has been asked to communicate the
assignment results for a single property that was appraised as part of our mass
appraisal assignment.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines mass
appraisal as: the process of valuing a universe of properties as of a given date using
standard methodology, employing common data, and allowing for statistical testing.

All of the sales used for Gunnison County’s mass appraisal can be viewed on the
Gunnison County web site (www.gunnisoncounty.orq).

For the purposes of the mass appraisal, market value is defined as:

“The most probable price, expressed in terms of money, that a property would bring if exposed
for sale in the open market in an arm’s-length transaction between a willing seller and a willing
buyer, both of whom are knowledgeable concerning all the uses to which it is adapted and for

which it is capable of being used.” — Property Assessment Valuation, 1996, IAAO

Commercial property is valued by considering the cost, market and income
approaches.

For the 2017 property tax year, the effective appraisal date is June 30, 2016, as
required by 8§ 39-1-104(10.2)(a)(d), Colorado Revised Statutes.

The following page(s) characterize the petitioner’s property and compare it to several
examples selected from the “Commercial Sales” list.

The single property being characterized for this hearing is identified as:

Property Owner: COMMUNITY BANKS OF COLORADO
Account Number: R017758
Parcel Number: 3255-031-80-001

Legal Description:  LOTS 1-6 BLK 36 CRESTED BUTTE
Value: $1,641,200





Commercial Sales Comparable Inventory and Account Value Summary

2017 CBOE #93
Owner: COMMUNITY BANKS OF COLORADO ACCOUNT #:  RO17758
1111 MAIN ST, SUITE 2800 PARCEL #: 3255-031-80-001
KANSAS CITY, MO 64105 ECON AREA: 2
SUBJECT EXAMPLE 1 EXAMPLE 2 EXAMPLE 3
R017758 R003532 R003509 R0019344 -MONTROSE
COUNTY
PARCEL NUMBER: 3255-031-80-001 3255-031-11-008 3255-031-10-010 3993-043-04-001
PROPERTY ADDRESS: 503 SIXTH ST 401 ELK AVE 319 ELK AVE 1561 OXBOW DR

CRESTED BUTTE

LOTS 1-6 BLK 36
CRESTED BUTTE

LEGAL DESCRIPTION:

CRESTED BUTTE

S2 LOT 16 ALL17-18
BLK 23 CRESTED BUTTE

CRESTED BUTTE

LOTS 25-29 BLK 22
CRESTED BUTTE

MONTROSE, CO

LOT 1 OXBOW
CROSSING SUBDIVISION

ZONING: B2 (PUD) - TOWN OF B3 - TOWN OF CRESTED | B1-TOWN OF CRESTED B2 - CITY OF
CRESTED BUTTE BUTTE ZONING BUTTE ZONING MONTROSE ZONING
ZONING
NET LAND AREA (SQ FT): 18,750 7,563 15,000 40,517
Commercial Community Banks of CO Benson Sotheby's Somrak Plaza / Lil's Timberline Bank
COMMERCIAL USE: BANK OFFICE RETAIL / RESTAURANT BANK
COMMERCIAL SQ FT: 5,576 3,012 3,688 /3,716 10,809
BASEMENT SQ FT: 1,935 1,150 4,104 3,114
QUALITY CONSTRUCTION: AVERAGE GOOD FAIR / GOOD GOOD
BELOW AVERAGE
CONDITION: AVERAGE AVERAGE / AVERAGE
AVERAGE
ADJUSTED YEAR BUILT: 2000 1997 1960 / 1990 2007
2017 VALUE: | $1,641,200
SALE DATE: 11/26/2012 9/26/2014 7/13/2013
TIME ADJUSTED SALES PRICE: $1,233,704 $2,425,000 $3,500,000*
TOTAL ABOVE GRADE SQ FT: 5,576 3,012 7,404 10,809
$ PER ABOVE GRADE SQ FT: $294.33 $409.60 $327.53 $323.80*

*not time adjusted






		2017 CBOE #93 COVER.pdf

		2017 CBOE #93 PRESENTATION.pdf




Little Red Schoolhouse
49 Gillaspey Ave.

Crested Butte, CO 81224 9/7/17

Dear Sirs,

Several months ago | received a 2017 Real Property Notice of Determination which valued my
property (a preschool and infant/toddler center in CB South), Lot 38 Block 5 Filing 2, at
$936,540. | appealed this value immediately, and after Bob Blackett came out to inspect my
property he reviewed the value to be just that. | disagree with the Assessor’s decision and am
appealing to the County Board of Equalization.

Two years ago when my property was last assessed, it came in at $277,050. This new value is an
increase of almost 4 times, which is just not realistic. | agree the value of two years ago was far
too low, but increasing it to this extent warrants looking at some comparable sales in the area.
In examining the comparable sales in Gunnison County in the last five years, it appears that the
only true comp that can be used (since there are none in CB South area commercial district) is
R001669 on 200 N. Spruce St. The reason this is a great comp is because it is a private school,
and so is Little Red Schoolhouse. This comp used a price per square foot of $189.96 to come up
with a $700.000 value. When using this figure and my square footage of 3252 sq feet, | come up
with a more reasonable value of $617,750. This also supports my recent appraisal figure as well,
and is a much more realistic value for our real estate market.

| recently received an appraisal on my property as well, and my property came in at $570,000. It
is absolutely preposterous to value my property at $936,540 after an appraisal effective
8/23/16 that said my value was $570,000. | agree the $570,000 is a bit low, which is why using
the comp of a private school in the county is a better use of determining value and making it a
more realistic value for the purpose of resale.

| certainly don’t see any reason why my value should’ve jumped almost 4 times in two years,
and request a re- valuation to a more realistic value based on my recent appraisal and
commercial comps in the county.

Sincerely,

Jessica Rutherford, owner of Little Red Schoolhouse










on

2017 REAL PROPERTY NOTICE OF DETERMINATION

NnnNison

Kristy McFarland
Gunnison County Assessor
221 N Wisconsin St, Suite A

Date of Notice: August 31, 2017
Phone: (970) 641-1085
Fax: (970) 641-7920

cBOE #O97

COLORADO it ;
Gunnison, CO 81230 Emall.' assessor@gunnlsonc'ounty.org
Website: http://www.gunnisoncounty.org/assessor.html
ACCOUNT NUMBER TAX YEAR TAX AREA PARCEL NUMBER
R0O41460 2017 615 3257-272-04-061
LEGAL DESCRIPTION
o
5]
§ JR & JL LANDOWNERS LLC
o 49 GILLASPEY AVE
E CRESTED BUTTE, CO 81224-9617 LOT 38 BLK 5 CRESTED BUTTE SOUTH FILING 2
i #510385
@]
1~
o
o s ASSESSOR’S VALUATION
PROPERTY OWNER’
PROPERTY CLASSIFICATI
CATION ESTIMATE OF VALUE ACTUAL VALUE ACTUAL VALUE
PRIOR TO REVIEW AFTER REVIEW
Commercial 936,540 936,540
TOTALS $936,540 $936,540

The Assessor has carefully studied all the available information, giving particular attention to the specifics
included on your protest. The Assessor’s determination of value after review is based on the following:

The actual value of the property is determined by appropriate consideration
of the approaches to appraisal set forth in § 39-1-103(5)(a), C.R.S.

If you disagree with the Assessor’s decision, you have the right to appeal to the
County Board of Equalization for further consideration, § 39-8-106(1)(a), C.R.S.

The deadline for filing real property and personal property appeals is September 15.

The Assessor establishes property values. The local taxing authorities (county, school district, city, fire protection,
and other special districts) set mill levies. The mill levy requested by each taxing authority is based on a projected
budget and the property tax revenue required to adequately fund the services it provides to its taxpayers. The
local taxing authorities hold budget hearings in the fall. If you are concerned about mill levies, we recommend
that you attend these budget hearings. Please refer to last year’s tax bill or ask your Assessor for a listing of the

local taxing authorities.

Please refer to the reverse side of this notice for additional information





APPEAL PROCEDURES

County Board of Equalization Hearings will be held from September 1 through November 1
at Gunnison County Courthouse or Blackstock Government Center.

To appeal the Assessor’s decision, complete the Petition to the County Board of Equalization shown below, and
mail or deliver a copy of both sides of this form to:

Gunnison County Board of Equalization :
200 E Virginia Ave CBOE #0 1_
Gunnison, CO 81230
(970) 641-0248

To preserve your appeal rights, your Petition to the County Board of Equalization must be postmarked or delivered
on or before September 15 for real property and personal property — after such date, your right to appeal is lost.
You may be required to prove that you filed a timely appeal; therefore, we recommend that all correspondence be
mailed with proof of mailing.

You will be notified of the date and time scheduled for your hearing. The County Board of Equalization must mail a
written decision to you within five business days following the date of the decision. The County Board of Equalization
must conclude hearings and render decisions by November 1, § 39-8-107(2), C.R.S. If you do not receive a decision
from the County Board of Equalization and you wish to continue your appeal, you must file an appeal with the Board
of Assessment Appeals by December 8, § 39-2-125(1)(e), C.R.S.

If you are dissatisfied with the County Board of Equalization’s decision and you wish to continue your appeal, you
must appeal within 30 days of the date of the County Board’s written decision to ONE of the following:

Board of Assessment Appeals District Court

1313 Sherman Street, Room 315 Contact the District Court in the county where
Denver, CO 80203 the property is located. See your local phone
(303) 866-5880 book for the address and telephone number.

www.dola.colorado.qov/baa

Binding Arbitration
For information about binding arbitration, contact the County Board of Equalization at the address above.

If the date for filing any report, schedule, claim, tax return, statement, remittance, or other document falls upon a
Saturday, Sunday, or legal holiday, it shall be deemed to have been timely filed if filed on the next business day,
§39-1-120(3), C.R.S.

PETITION TO COUNTY BOARD OF EQUALIZATION

What is your estimate of the property’s value as of June 30, 2016? (Your opinion of value in terms of a specific
dollar amount is required for real property pursuant to § 39-8-106(1.5), C.R.S.)

s 217 S0

What is the basis for your estimate of value or your reason for requesting a review? (Please attach additional
sheets as necessary and any supporting documentation, i.e., comparable sales, rent roll, original installed cost,
appraisal, etc.)

L vesoved Ao dpdprAica | ﬂ-ﬁﬁ?m\vé Q/Léhb Vv gk C}\GLL*E(f
“\'1’\@ vA)wf ﬂ; ] C.'\Q ‘Dﬁﬁ

TN ORI (e p PR IC Dt m )LDOlbb“i L peiide £ah®@/
e TXC peice perSpns e RO TR P ey A1 e ),

I, the undersigned owner or agent* of the property identified above, affirm that the statements contained

hgféin and on any gttac s hereto are true and complete.
Cﬁ@é@f}h Ao-294-¢44b Al

Stg atur Telephone Number Date

*Attach letter of authorization signed by property owner.





CBOE #C9

Little Red Schoolhouse - EXHIBIT A
Page F 7

49 Gillaspey Ave. =S

Crested Butte, CO 81224 9/7/17

Dear Sirs,

Several months ago I received a 2017 Real Property Notice of Determination which
valued my property (a preschool and infant/toddler center in CB South), Lot 38 Block 5
Filing 2, Account No. R041460, at $936,540. I protested this value immediately.
Although Bob Blackett came out to inspect my property, my protest was denied and the
valuation remains at $936,540. I disagree with the Assessor’s decision and am appealing

to the County Board of Equalization.

Two years ago when my property was last assessed, it came in at $277,050. This new
value is more than 3 times what it was, which is just not realistic. After reviewing
comparable sales, I am asking you to set the value at $617,750. In examining the
comparable sales in Gunnison County in the last five years, it appears that the only true
comp that can be used (since there are none in the CB South commercial district) is
R001669 on 200 N. Spruce St.. The reason this is a great comp is because it is a private
school, and so is my property. This comp used a price per square foot of $189.96 to come
up with a $700,000 value. When using this figure and my square footage of 3252 sq.
feet, I come up with a more reasonable value of $617,750, still 227% of what it was. That
requested value is consistent with my recent appraisal figure as well, and is a much more

realistic value for our current real estate market.

I recently received an appraisal on my property for a refinance, and my property came in
at $570,000. It is absolutely preposterous to value my property at $936,540 after an
appraisal effective 8/23/16 that said my value was $570,000. I agree that the $570,000 is
slightly low, which is why using the comp of a private school in the county is a better use

of determining value and making it a more realistic value for the purpose of resale.
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Please reduce my valuation to $617,750 based on my recent appraisal and commercial EXHIBIT A

. P S——
comps in the county. age L of 7.

Thank you for your consideration.
Sincerely,
N

Jessica Rutherford, owner of Little Red Schoolhouse
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September 7, 2016

Ms. Sarah Kosin

Credit Administration Officer

The Gunnison Bank and Trust Company
232 West Tomichi

Gunnison, Colorado 81230

RE: Appraisal Report
49 Gillaspey Avenue
Crested Butte, CO 81224
East West Econometrics File #16150

Dear Ms. Kosin:

In fulfillment of our agreement as outlined in the Letter of Engagement, East West
Econometrics LLC (East West) is pleased to transmit our appraisal, based on the
scope of work of this assignment developing an opinion of the “as is” market in the
above referenced real property as of August 23, 2016. The opinion of value
reported below is qualified by certain assumptions, limiting conditions,
certifications, and definitions, which are set forth in the report.

The appraisal will be used by The Gunnison Bank and Trust Company (client). The
function or use of the appraisal shall be for regulatory requirements or for this
client’s internal needs to establish value. You, as the client, are responsible for
reading this report in its entirety. It may not be distributed to or relied upon by
other persons or entities without written permission of East West. However, the
client may provide complete, final copies of the appraisal report in its entirety (but
not component parts) to third parties who shall review such reports in connection
with loan underwriting or securitization efforts. As part of this assignment, the
appraiser may be asked to provide testimony as part of the litigation. The
appraisers are not required to explain or testify as to appraisal results other than to
respond to the client for routine and customary questions.

Please note that our consent to allow an appraisal report prepared by East West, or
portions of such report, to become part of or be referenced in any public offering,
the granting of such consent will be at our sole discretion and, if given, will be on
condition that we will be provided with an Indemnification Agreement and/or Non-
Reliance letter, in a form and content satisfactory to us, by a party satisfactory to us.
We do consent to your submission of the reports to rating agencies, loan
participants or your auditors in its entirety (but not component parts) without the
need to provide us with an Indemnification Agreement and/or Non-Reliance letter.

P.O. Box 127
Louviers, CO 80131
Phone: 719-687-6533

Fax: 720-306-4392
eastwesteconometrics.com
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The following appraisal sets forth the most pertinent data gathered, the techniques
employed and the reasoning leading to the opinion of value. The analysis, opinions
and conclusions were developed based on, and this report has been prepared in
conformance with, our interpretation of the guidelines and recommendations set
forth in the Uniform Standards of Pro essional Appraisal Practice (USPAP), the
requirements of the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute, The Financial Institutions Reform,
Recovery, and Enforcement Act of 1989 (FIRREA), 2010 Interagency Appraisal
Guidelines, Title XI Regulations and client’s appraisal standards.

Based on the analysis contained in the following report, the value of the subject
property is concluded as follows:

MARKET VALUE
Interest Appraised Effective D
Fee Simple Estate August 23, 2016 70,000

The analysis contained in this appraisal is based upon assumptions and estimates
that are subject to uncertainty and variation. These estimates are often based on
data obtained in interviews with third parties, and such data are not always
completely reliable. In addition, we make assumptions as to future behavior of
consumers, and the general economy, which are highly 1
jons will not mater ’
actual achieved o
in this report, and
sis was conscientiously pr
make no
chieved.
managem
ts, and other management
results may depend.

We take no responsibility for any events, conditions, or circumstances affecting the
market that exists subsequent to the effective date of this appraisal. This letter is
invalid as an opinion of value if detached from the report, which contains the text,

exhibits, and addenda.

It has been a pleasure to assist you in this assignment. 1f you have any questions
concerning the analysis or if East West can be of further service, please contact us.

P.O. Box 127
Louviers, CO 80131
Phone; 719-687-6533
Fax: 720-306-4392
eastwesteconometrics.com

#O7
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Respectfully submitted,

EAST WEST ECONOMETRICS LLC

P
-(f;':/;rr, -,«.:)_C" ')3“‘?_"' (%’
{
]

James M. Bittel Thomas O. Mead

Managing Member Commercial Appraiser
jamesbittel@eastwesteconometrics.com tmead @eastwesteconometrics.com
Colorado Certified General Colorado Certified General
Appraiser #CG01315404 Appraiser #CG40022647

P.O. Box 127

Louviers, CO 80131
Phone: 719-687-6533
Fax: 720-306-4392
eastwesteconometrics.com
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September 7, 2016

Ms. Sarah Kosin

Credit Administration Officer

The Gunnison Bank and Trust Company
232 West Tomichi

Gunnison, Colorado 81230

RE: Appraisal Report
49 Gillaspey Avenue
Crested Butte, CO 81224
East West Econometrics File #16150

Dear Ms. Kosin:

In fulfillment of our agreement as outlined in the Letter of Engagement, East West
Econometrics LLC (East West) is pleased to transmit our appraisal, based on the
scope of work of this assignment developing an opinion of the “as is” market in the
above referenced real property as of August 23, 2016. The opinion of value
reported below is qualified by certain assumptions, limiting conditions,
certifications, and definitions, which are set forth in the report.

The appraisal will be used by The Gunnison Bank and Trust Company (client). The
function or use of the appraisal shall be for regulatory requirements or for this
client’s internal needs to establish value. You, as the client, are responsible for
reading this report in its entirety. It may not be distributed to or relied upon by
other persons or entities without written permission of East West. However, the
client may provide complete, final copies of the appraisal report in its entirety (but
not component parts) to third parties who shall review such reports in connection
with loan underwriting or securitization efforts. As part of this assignment, the
appraiser may be asked to provide testimony as part of the litigation. The
appraisers are not required to explain or testify as to appraisal results other than to
respond to the client for routine and customary questions.

Please note that our consent to allow an appraisal report prepared by East West, or
portions of such report, to become part of or be referenced in any public offering,
the granting of such consent will be at our sole discretion and, if given, will be on
condition that we will be provided with an Indemnification Agreement and/or Non-
Reliance letter, in a form and content satisfactory to us, by a party satisfactory to us.
We do consent to your submission of the reports to rating agencies, loan
participants or your auditors in its entirety (but not component parts) without the
need to provide us with an Indemnification Agreement and/or Non-Reliance letter.

P.O. Box 127
Louviers, CO 80131
Phone: 719-687-6533
Fax: 720-306-4392
eastwesteconometrics.com





The following appraisal sets forth the most pertinent data gathered, the techniques
employed and the reasoning leading to the opinion of value. The analysis, opinions
and conclusions were developed based on, and this report has been prepared in
conformance with, our interpretation of the guidelines and recommendations set
forth in the Uniform Standards of Professional Appraisal Practice (USPAP), the
requirements of the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute, The Financial Institutions Reform,
Recovery, and Enforcement Act of 1989 (FIRREA), 2010 Interagency Appraisal
Guidelines, Title XI Regulations and client’s appraisal standards.

Based on the analysis contained in the following report, the value of the subject
property is concluded as follows:

MARKET VALUE CONCLUSION

AEIL’.SGI Interest Appraised Effective Date Value Conclusion
Premise
Asls Fee Simple Estate August 23, 2016 $570,000

The analysis contained in this appraisal is based upon assumptions and estimates
that are subject to uncertainty and variation. These estimates are often based on
data obtained in interviews with third parties, and such data are not always
completely reliable. In addition, we make assumptions as to future behavior of
consumers, and the general economy, which are highly uncertain. It is, however,
inevitable that some assumptions will not materialize and that unanticipated events
may occur which will cause actual achieved operating results to differ from the
financial analyses contained in this report, and these differences may be material.
Therefore, while our analysis was conscientiously prepared on the basis of our
experience, and the data available, we make no warranty of any kind that the
conclusions presented will, in fact, be achieved. Additionally, we have not been
engaged to evaluate the effectiveness of management, and we are not responsible
for future marketing efforts, and other management actions upon which actual
results may depend.

We take no responsibility for any events, conditions, or circumstances affecting the
market that exists subsequent to the effective date of this appraisal. This letter is
invalid as an opinion of value if detached from the report, which contains the text,
exhibits, and addenda.

It has been a pleasure to assist you in this assignment. If you have any questions
concerning the analysis or if East West can be of further service, please contact us.

P.O. Box 127
Louviers, CO 80131
Phone: 719-687-6533
Fax: 720-306-4392
eastwesteconometrics.com





Respectfully submitted,

EAST WEST ECONOMETRICS LLC

James M. Bittel
Managing Member

Thomas 0. Mead
Commercial Appraiser

jamesbittel@eastwesteconometrics.com tmead@eastwesteconometrics.com

Colorado Certified General
Appraiser #CG01315404

Colorado Certified General
Appraiser #CG40022647

P.O. Box 127
Louviers, CO 80131
Phone: 719-687-6533
Fax: 720-306-4392
eastwesteconometrics.com
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CERTIFICATION

The undersigned do hereby certify that, to the best of our 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 limiting conditions, and are our personal,
impartial and unbiased professional analyses, opinions, and conclusions.

- we have no present or prospective interest in the property that is the subject
of this report, and we have no personal interest with respect to the parties
involved.

- we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment.

- our engagement in this assignment was not contingent upon developing or
reporting predetermined 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 analysis, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the
Uniform Standards of Professional Appraisal Practice.

- Thomas O. Mead has made a personal inspection of the property that is the
subject of this report. James M. Bittel did not inspect the subject property.
Lauren E. Mead, Appraiser Trainee, assisted with the site inspection and with
gathering market data, writing the local and site, and improvement
descriptions. No one provided significant real property appraisal assistance
or appraisal consulting assistance to the persons signing this certification.

- the appraisal assignment was not based on a requested minimum valuation,
a specific valuation, or the approval of a loan.

- Thomas 0. Mead, and James M. Bittel have performed no services as an
appraiser or in any other capacity, regarding the property that is the subject
of this report within the three (3) years period immediately preceding
acceptance of this assignment.

49 Gillaspey Ave. = Crested Butte, CO 6





- that as of the effective date of this report, all appraisers involved with the
preparation and reporting of this assignment are in good standing with the
Colorado State Board of Real Estate Appraisers.

EAST WEST ECONOMETRICS LLC

]aﬁés M. Bittel Thomas O. Mead

Managing Member Commercial Appraiser
jamesbittel@eastwesteconometrics.com tmead@eastwesteconometrics.com
Colorado Certified General Colorado Certified General
Appraiser #CG01315404 Appraiser #CG40022647

49 Gillaspey Ave. = Crested Butte, CO 7
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Location: Southwest side of Gillaspey Avenue approximately
150 feet north of Elcho Avenue, South Crested Butte,
Gunnison County, State of Colorado.

Street Address: 49 Gillaspey Avenue, Crested Butte, CO 81224
Descriptive Data:

Property Type: Day Care/ School

Year Built: Building 1: 2001

Building 2: 2009

Building Area: Building 1: 2,256 square feet
Building 2: 996 square feet
Total: 3,252 square feet

Levels: Building 1: Two levels
Building 2: One Level

Parking: The subject has adequate area parking located
immediately east of the subject and across Gillaspey
Avenue

Land Area: 0.350 acres or 15,246 square feet

Land to Building Ratio:  4.6:1.0

Zoning: Special Review by the Owner’s Association for the
Crested Butte South Property Owners Association

Parcel No.: 3257-272-04-061

Account No.: R041460
Interest Appraised: Fee Simple Estate
Date of Value: August 23,2016
Date of Inspection: August 23,2016

49 Gillaspey Ave. = Crested Butte, CO 8





Ownership: The subject’s current owner, JR & JL. Landowners LLC
acquired the property on May 2, 2001 for $70,000 as
vacant land. The owner subsequently built the
current improvements. The subject has not
transferred ownership in the previous three years.

Occupancy: The subject is occupied by Little Red Schoolhouse
and functions as a daycare/ school.

Legal Description: Lot 38, Block 5, Crested Butte South Filing 2
#510385, Crested Butte, County of Gunnison, State of
Colorado 81224.
Highest and Best Use:
If Vacant: Hold for future development or upon demand by a user.
As Improved: As is currently exists, daycare and school.

49 Gillaspey Ave. = Crested Butte, CO 9





PARAMETERS OF THE APPRAISAL

This appraisal report, the letter of transmittal, and the certification of value, are
made expressly subject to the following assumptions and limiting conditions, as well
as any hypothetical conditions and extraordinary assumptions referenced in the
appraisal:

GENERAL ASSUMPTIONS

1. Legal and Title Considerations Pertaining to the Property

— No responsibility is assumed for the legal description provided
or for matters pertaining to legal or title considerations. Title
to the property is assumed to be good and marketable unless
otherwise stated.

— The subject property is appraised free and clear of any or all
liens or encumbrances unless otherwise stated.

2. Illustrative Material and Information Provided by Others

— The appraiser(s) assumes that the intended user of this report
has been provided with copies of available building plans and
all leases and amendment, if any, that encumber the property.

— Currently there are no standards for the uniform measurement
of improved properties. The appraiser(s) has utilized standard
appraisal procedures common in the local market area to
determine the total improved areas of the subject, and has
used those results for the sole purpose of completing the
appraisal assignment. Please note this does NOT constitute a
guarantee as to the accuracy of these measurements, except as
they pertain to typical appraisal procedures for obtaining such
measurements. The intended user of this report is advised to
consult with an architect or other professional to insure the
accuracy of building measurements for engineering, legal or
other non-appraisal purposes.

— The information furnished by others is believed to be reliable,
but no warranty is given for its accuracy.

— All engineering studies and architectural plans are assumed to
be correct. The plot plans and illustrative material in this

49 Gillaspey Ave. = Crested Butte, CO 10





report are included only to help the reader visualize the
subject property.

3. Property Utilization

Responsible ownership and competent property management
are assumed.

It is assumed that the use of the land and improvements is
confined within the boundaries or property lines of the
property described and that there is no encroachment or
trespass unless noted in the report.

It is assumed that the subject property is in full compliance
with all applicable federal, state, and local environmental
regulations and laws, along with applicable covenants,
conditions and restrictions unless the lack of compliance is
stated, described, and considered in the appraisal report.

4. Scope of the Inspection, Property Conditions

Only a visual surface inspection of the property has been made
by the appraiser(s). It is assumed that there are no hidden or
unapparent conditions of the subject property, subsoil, or
structures that render it more or less valuable. No
responsibility is assumed for such conditions or for obtaining
engineering studies that may be required to discover them.

It is assumed that the property conforms to all applicable
zoning and use regulations and restrictions unless non-
conformity has been identified, described, and considered in
the appraisal report.

It is assumed that all required licenses, certificates of
occupancy, consents, and other legislative or administrative
authority from any local, state, or national governments or
private entity or organization have been or can be obtained or
renewed for any use on which the opinion of the value
contained in this report is based.

Nothing in this report should be deemed a certification or
guaranty as to the structural and/or mechanical soundness of
the building(s) and systems that relate to the functions and
operations of the property. Rather the appraisal assumes

49 Gillaspey Ave. = Crested Butte, CO
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functions, operations, and energy efficiency levels are
satisfactory and consistent with the age of the property, unless
otherwise noted. The intended user is urged to retain experts
in analysis of such systems, if desired.

5. Appraisals Made Subject to Completion

On all appraisals subject to satisfactory completions, repairs, or
alterations, the appraisal report and value conclusion are
contingent upon completion of the improvements according to
specifications and as stated in the report, and in compliance
with all laws, regulations and other restrictions, in a
workmanlike manner, and without delay. Represented designs
and engineering are assumed to be correct and adequate.

6. Environmental Disclaimer

Unless otherwise stated in this report, the existence of
hazardous materials, which may or may not be present on the
property, was not observed by the appraiser(s). The
appraiser(s), however, is not qualified to detect such
substances. The presence of substances such as asbestos, urea-
formaldehyde foam insulation, toxic mold, and other
potentially hazardous materials may affect the value of the
property. The value concluded in this appraisal is predicated
on the assumption that there is no such material on or in the
property that would cause a loss in value. No responsibility is
assumed for such conditions or for any expertise or
engineering knowledge required to discover them. The
intended user is urged to retain an expert in this field, if
desired.

7. Market Data Presented

The forecasts, projections, or operating estimates contained
herein are based on current market conditions, anticipated
short-term supply and demand factors, and a continued stable
economy. These forecasts are, therefore, subject to change
with future conditions.

49 Gillaspey Ave. = Crested Butte, CO
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LIMITING CONDITIONS

1. Allocation of Value

Any allocation of the total values concluded in this report
between the land and the improvements applies only under
the stated program of utilization. The separate values
allocated to the land and buildings must not be used in
conjunctions with any other appraisal and are invalid if so
used.

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

2. Possession, Confidentiality, Distribution and Use of Report

Possession of this report, or a copy thereof, does not carry with
it the right of publication.

Information contained in the appraisal may be utilized by the
intended user, but the report remains the property of East
West.

This report shall not be used by anyone but the intended user
specified in the report or an appropriate third party as may be
determined by the intended user at his/her sole discretion,
without written approval, and then only in its entirety.

Neither all nor any part of the contents of this report
(especially any conclusions as to value, the identity of the
appraiser, or East West) shall be disseminated to the public
through advertising, public relations, news, sales or other
media without the prior written consent and approval of the
Managing Director of East West Econometrics.

All conclusions and opinions concerning the analysis which are
set forth in the report were prepared by the appraisers whose
signatures appear on the appraisal report. No change of any
item in the report shall be made by anyone other than the
appraisers, and East West Econometrics shall have no
responsibility if any such unauthorized change is made.

49 Gillaspey Ave. = Crested Butte, CO
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3. Limitations of the Appraisal Services

The appraiser, by reason of this appraisal, is not required to
give further consultation or testimony or be in attendance in
court with reference to the subject property in question unless
arrangements have been previously made.

Opinions of value contained in this report are the professional
opinions of the appraiser(s). There is no guarantee, written or
implied, that the subject property will sell or lease for the
indicated amounts within the indicated time frame.

Acceptance and use of information in this report in any manner
or purpose is acknowledgement that the entire report has been
read by the intended user and that he/she agrees with the
conclusion and the data contained in this report.

The intended user agrees to notify the appraiser(s) of any
error, omissions or invalid data within 30 days of receipt of
the appraisal and return the report along with all copies to the
appraiser(s) for correction prior to any use whatsoever.

4. Auxiliary Reports and Related Data by Others

Unless stated otherwise, no auxiliary studies or reports related
to the subject property, such as surveys, environmental impact
reports, special market studies, highest and best use reports,
feasibility analysis, or reports regarding modifications to the
property for either compliance with the Americans with
Disabilities Act, structural, or other reasons, have been
furnished or reported to the appraiser(s) by the intended user.
Data presented with respect to the subject’s ownership,
marketing, and income history is made available through the
intended user, the borrower, or related parties. Provision of
such auxiliary data, or the discovery of same by the
appraiser(s), is beyond the scope of the appraisal services
contracted. The appraiser(s) reserves the unlimited right to
alter, amend, revise or rescind any of the statements, findings,
opinions, values, estimates, or conclusions upon any discovery
or provision of such data or analysis, subsequent to it
becoming known to the appraiser(s).

49 Gillaspey Ave. = Crested Butte, CO
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5. Limitations Related to the Definition of Value

The value concluded under the specified value definition is “the
most probable price which a property should bring.”

As a point of clarification, the definition of value represents
what a prudent, knowledgeable purchaser, under no necessity
to buy would be willing to pay to purchase the property in a
current sale. By this, value is representative of the price paid
by the buyer, not the net proceeds to the seller. That is, the
value does not consider payment of current sales commissions,
title policy fees, legal fees, liens, past due taxes, or other
disposition costs.

6. Americans with Disabilities Act Compliance
The Americans with Disabilities Act (ADA) became effective
January 26, 1992. We are not experts in this area, and have

appraised this project as if it does comply with ADA.

SCOPE OF WORK!

The appraiser has been assigned by the client to develop an opinion of the subject’s
value, based on the current “as is” of the subject as of August 23, 2016. The subject
consists of a property that is owner occupied. Therefore, we have appraised the fee
simple interest in the subject.

A determination was made regarding the scope of work necessary to solve the
client’s appraisal problem. The client has requested the single best approach to
value the subject. We will appraise the subject using the sales comparison
approach. The sales comparison approach is the most current indicator of values in
this small market. Using only this approach is not misleading and we agree with the
client on the use of a single approach to value. The appraisal was developed in
accordance with Standard 1 (Real Property Appraisal, Development) and in a
narrative report format prepared in accordance with USPAP Standard 2 (Real
Property Appraisal, Reporting), effectively demonstrating our analysis to derive the
valuation conclusion.

Intended Use:

" Scope of Work - The type and extent of research and analyses in an assignment. 2016/2017 USPAP
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The intended use of the appraisal shall be for regulatory requirements and/or for
The Gunnison Bank and Trust Company’s internal needs to establish value for using
the subject as loan collateral.

Intended User:
The intended user of this report is the client, The Gunnison Bank and Trust
Company.

Property Rights Appraised:
Based on the scope of the appraisal assignment, the fee simple property interest was
appraised for the subject.

The fee simple interest is defined as follows:
Fee Simple - 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.
(Dictionary of Real Estate, Fourth Edition)

Value Opinion:
Based on the scope of the appraisal assignment a “market value” opinion was
developed.

“Market value,” as used in this report, is defined as:

Market Value - The most probable price which a property should
bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue
stimulus.

Implicit in this definition are 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. Areasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and
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5. The price represents the normal consideration for the property
sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.

Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696,
August 24, 1990, as amended at 57 Federal Register 12202, April
9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal
Institute, The Dictionary of Real Estate Appraisal, Fourth Edition,
(Chicago, 2002) Page 177"

Note that the valuation makes no reduction for commission on sale, unpaid taxes, or
liens against the property.

Effective Date of Value:
The effective date of this appraisal analysis is August 23, 2016.

In determining the valuation of the property, we will consider the value under
conditions as of the effective date. Establishing the effective date of the appraisal is
standard appraisal practice, and it is important to consider because value is subject
to change over time. Aside from possible physical changes to the property, the value
of real estate is also subject to changing economic conditions, under which value
may remain static, increase, or decrease. Additionally, changing policies of
governing authorities may impede or encourage development over time.

Inspecting Appraiser:
Thomas 0. Mead made the inspection of the subject on August 23, 2016. This is the
effective date of the appraisal.

Extent of Inspection:

The inspecting appraisers performed an exterior and interior inspection of the
subject. We also observed other properties and land uses in the subject area, as well
as linkages to traffic routes.

Property Documents Received:
We obtained information regarding the subject property from the owner.

Market Analysis:

Information was collected from county officials, commercial vendor data, CoStar,
Loopnet, appraisal file data, and parties involved in the subject. This information
was then used to develop the highest and best use analysis, and the applicable
approaches to value.

The State of Colorado does not require disclosure of sales prices, the terms of sale,
or mortgage details in public records. Moreover, privacy legislation precludes
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lenders from revealing the mortgage terms without the written permission of the
borrower. The appraisers have accumulated the market data contained in this
report over a period of several years, from a variety of sources that are believed to
be reliable.

Highest and Best Use:

The highest and best use was determined "as vacant” and "as improved.” Under the
scope of work assignment, the subject was appraised to its highest and best use, as
improved.

Hypothetical Conditions:

According to Advisory Opinion 17 of the Uniform Standards of Professional
Appraisal Practice (USPAP), the use of a hypothetical condition is required
whenever the following conditions apply:

1. IF the subject “as proposed” does not yet, in fact, exist as of the date of
this appraisal.

2. IF the “as proposed” analysis performed to develop the opinion of
value are based on a hypothesis, specifically that the improved subject
property is assumed to exist when in fact it does not exist.

3. [IF certain events need to occur, as disclosed in the report, before the
property appraised with the proposed improvements will in fact exist.

4. IF the appraisal does not address unforeseeable events that could
alter the proposed property improvements and/or the market
conditions reflected in the analyses.

There were no hypothetical conditions.
Extraordinary Assumptions:
An extraordinary assumption presumes as fact otherwise uncertain information
about the subject, and includes the following:
— Physical, legal, or economic attributes of the subject property
— Conditions external to the subject, such as market conditions or
trends
— Integrity of the data used in this appraisal

There were no extraordinary conditions.

Approaches to Value:
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Under the scope of work assignment, the following approach to value will be
considered and used in this appraisal:

Approach ‘ Used
Cost Approach No
Income Approach No
Sales Comparison Approach Yes

Cost Approach

The Cost Approach is considered not applicable given the age of the subject, the
limited number of recent commercial land sales, and because investors for similar
properties are not using this approach at the present time.

Sales Comparison Approach

We discovered sales of properties generally similar to the subject. The sales
comparison approach was used in the appraisal analysis and is considered
applicable.

Income Approach

In the small, limited market of Crested Butte, we believe the market would rely to a
greater extent on the sales comparison approach when making decisions regarding
the subject property.

Reconciliation
We then concluded a final value for the subject.
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NATIONAL, STATE, AND REGIONAL MARKET ANALYSIS

We will consider the subject in terms of the national, state and regional markets in
which it exists.

NATIONAL

Many fundamentals in the economy have improved. The housing market has begun
to recover, and is expected to drive growth over the coming year. Banks have rebuilt
their balance sheets, businesses have become more efficient and productive, and
households have shed debt. However, uncertainty still remains, and businesses and
households have continued to hold back on spending, hiring, and investment
decisions as a result. This year is an election year may have further impact on the
economics of the country depending on the presidential and congressional
candidates elected in November.

Much of Europe is in recession. There have been developments from political and
monetary leaders in the management of the European debt crisis that have been
well received by financial markets. On June 23, Britain voted to exit the European
Union (EU). The International Monetary Fund (IMF) downgraded its forecast for
global economic growth forecast on July 19, due to Britain’s vote to leave the EU.
The IMF estimates global growth at 3.1 percent for 2016, unchanged from last year’s
growth, and the slowest since the financial crisis.

Violence continues to erupt in the Middle East and economies worldwide are
slowing, including those in China, India, Russia, and Brazil. The economy in the US
is expected to continue growing at more moderate levels through the third quarter
of 2016 and through the rest of the year. These expectations assume that some of
the U.S. fiscal policies set to occur will either be postponed or repealed. Continued
economic growth in 2016 is dependent on political resolution in Washington D.C.
and steady improvements and resolutions in Europe.

The following information was obtained and extracted from the Trading Economics
reports.

Gross Domestic Product

The US economy expanded an annualized 1.1 percent on quarter in the first three
months of 2016, higher than a second estimate of 0.8, according to final figures
released by the Bureau of Economic Analysis. Consumer spending continued to
boost growth although it expanded less than expected while exports and software
investment rebounded. GDP Growth Rate in the United States averaged 3.23 percent
from 1947 until 2016, reaching an all-time high of 16.90 percent in the first quarter
of 1950 and a record low of -10 percent in the first quarter of 1958. GDP Growth
Rate in the United States is reported by the US Bureau of Economic Analysis.
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Inflation

Consumer prices in the United States increased 1 percent year-on-year in June of
2016, the same as the previous month and slightly below market expectations of 1.1
percent rise. Inflation accelerated for shelter and medical care and energy prices fell
at a slower pace while food inflation reached the lowest in more than 6 years. The
inflation rate in the United States averaged 3.30 percent from 1914 until 2016,
reaching a record high of 23.70 percent in June of 1920 and an all-time low of -15.80
percent in June of 1921. Inflation Rate in the United States is reported by the US
Bureau of Labor Statistics.

Consumer Price Index
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Consumer Price Index CPI in the United States increased to 239.93 Index Points in
June of 2016 from 239.41 Index Points in May of 2016. Consumer Price Index CPI in
the United States averaged 106.69 Index Points from 1950 until 2016, reaching an
all-time high of 239.93 Index Points in June of 2016 and a record low of 23.51 Index
Points in January of 1950. Consumer Price Index CPI in the United States is reported
by the U.S. Bureau of Labor Statistics.

Interest Rates

The Federal Reserve left the target range for its federal funds rate unchanged at 0.25
percent to 0.5 percent for the fourth time during its June 2016 meeting. Yet, future
rate assessment suggests policymakers still expect two interest-rate hikes this year.
GDP growth forecasts were lowered for 2016 and 2017. Interest Rates in the United
States averaged 5.87 percent from 1971 until 2016, reaching an all-time high of
20.00 Percent in March of 1980 and a record low of 0.25 Percent in December of
2008. Interest Rate in the United States is reported by the Federal Reserve.
According to Jon Hilsenrath and Michael S. Derby, in an article written in The Wall
Street Journal, “Federal Reserve officials are looking more confidently toward an
interest-rate increase before year-end, possibly as early as September, now that
financial markets have stabilized after Britain’s vote to leave the European Union
and the economy shows signs of picking up... Moreover, the June jobs report was
better than expected, putting a September Fed move back on the table.”
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Business Income and Activity

According to the Colorado Legislative Council June 2016 Economic Forecast,
“business income, activity, production and manufacturing orders are often leading
indicators of future economic activity. Sustained declines can signal future job losses
or an economic contraction. Businesses in most services industries are doing well.
The service industries are showing the strongest employment growth and business
surveys continue to indicate moderate gains. The industrial production and
manufacturing sectors, however, are battling considerable headwinds.
Manufacturing and industrial production have softened since the summer of 2015,
reflecting a strong US dollar, less global for goods, and a decline in the value of
refined oil products.”
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Business Confidence

The institute for Supply Management’s Manufacturing PMI came in at 53.2 in June of
2016, up from 51.3 in May and well above market expectations of 51.4. It is the
highest reading since February of 2015 as new orders growth accelerated and
employment expanded for the first time since November. Business Confidence in the
United States averaged 52.77 from 1948 until 2016, reaching an all-time high of
77.50 in July of 1950 and a record low of 29.40 in May of 1980. Business Confidence
in the United States is reported by the Institute for Supply Management.
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Consumer Confidence

The University of Michigan’s consumer sentiment for the United State came in at
89.5 in July 2016 down from 93.5 in June and well below market expectations of
93.5. It is the lowest reading since April as current conditions worsened, the future
outlook reached the lowest since September of 2014 and inflation expectations rose,
preliminary figures showed. Consumer Confidence in the Unites States averaged
85.91 from 1952 until 2016, reaching an all-time high of 111.40 in January of 2000
and a record low of 51.70 in May of 1980. Consumer confidence in the United States
is reported by the University of Michigan. The Index of Consumer Expectations
focuses on three areas: how consumers view prospects for their own financial
situation, how they view prospects for the general economy over the near term, and
their view of prospects for the economy over the long term.
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Unemployment

The US unemployment rate went up to 4.9 percent in June 2016 after falling by 0.3
percentage points to 4.7 percent in the previous month. The figure came in worse
than market expectations, as more people entered the labor force. The number of
unemployed persons increased by 347,000 to 7.8 million, offsetting declines in May
and bringing both measures back in line with levels that had prevailed from August
2015 to April. Unemployment Rate in the US averaged 5.82 percent from 1948 until
2016, reaching an all-time high of 10.80 percent in November of 1982 and a record
low of 2.50 percent in May of 1953. Unemployment Rate in the United States is
reported by the US Bureau of Labor Statistics. In the United States, the
unemployment rate measures the number of people actively looking for a job as a
percentage of the labor force.

Conclusion

GDP growth has increased in the second quarter of 2016, and improvements in the
labor market continue to increase but at a much reduced pace. Consumer spending
and business and household income have slowed. However, the improving housing
market is expected to help drive growth throughout 2016 and into 2017. Continued
economic growth is dependent on political resolution in Washington D.C. and steady
improvements in Europe. Many fundamentals in the economy are much healthier
than a few years ago, and the underlying fundamentals should promote growth once
uncertainty eases. While credit markets remain tight, banks have rebuilt their
balance sheets and appear to be successfully working through bad loans.
Households have some pent up demand for large purchases and have reduced debt
obligations on their balance sheets. Businesses have also repaired their balance
sheets and have reorganized themselves to be more efficient. Both investors and
businesses appear ready to take on more risk, once confidence improves.
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STATE

This section provides a historical perspective of key Colorado economic indicators,
highlighting Colorado’s output, income, population, employment, and inflation. The
information below has been extracted from the Colorado Legislative Council June
2016 Economic Forecast.

The U.S. and Colorado economies continued to expand at a more moderate rate
through the first half of 2016 and is expected to progress at a more modest pace in
both Colorado and the US throughout the remainder of 2016 and into 2017. Low
unemployment rates and slowing job growth are signaling full employment, which
will increase wage pressure. The tourism, services, real estate, and construction
sectors continue to grow at healthy rates. Oli prices have reversed their downward
trend, relieving some of the pressure on the US energy industry. However, financial
markets and indicators of consumer spending point to slower growth. Further,
business conditions have softened and manufacturing activity remains weak.

Meanwhile, leading indicators of what is to come, including corporate profits,
business investment, business credit markets, and manufacturing activity, have
weakened. Slow economic growth has left US monetary policy makers with a
delicate balance. Raising interest rates too quickly may slow growth further. Yet,
maintaining low rates for an even longer period may distort equity markets and
savings patterns, and future pinch financial industry earnings. Much of the
weakness in business and manufacturing activity is the result of low commodity
prices and a strong dollar, stemming from turbulence in the global economy. Oil
prices have reversed their downward trend, relieving some of the pressure on the
US energy industry. Yet, weak growth abroad is sapping economic momentum in the
US, contributing to a rising risk of recession according to the Colorado Legislative
Council June 2016 Economic Forecast.

Slower growth can also be attributed to domestic factors that are reducing the long-
run growth rate potential for the US economy, according to the Colorado Legislative
Council June 2016 Economic Forecast (CLC). The CLC sites, “the aging population is
weighing on labor force participation, pulling down wage growth, and shifting
consumption away from goods toward services such as health care. Sluggish growth
in US labor productivity is also stunting economic prospects and wage gains. Slow
economic growth has left US monetary policy makers with a delicate balance. In
spite of many factors slowing growth, the economies of the US and Colorado are
expected to continue to expand in 2016 and 2017 at a relatively modest pace.

According to the CLC June 2016 Economic Forecast, the economic growth in
Colorado, as measured by nominal (not adjusted for inflation) state GDP, ranked
third highest among states in 2014 with 5.7 percent growth rate. In 2015, growth
slowed to 3.1 percent, and Colorado’s rank fell to 30 among 50 states. This change in
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rank is due to the recession in the oil and gas industry. Other energy states, such as
Texas, Oklahoma, and North Dakota also experienced significant decreases in rank
by worse margins than Colorado.

Colorado oil prices continued to fall through the winter of 2015/2016, reaching a
low of just under $24 per barrel in February. Oil prices have increased to just above
$40 per barrel through the spring of 2016. Production in Weld County has not yet
declined significantly and industry has indicated that the Niobrarra Basin remains
one of the safest bets for oil exploration. Weld County is now responsible for over 89
percent of the state's oil production, and average monthly production in the county
increased to 8.2 million barrels in 2015.

The impact of the price drop on future drilling activity will depend on the length of
time that prices remain low and the degree to which producers can increase drilling
efficiency. This forecast assumes that oil prices will rise gradually through the
remainder of the forecast period, averaging about $44 per barrel in 2017 and $53
per barrel in 2018.

Regional natural gas prices continued to decline through the winter of 2015/2016.
Prices at regional hubs were around $2.20 per Mcf in the first week of December
2015, but fell to about $1.50 per Mcf by the last week in February 2016. Prices are
expected to remain relatively stable through the spring and summer months around
$2.50 to $2.70. For FY 2015-16, oil and gas severance tax collections are expected to
total $72.2 million due to consistently low oil prices and an increase in the ad
valorem tax credits taken by operators. Collections will then increase to $92.8
million in FY 2016-17 and $150.1 million in FY 2017-18.

Coal production represents the second largest source of severance taxes in Colorado
after oil and natural gas, and is expected to account for $4.3 million in collections in
FY 2015-16.

Total coal production in Colorado declined 18.5 percent in 2015 compared with
2014 on a year-over-year basis. This decline was largely due to year-to-date
production drops of 34.0 percent and 38.1 percent, respectively, at the Bowie #2
and Foidel Creek mines. Of Colorado's top eight producing mines, two had year-
over-year production increases in 2015, while six had production declines of
between 6.4 and 38.1 percent. The Elk Creek mine in Gunnison County remains
closed, and the Colowyo mine in Moffat County is operating under a modified
mining plan in response to a federal district court order.

The mountain and southwest mountain regions are also expanding as building
activity has increased in these areas. The production of oil in the northeastern
portion of the state slowed in the first half on 2015.
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Total taxes on marijuana are expected to generate $131.6 million in FY 2015-16 and
$149.8 million in FY 2016-17 (Table 12). Tax collections in the first seven months of
the fiscal year have surpassed the full 12 month collections in FY 2014-15,
representing continued growth in the regulated marijuana market. The first $40
million in excise tax revenue each year is constitutionally dedicated to school
construction, and excise taxes are expected to exceed this threshold by $2.4 million
in FY 2016-17.

Growth in marijuana sales are expected to moderate in FY 2016-17 and FY 2017-18
as the market matures. House Bill 15-1367 reduced the sales tax rate from 10
percent to 8 percent starting in FY 2017-18. This results in a $9.0 million reduction
in sales tax collections at the end of the forecast period.

The state’s 2.9 percent sales tax on medical and retail marijuana is subject to the
TABOR spending limit. This revenue is expected to be $29.8 million in FY 2015-16
and $32.9 million in FY 2016-17.

The table below summarizes main Colorado economic indicators and growth trends
for the state.

Employment

Employment growth in Colorado has outpaced the nation since early in the
recovery. The rate of job gains in Colorado has slowed considerably, however, since
energy and other commodity prices began to fall in December 2014. Employment in
Colorado increased 3.5 percent in 2014 and 3.1 percent in 2015 over year-ago
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levels. Job growth peaked at 4.0 percent in December 2014 over the same month in
2013. By May, job growth had slowed to 2.5 percent over the same month last year.

Colorado’s unemployment rate ticked up in May to 3.4 percent, having fallen to post-
recession low of 2.9 percent in March. The increase was accompanied by a surge in
Colorado’s labor force. Meanwhile, the gap between Colorado’s unemployment and
underemployment rates has narrowed to a level consistent with full employment.
Taken together, these data suggest that Colorado’s labor market may be at or close
to its natural rate of unemployment, the lowest rate of unemployment that an
economy can sustain over the long run without overheating.

Labor mobility, or the ease with which workers change jobs, has also been lower
during this expansion than during past expansions. Since workers tend to gain
larger pay increases by changing jobs than by remaining with the same employer, a
lower rate of labor mobility is presumably depressing wage gains. The aging
population is resulting in a younger, less experienced, and cheaper labor pool.

The Colorado Legislative Council Economic Forecast for June 2016 predicts that
Colorado will continue to add jobs at a faster rate than the nation throughout the
forecast period. Colorado non-farm employment will increase 2.4 percent in 2016
and 2.1 percent in 2017. Nationally, non-farm employment will increase 1.7 percent
in 2016 and 1.3 percentin 2017.
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Households and Consumers

Retail trade growth rates continue to expand both nationally and in Colorado.
However, retail trade has been slowing nationwide for some time. Colorado retail
trade sales have increased 8.5 percent and 4.7 percent in 2014 and 2015.
Meanwhile, sales taxes collected by the State of Colorado have been trending
downward since April of 2014. This reflects an increasing share of spending on
services relative to tangible goods.

According to the Colorado Legislative Council, consumer sentiment is lower than it
was a year ago; however, it remains at levels consistent with economic expansion.
Job growth and wage gains have sustained spending. In addition, household balance
sheets have improved markedly since the end of the recession, with lower debt
burdens, increased wealth, and higher income. Personal income and wages and
salaries in Colorado increased 5.1 percent and 5.6 percent, respectively, in 2015.
Colorado has been outpacing the nation in personal income growth throughout the
expansion. The improvement in household balance sheets has begun to slow and
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even reverse, stated the Colorado Legislative Council, Recent volatility in the stock
market has diminished the wealth effect for higher income consumers, which has
likely had a significant impact on the pace of consumer spending overall.
Households are no longer shedding consumer debt, but instead have begun to
slowly accumulate debt at rates nearing historical averages. Meanwhile, the increase
in the savings rate reflects the slowdown in consumer spending. After record sales
in 2015, sagging demand for vehicles is expected to suppress retail trade growth
through 2016.

Consumer spending has also been impacted by low prices for commodities,
including fuels, agricultural products, and metals.

According to the Colorado Legislative Council, Colorado’s personal income is
forecast to increase 5.1 percent in 2016 and 5.7 percent in 2017. The largest
component of personal income, wages and salaries, is expected to increase 5.4
percent in 2016 and 5.5 percent in 2017 in Colorado. Colorado retail sales will grow
4.1 percent in 2016 and 4.6 percent in 2017. Regional growth is expected to
continue to outpace US retail sales.
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Real Estate

The housing market has become a driving force in economic growth in Colorado.
Decreasing unemployment, low mortgage interest rates, and a limited inventory of
homes for sale are contributing to higher prices and increased construction, and
even residential bidding wars in some parts of the state. Boulder, Fort Collins, and
the Denver Metropolitan Area are experiencing home prices above pre-recession
levels. However, the housing market is not improving at equal rates across the state.
Lower housing demand in Southern and Western Colorado have resulted in a less
vigorous recovery in housing prices. Pueblo, Colorado Springs and Grand Junction
have increased at a slower rate than the Front Range Denver Metropolitan Area and
have finally surpassed pre-recession levels.

Nationally, home price appreciation has slowed considerably in 2016, while
Colorado home prices continue to rise at a near double-digit pace relative to prices a
year ago. Demand for living spaces in the Denver metro area remains strong and
supply constraints persist, preserving a market favorable to landlords and home-
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owners seeking to sell. Home prices in Denver were still climbing at a near double-
digit pace in March 2016, up 9.9 percent over year-ago levels, while two composite
indices for urban markets across the US were up at rates near 5.0 percent.

In Denver, household formation and in-migration of young adults is driving demand,
particularly for inexpensive residential property. Appreciation in the cheapest third
of houses and condominiums is outpacing price hikes for middle and upper tier
properties. Between March 2015 and March 2016, the price for a lower-tier home in
the Denver area increased 15.8 percent, while prices of medium and high priced
homes increased 10.8 percent and 6.7 percent, respectively.

Over the past few years, low and middle-tier home prices in Colorado appreciated at
double-digit rates, constraining low and middle-income home buyers and pricing
many out of the market. The Colorado real estate market is likely to continue to
improve at a moderate rate because the Federal Reserve could possibly change
monetary policies sooner than expected, which could cause a rise in mortgage rates.
An increase in rates could reduce the demand for houses and could cause price
appreciation to slow.

Similarly, rents have been on the rise. According to the Apartment List Inc., the
median rent in Colorado increased 4.8 percent between May 2016 over year-ago
levels; May rents were $1,260 for one-bedroom apartments and $1,490 for two-
bedroom apartments. Nationwide rents increased by a more subdued 2.7 percent.
Median two-bedroom rents in May in the Denver Metropolitan Area were highest in
Boulder ($1,830), Denver ($1,770), and Centennial ($1,690) and lowest in Aurora
($1,380), Fort Collins ($1,330), and Colorado Springs ($1,000).

Most areas of the state have followed a trend in home prices similar to the Denver
area. The northern Front Range cities, including Fort Collins, Greeley, and Boulder,
have experienced housing price pressure on par with the Denver Area over the last
two years, while home prices along the southern Front Range, including Colorado
Springs and Pueblo, have increased to a lesser extent.
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Construction

Colorado housing construction activity continues to rise, supported by strong
demand in most regions of the state (Figure 21). The total number of residential
construction permits have risen by 16.7 percent year-to-date through April
compared with year-ago levels, after growing 4.0 percent in 2015. Single and multi-
family permits rose 19.1 percent and 12.3 percent through April in Colorado.
Nationwide, permits rose 11.1 percent year-to-date through April after growing
10.7 percent in 2015, with strong gains in single family building a slight decrease in
multi-family building.

Supported by the tight housing market in Colorado, total residential building
permits will increase 6.0 percent in 2016 and 4.5 percent in 2017.
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Despite strong growth following the recession, Colorado nonresidential
construction has not reached 2007 levels. In 2015, a strong regional economy
helped boost nonresidential construction growth to 10.7 percent. The growth was
mainly due to large increases in the construction of hotels, telecommunications and
power utilities, and manufacturer owned laboratories. There were declines in
several types of nonresidential construction, such as manufacturing, warehouses,
and schools and universities. Demand for new office and retail space along the Front
Range will help nonresidential construction grow 4.8 percent in 2016 and 2.3
percentin 2017.

Nationwide, nonresidential construction spending rose 8.5 percent year-to-date
through April compared with year-ago levels. Growth was driven by spending on
lodging, office, and commercial projects, through gains were broad-based across
nearly all building types relative to a year prior. The American Institute of Architects
semi-annual survey projects nonresidential construction spending will continue to
grow in 2016. They expect consistent demand for hotel, office space, manufacturing,
and amusement and recreation facilities.

The value of nonresidential construction in Colorado increased 24.7 percent year-
to-date through May compared with year-ago levels. More valuable projects are
planned for 2016 relative to those that received permits during the first five months
of 2015, as the square footage for permitted projects increased 10.1 percent and the
number of projects decreased 14.8 percent. Growth was led by the commercial,
lodging, amusement, and warehouse sectors. The value of permits to build office and
bank buildings fell 6.9 percent.

Continued demand for retail and tourism-related projects will help nonresidential
construction growth 8.3 percent in 2016 and 4.5 percent in 2017.
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Agriculture

The US agricultural industry continues to struggle. US farm income has fallen
sharply in the last two years. In 2015, farm income was 33 percent lower than the
post-recession peak in 2013, and 2016 has not had a good start. Thus far in 2016,
farm income has fallen by almost 20 percent in the first quarter compared over
year-ago levels. Low agricultural goods continue to put pressure on farm earnings.
Prices for soybeans, corn, and wheat have improved, but crop and animal prices
remain below their level from one year ago. The US Department of Agriculture
expects farm income to continue to fall throughout 2016.

Declining income, low commodity prices, and low profit margins have hurt farm
cash flows, prompting many farmers to take on short-term loans. According to a
survey by the Federal Reserve Bank of Kansas City, farm loans to help pay for
operating expenses and the costs of production increased 50 percent between 2012
and 2015. Loan repayment rates remain high, and concerns over farm credit are
rising. Delinquency rates on farm real estate property and agricultural production
loans were 1.5 percent and less than 1.0 percent, respectively, during the fourth
quarter of 2015. In 2016, these conditions may deteriorate as the industry faces the
prolonged impact of low commodity prices, rising loan demand, and tighter farm
credit conditions.

Oil and Natural Gas

According to the Colorado Economic Forecast for June 2016, energy prices have
rebounded somewhat from their lows earlier in the year, due to lower production
and expectations for the usual boost in US demand as the summer travel season
approaches. While this has eased some of the pressure on the energy sector, prices
remain low on a weak global demand and still bulging reserves of oil and gas,
although oil reserves have begun to fall from historic highs. Production has fallen in
the US and elsewhere, although some of the production decreases are due to
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temporary disruptions in supply, including a brief labor strike in Kuwait and
wildfires in Canada. Offsetting supply disruptions somewhat, Iran has ramped up
production since economic sanctions were lifted.

US crude oil production increased 8.3 percent in 2015, despite low global oil prices.
Much of this increase was due to growth in the first half of the year (Figure 12,
middle left), before leveling off in the second half and falling 2.4 percent in the first
three months of 2016 compared with year-ago levels. Meanwhile, the number of
active oil rigs has been declining. In the fourth quarter of 2015, there was an
average of 567 active drilling rigs operating in the US, according to Baker Huges. By
the end of May, the number of rigs had declined to 316. The recent recovery in oil
prices is expected to stem and slowly reverse this decrease over the next year.

In Colorado, oil production increased 33.4 percent in 2015 due to production in the
Denver-Julesburg Basin. Oil producers are benefitting from efficiencies in drilling
technology, which allows for increased production from each well. Production
companies are still investing in the Denver-Julesburg Basin, likely taking production
activity away from other areas of the country and moving resources to Weld County.
Because natural gas is a byproduct of oil production, Weld County is now the leading
county, in Colorado in natural gas production and the only area of the state where
natural gas production is on the rise.

While Colorado production continues to rise, low oil prices have suppressed profits,
wages, employment, and investment in the industry. Prices are expected to remain
stable, averaging between $40 and $50 per barrel for the remainder of 2016 and
rising gradually to between $50 and $60 by 2018. By the end of 2016 and into 2017,
this will gradually mitigate and eventually reverse the energy sector’s drag on the
Colorado economy.
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According to the Economic Impact of Fracking Study performed by the Leeds School
of Business at the University of Colorado at Boulder, Colorado oil and gas
applications for permits to drill (APDs) peaked in 2008 with 8,027 approved
permits. While APDs remain a market indicator, technological advancements, such
as horizontal drilling and permitting changes, make APDs less of an indicator of the
health of the industry. In December 2009, the Colorado Oil and Gas Conservation
Commission extended drilling permit time from one year to two years stating that,
“Drilling permits for new gas and oil wells in Colorado will now be good for two
years, doubling the amount of time energy companies will have to schedule
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investments and drilling rigs in the state.” This makes counting drilling site
applications an inaccurate comparison for the health of the industry, and makes it
difficult to compare drilling site application numbers to other states. However, it is
worth mentioning that 2014 saw 3,801 APDs with a significant increase in
horizontal drilling at 2,173 permits. Horizontal drilling allows sites to extract more
resources than just vertical drilling techniques. Weld County leads the state in the
most APDs around 2,500. Garfield County had 870 APDs, followed by Rio Blanco
County, Mesa County and Lincoln County. In December of 2014, Colorado had
52,938 active wells producing 4.43 billion cubic feet of natural gas per day and
177.8 thousand barrels of oil per day. In November 2012, voters in Longmont
passed a charter amendment effectively banning the use of hydraulic fracturing
(fracking) and the storage of resultant waste products. Boulder, Broomfield, Ft.
Collins and Lafayette all have passed additional initiatives concerning hydraulic
fracturing. The topic remains an issue for many voters along the Front Range. The
state has taken initiatives to educate the public on hydraulic fracturing emphasizing
its importance on the state and world economy, its minimal environmental impact
and its strict regulations.

The Image below illustrates the location of drilling permit sites in Colorado for
2016. Image from the Colorado Oil and Gas Conservation Commission website.

Summary
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Colorado’s economy is expected to grow at rates above the nation’s economy in
2016. Employment is growing and the unemployment rate has fallen well below the
national average. Consumer confidence is growing and the real estate market is
experiencing price appreciation due to historically low housing inventories and
increased consumer confidence. The Federal Reserve is expected to begin raising
short term interest rates, but recently decided not to for the time being due to weak
GDP growth. Economic growth is anticipated to be moderate due to tightening
monetary policy and a weak global economy. Oil prices are expected to be a net
positive for the economy on the national level. On balance, Colorado is most likely to
continue to outperform the national economy through 2016 by continued growth in
employment, consumer confidence, and housing demand.
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REGIONAL MARKET ANALYSIS

We will first consider the subject in terms of the regional market in which it exists,
and then will discuss the local area.
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Gunnison County is located in west central Colorado on the western slope of the
Continental Divide. It is located 190 miles from the Denver metropolitan area,
based on shortest route driving miles. Some 1.6 million acres (more than 85%) of
Gunnison County is public land that includes alpine desert, ranchland, mountain
meadows and mountain peaks in excess of 12,000' elevation.

The county is made up of varying climate zones and topography. Its physical
attributes are dominated by both natural and man-made features. The Gunnison
River forms the major watershed in the county, flowing out of the Collegiate Range
to the east (via Tomichi Creek) and the Maroon and Elk Mountain ranges to the
north, as well as from several tributaries of the Gunnison River that flow out of the
south from the San Juan Mountains. This includes the Lake Fork of the Gunnison.
The Black Canyon of the Gunnison, the deepest gorge in the state, begins in
Gunnison County to the west. Man-made features include Blue Mesa Reservoir, the
largest of a series of reservoirs along the Gunnison, as well as the Morrow Point
Reservoir.

Economic activity in the county began in the 1800’s, when large ranches were
established along the broad river valleys. Two decades later, silver was discovered
in the mountains rimming the northern boundary of the county. The mining boom
set off a new round of growth, with the Town of Crested Butte established as a
commercial center serving mining towns such as Gothic, Pittsburgh, and Elkton.
When silver collapsed in 1893, coal mining replaced it as the chief economic activity.
By 1952, the last coal mine (Big Mine) was closed. Today the county is served by a
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broader based economy. Agriculture remains as a dominant economic activity, but
has been augmented by a strong tourist-based industry, focused around the ski
resort in Mount Crested Butte. Today this resort ranks as the 11th largest ski resort
in the state, as measured by annual skier visits:

Crested Butte’s ski area (actually Mt. Crested Butte) is categorized under one system
as a Tier 2 ski area, well below the largest ski areas (Tier 1) but also significantly
larger than the smaller Tier 3 resorts. Another ski area classification scheme lists
Crested Butte as a destination resort, since visitors to the ski area predominantly
travel from other regions (such as Texas and Oklahoma) to visit the ski area and
tend to stay there for multiple days.

A recent study indicates that nearly 200,000 non-residents per year visit Gunnison
County; Crested Butte sees a large number of those. The two historic mining
communities - Gunnison and Crested Butte - offer a variety of outdoor activities
including alpine skiing at Crested Butte Mountain Resort. Hiking, fishing, mountain
biking, skiing and hunting are also available.

The City of Gunnison is the county seat and is the largest populated municipality in
the county. Gunnison also is home to Western State Colorado University and serves
as a primary base for outdoor recreational excursions and contains the only
commercial airport in the region.

The century-old mountain town of Crested Butte with a population of approximately
1,650 exemplifies a 19th century Victorian community with its beginnings in coal
mining. This area is scattered with ghost towns reflective of that era. Three miles
north of Crested Butte is the Crested Butte Mountain Resort (or Mt. Crested Butte),
the only ski resort within Gunnison County. Some of Colorado’s most spectacular
mountain landscapes, including the Gunnison National Forest and the Oh-Be-Joyful,
West Elk, Maroon Bells/Snowmass, Collegiate Peaks and Ragged Wilderness areas,
are within proximity of Crested Butte.

Transportation and Highways

Gunnison County is crossed by few paved roads. An area known for its rugged
terrain and sparse population, many of the roads were originally designed for
mining purposes and are today used for four-wheel recreation.

The primary east-west arterial through the county is US 50, one of the major
transcontinental highways prior to the Interstate Highway System. US 50 leads from
Pueblo at Interstate 25 to the east through Gunnison County and joins Interstate 70
on the western slope at Grand Junction. US 50 is a two-lane federal highway that
crosses Monarch Pass at the extreme eastern section of the county at 11,312 feet
above sea level. State Highway 135 leads north from the city of Gunnison
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approximately 30 miles to Crested Butte and Mt. Crested Butte. Various roads
requiring four-wheel access branch off from the road to scenic points of interest.
Southward, State Highway 149 travels through the Curecanti National Recreational
Area to Creed.

Population Trends

The county has historically been built on ranching and mining with settlement of the
county dating back to the 1870s. The county is economically driven by recreation,
hunting/fishing, coal, cattle and Western State College in Gunnison. During the
1980's Gunnison County suffered as a result of the poor national economy and a
decline in tourism. The net out-migration exceeded the in-migration during this
time period with an actual county population decline -0.39 percent during the
decade. Mt Crested Butte was the exception to this decline with a reported increase
in all decades. This was followed by relatively strong population growth during the
1990s with Mt Crested Butte very strong in this period. Based on the current
population estimates, the growth has been minimal from 2000 through 2015.

Demographics - Gunnison County

The data employed in this section of the report was obtained from “The Site to Do
Business”; the reports represent 2016 data, the latest data available for Gunnison
County with projections from 2016 to 2021 (August 2016):

Population

In the identified area, the current year population is 15,778. In 2010, the Census
count in the area was 15,324. The rate of change since 2010 was 0.47 percent
annually. The five-year projection for the population in the area is 16,027
representing a change of 0.54 percent annually from 2016 to 2021.

Households

The household count in this area has changed from 6,516 in 2010 to 6,703 in the
current year, a change of 0.45 percent annually. The five-year projection of
households is 6,908, a change of 0.60 percent annually from the current year total.
Average household size is currently 2.21, compared to 2.22 in the year 2010. The
number of families in the current year is 3,544 in the specified area.

Income

Current median household income is $47,994 in the area, compared to $54,149 for
all US households. Median household income is projected to be $53,258 in five
years, compared to $59,476 for all US households. Current average household
income is $65,644 in this area, compared to $77,008 for all US households. Average
household income is projected to be $71,651 in five years, compared to $84,021 for
all US households. Current per capita income is $28,431 in the area, compared to the
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US per capita income of $29,472. The per capita income is projected to be $31,069 in
five years, compared to $32,025 for all US households.

Housing

Currently, 32.6 percent of the 11,675 housing units in the area are owner occupied;
24.8 percent renter occupied; and 42.6 percent are vacant. Currently, in the US 55.4
percent of the housing units are owner occupied; 32.9 percent are renter occupied,
and 11.7 are vacant. In 2010, there were 11,412 housing units in the area - 34.2
percent owner occupied, 22.9 percent renter occupied, and 42.9 percent vacant. The
annual rate of change in housing units since 2010 is 1.02 percent. Median home
value in the area is $348,406, compared to a median home value of $198,891 for the
US. In five years, median value is projected to change by 1.45 percent annually to
$374,424.

Employment

According to the Colorado Department of Labor and Employment, as of May 2016,
Gunnison County had an unemployment rate of 3.0 percent. It should be noted that
the Gunnison County labor forces is very seasonal and subject to significant
variation with the peak employment during the ski season and during summer
tourist months. The state unemployment rate was 3.6 percent as of May 2016.

Skier Visits
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Colorado Ski Industry

Changes in the ski market impact construction activity and real estate values in the
area. Information relating to ski area statistics and skier visits in Colorado is
presented on the following chart.

Season Colorado
1999-00 10,891,318
2000-01 11,666,672
2001-02 11,128,131
2002-03 11,605,777
2003-04 11,254,231
2004-05 11,815,572
2005-06 12,533,108
2006-07 12,561,221
2007-08 12,540,603
2008-09 11,855,495

2009-10 11,850,000
2010-11 11,980,350
2011-12  6,160,000*
2012-13 11,430,000

2013-14 12,600,000
2014-15 12,340,000

2015-16  7,400,000*

Source: Colorado Ski Country USA
*Does not include the Vail Resorts’ properties

During the 2008-2009 season, Colorado's mountain resorts reported approximately
11.86 million visits, according to data compiled by Colorado Ski Country USA. This
total was lower than the previous two seasons. The slower economy had an impact
on the season and this trend carried into the 2009-2010 season as the number of
skiers decreased slightly from the previous year. The 2012-2013 season had an
increase in skier visits of 3.8 percent over the previous season. Colorado accounts
for approximately 20 percent of ski and snowboard visits in the US, which means
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more than one out of every five winter travelers selects Colorado as their winter
ski/ride destination. Even in a troubled economy and below average snowfall,
Colorado saw approximately 12 million skiers for the 2010-11. The 2012-2013
season saw close to 11.45 million skiers, 235,000 more skiers than the previous
season. The 2013-2014 season experienced the largest volume of skier visits in
Colorado at 12.6 million. Over a million more visits than the previous season.
Colorado did experience better than average snowfall towards the end of the season.
The 2014-2015 season saw a decrease of 2.1 percent from the previous year skier
visits to approximately 12.3 million.

For the 2013-2014 ski season, The Ski Country USA resorts reported skier visits of
4.2 percent less than the 2012-2013 at the same time, and the 2011-2012 season
was the worst since 1980-1981. Vail Resorts, which is not a member of Ski Country,
experienced a 9 percent decline from the in 2011-2012 from previous season to
4.85 million skier visits. Poor snow fall is the stated reason for weak skier visits
during the 2012-2013 season. Colorado Ski County USA reported skier visits for the
2014-2015 for the 21 member resorts totaled 7.1 million, down 0.5 percent from
the 2013-2014 season.

Colorado experienced its best season on record during the 2013-2014 season. Over
12.5 million skier visited Colorado resorts. “Seeing our visitation punch through the
12.5 million level and best our prior mark demonstrates the vibrancy of Colorado’s
ski industry and the passion of our resident and visiting skiers,” state Melanie Mills,
president and CEO of Colorado Ski Country USA. Colorado resorts outperformed the
ski industry nationally. “We’re thrilled with this year’s (2014-2015) numbers,
especially in the a season that saw snow totals that were 36 percent below the 10-
year averages during the core of the ski season, as it’s a real testament to the caliber
of Colorado Ski Country USA’s brand of resorts and the dedication of our guests.”
Stated Melanie Mills on the 2014-2015 year’s skier visit numbers.

According to Colorado Ski Country USA annual release on June 9, 2016, “Colorado
Ski Country USA (CSCUSA) announced today at the association’s 53r4 Annual
Meeting that skier visits at its 21 member resorts totaled 7.4 million in 2015/16, up
by nearly five percent compared to last year’s CSCUSA membership season total and
a new record for visitation. Additionally, the 2015/16 season skier visit total for
CSCUSA members bested the five-year average. CSCUSA resorts’ 2015/16 skier
visits outpaced the ski industry nationally, which saw gains in visitation by 0.05
percent despite weather challenges in the East and Midwest. CSCUSA resorts also
supported strong percentage gains across the Rocky Mountain region, which
enjoyed good snow conditions.

National Ski Industry
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The National Ski Areas Association (NSAA) reported US Ski areas had approximately
51 million skier and snowboarder visits in the 2011-12 season. This was one of the
lowest skier visit seasons since 1991-92 when there were 50.8 million visits and
represents a 15.7 percent decrease from the previous year. The decrease came after
a record setting 2010-11 season when there were over 60 million skier visits. The
1980-81 season had the largest year-to-year drop in visits with a 17.6 percent
decrease but the industry had a 22 percent increase the following year. For the
2012-2013 ski season, there was an increase of 6 million skier and snowboard visits
totaling to 56.9 million visits. The 2013-2014 tallied an estimated 56.2 million skier
and snowboarder visits, a figure just shy of the 10-year industry average of 57.3
million, and down only 1.3 percent from last season’s 56.9 million skier visits. The
2014-2015 ski season estimated 53.6 million skier and snowboarder visits. This is
down 5 percent from the previous season and down 3.8 percent from the 5-year
industry average of 55.7 million skier visits.

According to the National Ski Areas Association press release dated May 4, 2015
(the most recent press release on this topic from NSAA):

The skier and snowboard visits for the 2014-2015 season were encouraging given
the weather challenges experienced throughout the season. According to the
National Ski Areas Association May 4, 2015 report, “Despite a stronger economy,
weather challenges across all regions of the country contributed to this drop in skier
visits. Nationally, snowfall was 28 percent below average this season - particularly
on the West Coast - and especially frigid temperatures in the Midwest and the East,
along with sizeable snow storms in the Northeast, impacted the ability of skier and
snowboarders to even get to many resorts.” According to Michael Berry, president
of NSAA, “The good news is that despite the vagaries of Mother Nature, ski areas
have adapted and responded with dramatic expansions and investments in energy-
efficient snowmaking.”

The Rocky Mountain region experienced visits well above the region’s 5-year
average. Similarly, both the Northeast Region and Southeast Region also had
seasons that surpassed their 5-year averages. Colorado set an all-time record in
skier visits last year. Season pass sales, also increased nationally by 6.2 percent from
the previous season, illustrating that the ski industry is strengthening in demand.
Furthermore, international visits continue to increase and accounted for 6 percent
of all skier visits to American Area Resorts.

According to the NSAA’s survey, for the 2014-2015 season, the Northeast region
was barely off last season’s strong skier visits numbers by 0.8 percent, and the
Southeast region was also down slightly by 1.4 percent. The Rocky Mountain region
was down slightly from last season by 2.1 percent. The Midwest region, which
suffered from brutal cold spells, dropped 9.3 percent from last season. The Pacific
Southwest was down 6.4 percent, and the Pacific Northwest fell by 36.3 percent
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over the previous season, declines driven largely by weather.

In the 24 seasons of available NSAA'’s data, this season is estimated to have had the
lowest snowfall on record for half of the county (Pacific Southwest, Pacific
Northwest, and Rocky Mountain Regions), and the second-lowest snowfall overall in
the past quarter-century. By contrast, snowfall was slightly above average in the
Northeast and Southeast regions.

The Rocky Mountain Region enjoyed its sixth-best season on record, whereas the
Southeast region had its 10th best season in the last quarter century. The 2014-2015
skier visits nationally were up 5.1 percent from a recent low of 51 million visits in
2011-12, and down 11.5 percent from the industry’s record high of 60.5 million
visits from the 2010-11 season.

Local Ski Industry

The Town of Crested Butte saw close to 250 inches of snowfall in the 2013-2014
season, undoubtedly helping with the increased ski and snowboard visits. Weak
skier visits can have an adverse effect on the subject, as the Town of Crested Butte
relies on revenue from tourists during both the ski season and during the summer
months. Higher ski numbers in the most recent season portend well for the area.

Crested Butte Skier Visits 2008-2014 Seasons

Season Skier Visits
2013-2014* 355,000
2012-2013 309,412
2011-2012 305,290
2010-2011 362,576
2009-2010 341,260
2008-2009 358,735
2007-2008 416,009
*Estimate

As noted in the chart above, skier visits were down substantially after the start of
the national recession, with only a minor up-tick in 2010-2011 followed by
substantially lower numbers in the 2011-2012 seasons. However, the most recent
season has shown marked improvement over recent years. The most recent
season, 2013-2014, was estimated to be the strongest since the record year of 2010-
2011. Specific numbers for Mt. Crested Butte are not available, but national totals
support the increased estimate. The Town of Crested Butte saw close to 250 inches
of snowfall in the 2013-2014 season, undoubtedly helping with the increased ski
and snowboard visits. Weak skier visits can have an adverse effect on the county, as
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the Gunnison County relies on revenue from tourists during both the ski season and
during the summer months.

In November of 2014, Crested Butte announced that it would be adding 40 acres of
new terrain directly adjacent to Teocalli Bowl. This new area was named Teocalli 2
(Teo 2). The area is expert terrain and does require a short hike to access. In
conjunction with the expansion of Teocalli 2, in July 2015, Crested Butte Mountain
Resort received word from the US forest service stating that plans can move
forward on a 500-acre expansion of the ski area. Although the project is still in its
initial stages, the Forest Service has officially accepted the resort’s project proposal
in accordance with Crested Butte’s 2013 Master Development Plan. The move paves
the way for an environmental review of the project, and if that goes well, for
construction to start in the next few years. The Master Plan Development is to
include: two new lifts in the Two Park and Drainage area, a 440-acre Special Use
Permit (SUP) increase in the Teo Drainage area, replacement of the existing North
Face surface lift, approximately 118 acres of developed terrain, and 200 acres of
undeveloped trails and gladed skiing terrain, new snowmaking infrastructure
covering 32 acres of existing terrain, a warming house located at the top of the
North Face lift, a ski patrol outpost located at the top of the North Face lift, and
construction of approximately 15 miles of multi-use and mountain bike trails with
the current ski boundary.

According to the article, Potential buyer in the works for CNL Lifestyle’s mountain
properties, posed August 31, 2016 written by Alissa Johnson, “It seems that a
possible buyer of CNL Lifestyle’s mountain properties, including Crested Butte
Mountain Resort (CBMR), visited the resort last week as part of due diligence
related to any potential sale. No buyer has been officially announced, and it is not
clear how serious the buyer might be, or how many properties might be involved.
Whether or not a sale is completed, the Mueller family’s Triple Peak LLC would
continue to control the management contract and run CBMR. CNL, a real estate
investment trust, has owned CBMR since 2008. CNL also owns Mount Sunapee
Mountain Resort and Okemo Mountain Resort, and leases all three to the Mueller
family, which manages the resorts through Triple Peaks, LLC. In 2015, CNL
announced it intended to sell its whole portfolio of mountain properties, which
included 15 ski resorts among other assets. The company did not meet its own
deadline for the sale, which was December 31, 2015.” Since the operator is likely to
remain the same, it is unlikely that large changes will be felt if the sale of CBMR does
happen.

The Slate River Development, planned north of Crested Butte, went to the Gunnison
County Planning Commission for a vote on Friday August 5, 2016. The Gunnison
County Planning Commission recommended that the county commissioners
approve the sketch plan presented by Cypress Foothills, LP. However, according to
an article written by Mark Reaman for the Crested Butte News, “the planning board
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continued to emphasize certain issues with the proposal, including elk migration
route that passes within some of the Cypress property; the location of any road that
provides access to the subdivision from Highway 135, especially the impact of
headlights on existing properties; the possibility of not only hooking up houses in
the subdivision to Crested Butte’s central sewer line but possible connecting to
Crested Butte’s central water service system as well; looking at the idea of a possible
access through town on Eight Street; and they want to take a closer look at the sever
lots (lots 7-13) located directly east of the Crested Butte cemetery.” The new
subdivision would consist of 44 acres north of Crested Butte and west of the
highway and would be subdivided according to the proposal. It would allow for 23
homes. According to the article, “the west side of the property would go through a
Crested Butte annexation process. The developers would retain six home sites with
the rest of the property earmarked for public uses outlined in the pre-annexation
agreement between the town and Cypress. The potential uses include property for
affordable housing, open space, an emergency services parcel for something like a
new firehouse, a potential site for school uses, public river access, trails, parks, and
snow storage.” The next step is for the county commissioners to approve the sketch
plan so more detailed drawings of the project can be presented.

Real Estate Trends

We relied on the Gunnison County Multi-List Service (MLS) to provide the following
information concerning residential real estate trends in this market. We first
examined the total volume of residential sales (attached & detached residential) in
this market since January 2008. The market data included sales from Crested Butte,
Gunnison, Rural Crested Butte and Rural Gunnison:

Year No. of Sales Avg Price Median Price AVG DOM
2008 180 $664,096 $362,450 293
2009 207 $431861 $279,000 329
2010 216 $428,281 $289,950 274
2011 302 $402,755 $225,000 287
2012 296 $362,591 $242,950 336
2013 360 $431,463 $275,000 284
2014 379 $415,074 $275,000 264
2015 421 $449,970 $270,500 272
2016* 227 $426,602 $280,500 285

*January 1, 2016 through July 16, 2016

The drop in sale volume has not been linear and is impacted by the entry of new
projects. Sales volume decreased in 2008 but increased from 2009 to 2014. The
largest number of sales was in 2015 with 421 total residential sales. So far, in 2016,
there have been 227 sales.
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In terms of price level, the highest average price experienced for residential
dwellings was in 2008 with $664,096. The median price was $362,450. The average
price for residential homes sold in 2010 was $428,000. This level was recently
surpassed in 2015 with an average sales price of $429,992. The median sales price
in 2010 was $289,950. So far, the median sales price from 2014, 2015, and 2016 has
not reached the level experienced in 2010. The 2014 median sales price was
$275,000, with the 2015 sales price down slightly to $270,500. The median sales
price for 2016 is up to $280,500.

We next examined the reported days on market for this same set of sale data. The
average days on market has not been linear. The average days on market
experienced in 2008 was 293 days. This number increased non-linearly from 2009
through 2013. In 2014, the average days on market was the lowest recorded since
2008 with 264 days on market. The average days on market for 2015 was 272 days
on market. So far, the average day on market for 2016 is at 285 days.

GUNNISON COUNTY-COMMERCIAL REAL ESTATE

The following table tracks commercial/industrial sales for Gunnison County from
January 2008 to July 16, 2016:
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Year No. of Sales Avg Price Median Price Median DOM
2008 8 $788,500 $345,000 373
2009 6 $779,250 $775,000 409
2010 4 $240,250 $277,000 55
2011 6 $487,500 $280,000 372
2012 12 $373,583 $160,000 381
2013 9 $367,333 $365,000 286
2014 22 $493,215 $332,500 271
2015 20 $432,190 $307,500 422
2016 5 $445,850 $450,000 635

The above sales included retail, industrial, and commercial/industrial, lodging, real
estate only (no business values included), indicated by the Gunnison Country MLS.
Overall, the commercial/industrial market is smaller scaled than other larger
mountain region counties, although, until 2012, there was a clear downward trend
in terms of sale volume in the above data.

The above data indicates a significant drop in the price levels in 2010 across the
commercial/industrial class of properties, although it should be noted that this data
covers a wide range of commercial and industrial property subclasses. There were
only 4 sales recorded in 2010. There were 6 sales in 2011 with a 46 percent
increase in the average sale price from the previous year. There were 12 sales in
2012, with total volume of $4.48 million, the highest for number and dollar volume
in 5 years. In 2013, the trends are somewhat better than last year in terms of
numbers of sales and median prices. The trends of 2014 increased significantly with
over $11 million in total volume from 22 total sales. For 2015 there were 20 sales
with over $8 million in total volume. There has only been five sale for 2016 totaling
$450,000.

The days on market for these sales were the highest in 2009 and then declined
significantly in 2010 with another increase in 2011 and 2012. However, as it was
noted before, the data is extremely limited with only 4 sales in 2010, 8 sales in 2011
and 12 sales in 2012. Days on market in 2013 are also down somewhat from 2012.
However, the median days on market increased in 2014 to 271, decreasing from
days on market seen in 2013. For 2015, the median days on market increased to
422.

As of the effective date of this report, there are 37 active listings of commercial
properties in Gunnison County, with a median asking price of $315,000 and total
asking prices of $31.6 million. Median days on market are 243 days for these
listings.
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ONE VALLEY PROSPERITY STRATEGY

A plan has been developing since 2014 for the Gunnison area to re-think and re-
commit to an overall economic and quality of life plan. The plan was completed and
presented for public discussion in May 2016. It was described in the plan
presentation as follows:

“In 2014, representatives from Gunnison County, the City of Gunnison, Town of Crested Butte,
Town of Mt. Crested Butte, Western State Colorado University, and Crested Butte Mountain
Resort attended the Community Builders Leadership Institute held by the Sonoran Institute. Out
of that forum, the attendees formed the Community Builders Task Force (CBTF) with the mission
of increasing prosperity from Gunnison to Gothic. The group met during 2014 to collaborate on
ideas for improving prosperity and developing a public process to discuss the future of the
Gunnison Valley... The outcome of this effort is the One Valley Prosperity Strategy (the
Strategy), a regional plan that will guide collaboration on community development efforts in
Gunnison Valley.”

The strategy was focused on four primary areas:
Affordable Housing

Community Health and Equity

Resilient Local Economy

Sustainable Tourism and Recreation

These topics are discussed in detail in the One Valley Prosperity Strategy report.
The idea is to create a more vibrant community in the area in the primary areas of
focus. Public input was requested by the end of May 2016 and the participants are
in the process of formulating a final plan and methods to execute the proposals.
This is an aggressive and forward thinking initiative and, if implemented, the
strategies that have been developed could be of great help in achieving the goals the
report has presented.

CONCLUSION:

The above real estate trends indicate a significant slowdown in terms of real estate
volume since 2008, prior to the beginning of the national recession, although some
recent improvement has also been evident. At this stage, the Crested Butte ski
resort market is on par with price levels seen in Winter Park and Keystone, and lag
behind those seen in Steamboat Springs and Breckenridge. It should be noted that
all of these other ski areas are much larger in terms of their skier visits, each posting
visits at or above 1,000,000 per year, or at least twice as many as the Crested Butte
market. While Keystone and Winter Park are Front Range destination resorts,
Steamboat is more similar to Crested Butte in terms of distance and driving times to
the Front Range urban centers. The issue of wide fluctuations in tourist visits
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throughout the year has also been solved by many of these other markets, and it
remains a challenge to the Crested Butte resort market.

At this point, however, the current market has reached pre-recession levels in
several areas. Vacancy for commercial space is low and rents remain at relatively
high levels indicating that the commercial market in Gunnison County and in the
City of Gunnison area may be starting to stabilizing somewhat. The number of
commercial and residential sales has increased, suggesting that the economy is
continuing to improve and consumer confidence is increasing. In the present and
near future, we expect that prices will remain relatively stable with continued slow
volume. It is also likely that a significant rebound in the residential market will take
several years but it is likely this trend will continue through the remainder of 2016.

Market Interviews

Cathie Elliott is a commercial and residential real estate broker in Gunnison County.
On the commercial retail market as a whole, Elliott explained that the market is still
slow but has been improving. She said vacancy is lower currently but rental rates
have not improved too much in recent years. Elliott reported the real estate market
in the Town of Gunnison has not returned to pre-recession levels. She said the
residential market is improving faster than the commercial market.

Bob Blackett of the Gunnison County Assessor’s office reported the Town of
Gunnison is still recovering from the national recession. He indicated commercial
property vacancy may be down in some parts of the county, but rental rates do not
appear to be improving. He also said residential real estate seems to be improving
ahead of commercial real estate.

Channing Boucher is a real estate broker in Gunnison County. Boucher sees far
more strength in the Crested Butte and Mt. Crested Butte markets than in the Town
of Gunnison and other smaller towns in the county. He supported the fact that
rental rates are lagging sales prices in Gunnison and the commercial market in
general has not fully recovered from the national recession.

Eric Ferchau is a real estate broker and property owner in Gunnison County. Mr.
Ferchau believes the residential market is improving in the area and commercial is
at least stable. He reported seeing commercial property prices starting to increase
somewhat but rents are still lagging the price increases.
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LOCAL AREA ANALYSIS

General Location Characteristics

The subject property is located in Crested Butte South, a Property Owner’s
Association (POA) community. Crested Butte South has a POA that approves all new
development in the community. The amenities for the community consist of a Bus
Stop, mailbox building, POA Building office and meeting area, community room with
kitchen, warming house, finish pond, tennis court, playground, NHL sized hockey
rink, skating pond, park, basketball court, 12 community bicycles, Nordic trails,
pedestrian path, annual picnic, annual clean-up day. Each owner in the community
pays dues to the POA in exchange for use of the common elements of the
community. There are 720 residential lots in South Crested Butte with 352
developed (48.9 percent developed). There are 62 commercial lots with 16 lots
developed (25.7 percent developed). The entire community consists of 782 total lots
with 47.1 percent developed. Within the residential lots, there is a variety of
residential sizes including single-family homes, single-family with accessory
dwellings, duplex, 3-unit structures, 4-unit structures, and other multi-family
structures. The dues for 2016 are as follows:
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The main entrance to South Crested Butte from Gunnison is Colorado State Highway
135, then east on Cement Creek Road. The area contains commercial, retail, and
single-family developments. Most of the business development in South Crested
Butte is concentrated along Teocalli Road, Gillaspey Avenue and Elcho Avenue.

Access
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Primary traffic linkage to Crested Butte is provided by Colorado State Highway
135 to Gunnison, which is 27 miles south of Crested Butte. State Highway 135 is a
two-lane regional highway that parallels the Gunnison River to the town of
Almont; from there, it travels along the East River and eventually the Slate River
into the valley where the Town of Crested Butte is located. South Crested Butte is
located 7.8 miles south of the Town of Crested Butte. State Highway 135 continues
northeast out of the valley to Mt. Crested Butte, which is located at the base of the
Crested Butte Ski Area.

Access to the region is provided by US 50, a federal all-weather principal arterial
highway interconnecting with I-70 at Grand Junction 126 miles to the west, and with
[-25 at Pueblo 150 miles to the east. US 50 also connects with several principal
arterial highways to Phoenix, Salt Lake City, Albuquerque, Denver, Dallas and other
metropolitan areas as part of the original interstate highway system designed in the
1920’s. Because the road is an older, two lane design, US 50 has not been plagued by
the heavy traffic volume that has impacted Interstate 70. US 50 is a major four-lane
highway from Interstate 25 west to Canon City. At that point it becomes two lanes
as it traverses through Bighorn Sheep Canyon between Cafion City and Salida. It has
sufficient passing lanes throughout the canyon and over Monarch Pass into the
Gunnison Valley. The State of Colorado maintains this highway all year.

Access characteristics to and through the neighborhood are good.

J State Highway 135 is west of the subject approximately 0.7 miles.

o County Road 740, or Cement Creek Road gives access to the South Crested
Butte development.

o Teocalli Road and Elcho Avenue give access to Gillaspey Avenue, which gives
access to the subject.

Neighborhood Characteristics
The section of South Crested Butte where the subject is located is the primary
development area for South Crested Butte. There is commercial development and
single-family development in close proximity to the subject.
Adjacent to Subject

North: Immediately north of the subject is a commercial unit with residence.

South: Directly south of the subject is commercial development with residence.

East:  Directly east of the subject across Gillaspey Avenue is parking for the
subject and vacant commercial lots.

49 Gillaspey Ave. = Crested Butte, CO 60





West:  Immediately west of the subject is multi-family and single-family
residential.

Demographics

The following demographic information from the CCIM Site to do Business is for a
three mile radius from the subject extracted August 2016, for 2016 through 2021.

Population

In the identified area, the current year population is 1,405. In 2010, the Census
count in the area was 1,176. The rate of change since 2010 was 2.89 percent
annually. The five-year projection for the population in the area is 1,556
representing a change of 2.06 percent annually from 2016 to 2021.

Housing

Currently, 54.7 percent of the 719 housing units in the area are owner occupied;
23.5 percent renter occupied; and 21.8 percent are vacant. Currently, in the US 55.4
percent of the housing units in the area are owner occupied; 32.9 percent are renter
occupied; and 11.7 percent are vacant. In 2010, there were 589 housing units in the
area - 57.0 percent owner occupied, 21.1 percent renter occupied, and 21.9 percent
vacant. The annual rate of change in housing units since 2010 is 8.52 percent.
Median home value in the area is $395,270, compared to a median home value of
$198,891 for the US. In five years, median value is projected to change by 1.50
percent annually to $425,877.

Households

The household count in this area has changed from 467 in 2010 to 562 in the
current year, a change of 3.01 percent annually. The five-year projection of
households is 625, a change of 2.15 percent annually from the current year total.
Average household size is currently 2.50, compared to 2.52 in the year 2010. The
number of families in the current year is 368 in the specified area.

Income

Current median household income is $113,284 in the area, compared to $54,149 for
all US households. Median household income is projected to be $117,441 in five
years, compared to $59,476 for all US households. Current average household
income is $125,735 in this area, compared to $77,008 for all US households. Average
household income is projected to be $132,869 in five years, compared to $84,021
for all US households.

Hazards and Nuisances

No significant hazards or nuisances are known.
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Summary and Trends

Population and housing growth has been slow in recent years however, the growth
in the area is above one percent per year. Future growth is anticipated to increase
in area. However, income levels are above the national average, while the median
home value is expected to grow to over $420,000.

The area is heavily dependent on tourism. Job growth and new business creation
has been slow. Crested Butte is a small community with slow growth prospects.
Even so, local residents will continue to require services provided by mixed-use
property users, similar to the subject, and these property types should continue to
have some level of demand. Residential properties are in greater demand. This
market is heavily influenced by the ski resort and overall market conditions.
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SUBJECT DESCRIPTION

PROPERTY IDENTIFICATION

Address: 49 Gillaspey Avenue, Crested Butte, CO 81224

Legal Description Lot 38, Block 5, Crested Butte South Filing 2
#510385, Crested Butte, Gunnison County,
State of Colorado

Parcel ID Number: 3257-272-04-061
Account Number: R041460
Current Ownership: JR & JL. Landowners LLC

Sale/Marketing History

Previous Sale(s): The property was acquired on May 2, 2001 for
$70,000 by JR & JL Landowners LLC. The
grantor was Bishop Anthony et al. The current
owners built the current improvements.

There have been no transfers of ownership in
the previous three years. The property is not
currently listed for sale.

REAL ESTATE TAXES

Tax Authority: Gunnison County
Tax Year: 2015 payable in 2016
Mill Levy: As shown below

Parcel ID Actual Assessment | Assessed | Mill Estimated
Value Percentage | Value Levy Taxes
3257-272-04-061 | $277,050 | 29% $80,340 66.667 | $5,356.05

The taxes above are the taxes for 2015, due in 2016. According to the Gunnison
County Treasury Department, the taxes have been paid for 2015. Delinquent
Taxes: There are no special tax districts according to the treasurer’s office.

Tax Authority: Gunnison County
Tax Year: Estimated 2016 payable in 2017
Mill Levy: Using the 2015 Mill Levy

Parcel ID Actual Assessment | Assessed | Mill Estimated
Value Percentage | Value Levy Taxes
3257-272-04-061 | $277,050 | 29% $80,340 66.667 | $5,356.05
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Assessment Comments: The appraisers value appears to be low based on sales in
the market area. This may be due to the time limitations imposed on the assessor.

ASSESSOR MAP WITH SUBJECT PARCEL OUTLINED IN RED

SITE DESCRIPTION

Land Area (SF): 0.35 Acres
Surplus Site Area: None
Excess Site Area: None
Land to Building Ratio: 4.6: 1.0

Approximately 100+ feet along Gillaspey

Frontage: Avenue

Visibility: Along Gillaspey Avenue
Access: Gillaspey Avenue
Shape: Irregular

Topography: Generally Level

Site Improvements

Parking Type/# of Spaces:

Approximately 10 gravel parking spaces
located on the east side of the site with
additional parking located across Gillaspey
Avenue

Parking Adequacy:

Appears to have adequate parking

Sidewalks / Type:

None
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Curbs and Gutters / Type:

None

Trees and shrubs as well as fenced in

Landscaping: playgrounds for the kids.

: There are small sign on the east elevation of the
Signage: .

building.

Utilities At Site

Electricity: Gunnison County Electric Association

Gas: ATMOS Energy

Water: Crested Butte South Water and Sewer

Sewer: Crested Butte South Water and Sewer

Telephone: Other providers

Environmental Assessment

We were not provided any environmental reports concerning the site. Based on the
existing development in place and continued use of the property, we assumed that
there are no significant environmental conditions that would adversely affect the

use of the subject.

Flood Plain Status

It appears from our examination of the following flood map (see below),
08051C0742D, dated May 16, 2013, that the subject is located in an area of low

flood risk (Zone X).

Source: STDB FEMA Flood Map.
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Easements, Restrictions and Encumbrance

We were not provided a title report by the client for the subject. No unusual
easements or encumbrances were noted. We have assumed that there are no
significant restrictions or easements that would impact the use of the subject units.
Please note that we are not experts in this area and cannot guarantee that
significant restrictions do not exist. Easements, mineral rights, patent reservations
and deed restrictions are a legal matter and only a title examination by an attorney
or title company can identify such restrictive covenants.

Zoning

The subject is located in South Crested Butte, which is a Property Owner’s
Association Community. While they do not have specific zoning, however they do
have a commercial district. The subject is located within this commercial district.
Each building must undergo a design review with the design review board for
approval.

Some of the permitted uses for Commercial Properties, however, again all uses are
required to go through a design review process.
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Please note this is an artist’s rendering of the commercial district and does not
accurately display what is currently in the district. This graphic was used to
illustrate the overall size of the commercial district and the subject’s location within
the district.
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We confirmed with the South Crested Butte POA that the current use as a daycare is
a legal conforming use that did undergo design review when it was built and was
approved by the South Crested Butte POA.
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IMPROVEMENT ANALYSIS

Building 1:

Building 2: I:]

The subject consists of two separate buildings. Building 1 was constructed in 2001
and is two levels at 2,256 square feet. Building 2 was constructed in 2009 and is one
level at 996 square feet. Both buildings are occupied by the Little Red Schoolhouse
business. The daycare/ school has a capacity of 70 students and is currently at full
capacity. The Little Red Schoolhouse is for children from 3 months old to five years
old.

General
Property Type: Commercial: Daycare/ School
Building Area: Building 1: 2,256 square feet

Building 2: 996 square feet
Total: 3,252 square feet
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Year Built:

Building 1: 2001
Building 2: 2009

Number of Stories/Levels:

Building 1: 2001
Building 2: 2009

Construction Class:

Mixed Class D (by Marshall Valuation Service; for
wood frame buildings)

Construction Quality:

Average

Exterior Construction Summary

Foundation: Concrete slab on grade
Sub-Floor: Wood
Wall Framing: Wood frame
Wall Covering: Masonite wood paneling, and cedar shakes
Roof Frame: Wood trusses, wood decking
Roof Covering: Metal 'I‘O(.)f for building 1, and compositing shingles
for building 2
Windows: Double pane in wood frames
The exterior doors are metal in wood frames in
Doors: both building 1 and 2. Building 1 has two exterior
) doors, while Building 2 has five exterior doors. All
of the interior doors are wood in wood frames.
Ceiling Height: Nine foot ceilings
Building 1 has an interior stairway located in the
Stairway: northeast corner of the building. There is also an

exterior metal stairway on the west elevation

Interior Description

Interior Layout:

Building 1: The primary entrance is on the east
elevation through double metal doors. Upon entry
is a large room subdivided into different areas.
There is a kitchen located to the north of the large
entrance room with two rooms west and east of
the kitchen. The western room has restrooms for
the children with sinks located outside of the toilet
area. There is an office adjacent to the restroom
area. There is also an exit to the backyard on the
west elevation. There is an interior stairway
located to the north of the primary entrance. The
upper level consists of a large open room, one
storage area, and a restroom.

Building 2: The primary entrance is on the
northern elevation. There are two rooms located in
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the western portion of the building. There is a
kitchen located in the center of the building. There
are two rooms located in the eastern portion of the
building. The southern rooms have exterior doors
that lead to the south side of the subject.

The backyard consists of two areas. One area is
covered with a rubber composite membrane with
playground equipment. The second playground
area consist of a sandbox play area with a
secondary area consisting plastic grass composite.
Both playground areas are enclosed with 5 foot
plastic fencing and 5 foot wood fencing.

Interior Finish:

Building 1: The walls and ceiling are finished and
painted drywall. The lighting is ceiling mounted
florescent lighting. The flooring consists of vinyl
tile and carpeting. The kitchen area has a
refrigerator, sink, oven/stove, and microwave. The
countertops throughout the building are laminate
The finishes in the restrooms are average.

Building 2: The walls and ceiling consist of finished
and painted drywall. The lighting is ceiling
mounted florescent lighting. The flooring consists
of vinyl tiles and carpeting. The kitchen area has a
refrigerator and sink. The countertops consist of
laminate The finishes in the restrooms are average.

Mechanical Description

Heating & Cooling System:

Gas fired forced air heating. There is one individual
swamp cooler in the window of the second floor
for the first building.

Plumbing:

Typical, assumed adequate.

Electrical:

Typical, assumed adequate.

Fire Protection:

Smoke detectors and fire extinguishers

Physical Condition

Overall Condition:

Average

Deferred Maintenance:

Very minor deferred maintenance with peeling
paint on the exterior of Building 1.

Effective Age:

10 years; property has been adequately
maintained

Typical Economic Life:

45
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Remaining Economic Life:

35

Functional Utility:

Average for a commercial daycare/school
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Building Floor Plan Sketches from the Assessor
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SUBJECT PHOTOGRAPHS

Building 1: South Elevation

Building 1: East Elevation
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Building 1: North Elevation

Building 1: West Elevation
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Building 1: South Elevation

Building 1: Entrance
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Building 1: Large Open Room

Building 1: Kitchen
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Building 1: Bathroom Area/ Exit to Backyard

Building 1: Classroom
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Building 1: Adult Restroom

Building 1: Second Level
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Building 1: Second Level Storage

Playground Area
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Building 2: East Elevation

Building 2: North Elevation
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Building 2: West Elevation

Building 2: South Elevation
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Building 2: Classroom

Building 2: Classroom
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Building 2: Room

Building 2: Kitchen Area
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Parking Area and Eastern Side of Site

Gillaspey Avenue looking South
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Gillaspey Avenue looking North
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HIGHEST AND BEST USE ANALYSIS

Four criteria are examined in order to determine the highest and best use of
the subject property. The criteria and their applicability to the subject are as
follows:

1. Legally Permissible: a legally permissible use is determined
primarily by current zoning regulations. However, other
considerations such as long-term leases, deed restrictions, and
environmental regulations may preclude some possible highest
and best use.

2. Physically Possible: the size, shape and topography affect the
uses to which land may be developed. The utility of a parcel is
dependent on its frontage and depth. Sites with irregular shapes
may be more expensive to develop, and topography or subsoil
conditions may make utilization too costly or restrictive. Highest
and best use as improved also depends on physical
characteristics such as condition and utility.

3. Financially Feasible: the use of the property is analyzed to
make a determination as to the likelihood that the property is
capable of producing a return which is greater than the
combined income needed to satisfy operation expenses, debt
service, and capital amortization. Any use that is expected to
produce a positive return is classified as financially feasible.

4. Maximally Productive: the use that provides the highest rate of
return among financially feasible uses is the highest and best use.
The use of the land must yield a profitable net return, and the
quantity of land devoted to any specific use must be limited to
that quantity which will yield a maximum return to each owner.
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Highest and Best Use - As Vacant:

Legally Permissible: The subject is in the commercial district of a Property
Owners Association master planned community. A
broad range of uses are allowed in this district,
however each use and each building must undergo a
special review by the Property Owners Association.
Some of the uses include retail, office, restaurant,
hospitality, and combinations of these uses.
Furthermore, a combination of residential and
commercial uses is permitted in the commercial
district.

Physically Possible: There are no significant physical limitations that
would affect development of the subject site. The
terrain is generally level and at street grade and the
site is of adequate size to support a wide variety of
smaller development options.

Financially Feasible: In examining financially feasible uses for the subject,
we considered the surrounding uses in the area with
respect to the theory of conformity, which indicates
that property value is created and sustained when the
characteristics of a property conform to the demands
of its market. Surrounding uses in the subject’s
immediate neighborhood are primarily commercial
uses. Current uses in the neighborhood include office,
retail, restaurant, mixed-uses with a residential
component, and related uses. Single-family residential
uses are in close proximity to the subject.

Retail and office rental rates have been improving the
area in recent years. Vacancy rates have generally
been decreasing as well. Most commercial property
types have seen stronger demand represented by
greater sales and leasing activity.

Although market conditions have improved in recent
years, market conditions do not warrant speculative
development in the area at this time. Any development
of the subject site would require demand by an owner-
user or tenant(s).

Maximally Productive: The maximally productive use of this site would
consider all of the available development options, the
current market conditions, and the character of the
greater area. It appears that an office or retail use,
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including day care or general retail uses, or a
combination of these uses, is the maximally productive
use for the subject site as vacant, upon demand and
not on speculation.

Highest and Best Use - As Improved
The subject operates as a daycare, which is an
approved use under the commercial design review.
Other types of retail and office uses are also allowed,
upon approval of a specific development plan.

The improvements are in average condition and are
adequately maintained. The subject operates as a day
care, but the configuration of the improvements could
accommodate a number of uses with little or no
retrofitting. Classrooms and play areas could easily be
used for offices, conference rooms, display areas, etc.
In addition, the upper levels of the building could be
used for an apartment, again with some retrofitting.
The existing improvements do have flexibility in use
depending on the demand by a user.

Rental rates for commercial properties are generally
supportive of commercial uses in the market. Rates
have been increasing to levels that provide an
adequate return. The current day care has operating
at capacity, according to the property/business owner.
Therefore, the subject as improved is financially
feasible and other office or retail uses could also be
financially feasible. In addition, mixed-uses with a
commercial and residential components are also
financially feasible.

A day care use, or an office or retail use upon demand,
considers all of the factors above and these uses are
maximally productive for the subject.

Ownership Profile

Based on an examination of the marketplace, the likely ownership profile is an
investor and/or owner/user. There is no holding period associated with highest
and best use.
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VALUATION PROCEDURES AND METHODOLOGIES

Current appraisal standards recognize three basic approaches to real estate
value. These are identified as the cost, sales comparison, and income
capitalization approaches.

The Cost Approach to value is developed by two fundamental opinions: the
value of the land and the value of the improvements to the land. Initially, the
current market value of the land is estimated as if unimproved and capable of
being put to its highest and best use. The reproduction or replacement cost
new of the improvements, less any depreciation, is then added, along with
any contributory value of the site improvements. There have been a limited
number of commercial land sales in recent years, the subject is
approximately 20 years old, and investors are not typically using the cost
approach when making investment decisions for similar properties.
Therefore, we will not use this approach in our analysis.

The Income Approach measures value by capitalization of the net income
from the real estate. The potential gross income is first estimated based on
data derived directly from the market. Deductions are then made for
vacancy and collection loss, and normal operating expenses. The resulting
net income figure is then converted to a value estimate by any one of several
capitalization methods. Rents for commercial and mixed-use properties in
Crested Butte have not kept up with sales prices. Brokers in the area report
some increasing rents but they still lag price increases. As a result, we
believe the market would rely to a greater extent on the sales comparison
approach when making decisions regarding the subject property.

The Sales Comparison Approach is based on comparison between the subject
property and similar properties which sold within a reasonable period prior
to the date of appraisal, and which are capable of providing insight into the
valuation of the subject property. Units of comparison are examined and
developed and after making the appropriate adjustment for differences such
as location and physical characteristics, are then applied to the subject to
derive an indication of value. We searched the market for recent sales of
properties in the area that were generally similar to the subject. Investors
for similar properties typically use the sales comparison approach and we
will use this approach in our analysis. The client has requested the appraisal
be based on the single most appropriate approach to value. In the scope of
work section of this appraisal, we have specified the sales comparison
approach is the most appropriate approach to use for the subject.
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SALES COMPARISON APPROACH ‘

The sales comparison approach to value compares the subject to similar
properties that have sold or are under contract in the same or similar market.
This approach is based on the principle of substitution, which states that no
commodity has a value greater than a similar commodity offering similar uses,
similar utility, and similar function that can be purchased within a reasonable
period. In other words, the market value of a property is set by the price of
acquiring a substitute property, which could provide the owner with similar
utility. The principle of substitution also is crucial in reconciling all three
approaches to value, as it provides linkage in the underlying determination of

the subject’s market value.

Unit of Comparison

Elements of Comparison

Listings in the Market

Using a common unit of comparison is an effective
device to adjust for differences in physical
characteristics while controlling for scale or some
other factor. This control allows the appraisers to
determine the impact of differences in attributes
between the subject and comparable sale properties.

As for the subject, the appraisers discussed recent
market transactions with area brokers, as well as
evaluating the physical attributes of the subject’s use
type. In both instances, the predominant unit of
comparison was price per building square foot. The
following analysis will use this unit.

Eight major comparison categories must be
considered in the direct sales comparison approach.
These include the following: Property rights,
financing, conditions of sale, expenditures made after
the sale, market trends, location, physical attributes,
and economic attributes.

Each of these categories will be addressed as
appropriate in the subsequent analysis, as it relates to
the subject. We reviewed recent sales in the market
and also reviewed generally similar property listings.

We reviewed current listings of properties in the Gunnison County market that are
generally similar to the subject with highest and best use and a daycare, office, or
retail, as allowable uses under zoning regulations. We discovered one listing that is
a reasonable substitute for the subject. The listing is located at 123 North Boulevard
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Street in the City of Gunnison. The building consists of 2,149 square feet in one
building and 520 square feet in an additional “office” building. The asking price is
$384,000, or $143.87 per square foot. The listing is in the B-1 City of Gunnison
zoning district which allows a daycare as part of a home or school. We have
included this listing in our analysis.

Sales Selection Criteria

The sales were selected based on the following criteria:
e Size: 1,200 to 4,000 square feet
e Location: Gunnison County
e Sale Dates: January 2015 to present
¢ Highest and Best Use: Commercial allowing a variety of uses, including a
daycare.

We found no sales of day care properties in Gunnison County that have transacted in
recent years. Therefore, we expanded our search to include sales of schools and
daycare facilities throughout the state, excluding major metropolitan areas and
Aspen and Vail. We found only two potential sales in our search. One property is
located in Canon City and sold for $32.46 per square foot, while the second sale is
located in Alamosa and sold for $22.72 per square foot. We believe that these two
sales are not indicative of the local market for the subject. Therefore, we considered
the highest and best use as well as allowable zoning for properties in the subject’s
local area. Since the subject is located in a “commercial district” with a variety of
uses, including other types of commercial and residential uses (upon review), we
expanded our sales search to include properties that had zoning that would allow
for a school or daycare uses and other uses including mixed-use with a residential
component. Mixed use commercial with a residential component is allowed in the
subject’s commercial district under special review.

Of the sales reviewed, based on the above criteria, the following comparables
represent the best available from the market to determine the subject’s market
potential under this valuation approach. While some are more ideal than others are,
the appraisers believe that they represent a sufficient sample of the data reviewed
to illustrate a market-based conclusion for the subject. We also included a property
that is currently listed for sale (Comparable 5).
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COMPARABLE SALES MAP
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SALE 1 - 116 Taylor Street, Gunnison

BUILDING AREA: 1,200 square feet
LAND AREA: 6,250square feet
YEAR OF CONSTRUCTION: 1959
DATE OF SALE: July 1, 2016
GRANTOR: Logi LLC
GRANTEE: Sustainable Development Strategies
Group
CONSIDERATION: $211,750
PRICE PER SQUARE FOOT: $176.46
FINANCING: Cash sale
COMMENTS:

This property is located in the downtown sector of the City of Gunnison in close
proximity to Highway 50. The improvements consist of a one story building that was
originally built as a single-family residence. @The improvements are brick
construction. The property is zoned Central Business District for the City of
Gunnison and does include a permit for in- home daycare, and a daycare school.
There is ample parking in the front and back if needed. The sale was originally listed
for $250,000 and was on the market for 197 days. There were no transfers of
ownership in the prior three years, expect as noted above.
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SALE 2- 429 Elk Avenue, Crested Butte

BUILDING AREA: 1,708 square feet
LAND AREA: 3,365 square feet
YEAR OF CONSTRUCTION: 1963

DATE OF SALE: February 29, 2016
GRANTOR: Jane Rossiwall
GRANTEE: 429 Elk LLC
CONSIDERATION: $626,000

PRICE PER SQUARE FOOT: $186.03
FINANCING: Cash to seller
COMMENTS:

This property is located at the northwest corner of EIk Avenue and 5t Street. Elk
Avenue is the primary commercial corridor through the town of Crested Butte and
commercial properties, consisting mostly of retail and office uses, are located on
both sides of Elk avenue. In addition to retail and office uses, a school use is allowed
in this zone district. The zoning is B-3 for the town of Crested Butte. This sale has an
apartment on the second floor with retail and office on the first floor. Construction is
wood frame. The property was listed at $650,000 and was on the market for 448
days. There were no transfers of ownership in the prior three years.
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SALE 3-214 6t Street, Gunnison

BUILDING AREA: 1,920 square feet

LAND AREA: 9,375

YEAR OF CONSTRUCTION: 1959

DATE OF SALE: September 2, 2015
GRANTOR: Alfred Jack Macallister Trust
GRANTEE: Velocity Property LLC
CONSIDERATION: $290,000

PRICE PER SQUARE FOOT: $151.04

FINANCING: Cash to seller; bank financing
COMMENTS:

This property is located at the northeast corner of Gothic and Main Street. The
improvements consist of a former residence constructed of wood frame. However,
the improvements were converted to an office. This property is zoned B-1 in the City
of Gunnison which allows for a daycare in the home, or daycare school, upon
approval by the city. These uses are conditional uses. The property was listed
$290,000 and sold for that amount. The property was on the market for 49 days.
There were no transfers of ownership in the prior three years, except for the sale
mentioned above.
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SALE 4- 104 W Ruby Avenue, Gunnison

BUILDING AREA:

LAND AREA:

YEAR OF CONSTRUCTION:
DATE OF SALE:
GRANTOR:

GRANTEE:
CONSIDERATION:

PRICE PER SQUARE FOOT:
FINANCING:

COMMENTS:

3,301 square feet

12,500 square feet

1922

January 2, 2015

Susan Wyman Et al

401 LLC

$398,000

$120.56

Cash to seller; bank financing

This property is located at the corner of Main Street and Ruby Street along one of
the main commercial corridors in the City of Gunnison. This property was originally
built as a single-family residence but was converted to office use. According to the
listing broker, the property had new wiring and upgrades including new wood
floors at the time of sale. The property also has a detached garage. The property is
located in B-1 zoning for the City of Gunnison which allows for in-home daycare use
or daycare school, upon approval by the city. These uses are conditional uses. The
property was listed at $429,500 and was on the market for 105 days. The previous
sale of the property was on January 31, 2011 for $288,000.
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Comparable 5- 123 N. Boulevard Street, Gunnison

BUILDING AREA:
LAND AREA:

YEAR OF CONSTRUCTION:

DATE OF SALE:
GRANTOR/ Owner:
GRANTEE:
CONSIDERATION:

PRICE PER SQUARE FOOT:

FINANCING:
COMMENTS:

2,149 square feet
8,437 square feet
1881

Listed August 19, 2016
Elizabeth A. Marcue
N/A

$384,000

$178.69

N/A

This property is currently listed for sale. It was placed on the market August 19,
2016 for $393,000. There has been a price reduction to $384,000. The property is
located at the corner of North Boulevard Street and West Virginia Avenue in the City
of Gunnison. The property was originally built as a single-family residence, but was
converted into a bed and breakfast with an addition office building constructed in
1950. According to the listing broker, the single-family residence and office are in
good condition. The property is located in B-1 zoning for the City of Gunnison which
allows for in-home daycare use or daycare school, upon approval by the city. These

uses are conditional uses. There is on-site parking as well as street parking.
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DISCUSSION AND ANALYSIS

Property Rights Conveyed
The sales were leased at market terms, were vacant, or were owner-occupied when
sold. No adjustments are required for property rights conveyed for these sales.

Cash Equivalency
The sales were for cash or were for cash equivalent financing and no adjustments
are warranted for financing.

Conditions of Sale
No other conditions of sale were known to apply.

Buyer Expenditures

This element is based on the understanding that a knowledgeable buyer would
consider possible expenditures to be made upon purchase of a property and those
costs affect the price a buyer would pay. None of the sales are currently used as day
care properties, although zoning does allow these uses. Therefore, a day care user
could expect to incur some retrofitting of these properties. Items to consider for
retrofitting would include: child-friendly restrooms; door and cabinet hardware
accommodations; security system; child-friendly flooring; etc. Office and retail
users may have to retrofit the existing improvements to accommodate specific
needs of the end user. We have reviewed costs from Marshall Valuation Service, a
national recognized cost estimator service, to determine adjustments for
retrofitting. Overall, it appears the cost would be in the range of $10 to $15 per
square foot. The comparables will be adjusted downward by a commensurate
percentage to account for possible retrofitting. We applied a downward adjustment
of $12.50 per square foot for each comparable.

Market Conditions

The sales transacted in 2015 and 2016. Prices for commercial and mixed-use
properties decreased when the full effects of the national recession were absorbed
by the market in 2009-2011. However, prices have been rebounding for these
properties overall in recent years. The sales transacted relatively recently and
market conditions have changed significantly since 2015. No adjustments for
market conditions are warranted.

Age
The subject was built in 2001 and 2009 and is in average condition. All of the sales
are older compared to the subject and upward adjustments will be applied.

Condition
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The subject is in average condition overall. The comparables have been updated and
renovated over the years and have been adequately maintained. Overall, the
comparables are also in average condition and no adjustments are warranted.

Location

The subject has average access and visibility. There have been no recent similar
commercial sales in South Crested Butte. Therefore, we looked for comparable
commercial sales in the Town of Crested Butte and the City of Gunnison. While both
locations are within a 30 minute drive from South Crested Butte, the Town of
Crested Butte commands a higher price per square foot than does South Crested
Butte or Gunnison. The City of Gunnison is located farther south of South Crested
Butte along US Highway 50. Gunnison is not considered a destination resort
community, therefore, the price per square foot in Gunnison is lower than the Town
of Crested Butte and lower than for South Crested Butte. South Crested Butte
benefits from the closer proximity to the ski resort and prices are reflective of this
proximity, being higher than in Gunnison. Sale 1, 3, 4, and 5 are located in the City of
Gunnison, therefore an upward adjustment was applied. Sale 2 is located in the
Town of Crested Butte, therefore a downward adjustment was applied.

Quality
The subject buildings are wood frame construction. All of the comparables are also
wood frame construction. Therefore, no adjustments are warranted.

Building Size

The subject consists of 3,252 square feet in two buildings. The sales range from
1,200 to 3,365 square feet. Typically, there is an inverse relationship between size
and price per square foot. A downward adjustment will be applied to Comparables 1,
3, and 5 all of which are smaller in scale compared to the subject. Sale 2 and 4 are of
generally similar scale as the subject and no adjustment was is warranted.

Residential

The subject is in a zoning that allows for residential and commercial uses under
special review. Additionally, there is a kitchen area in both of the subject buildings.
However, the subject does not currently have a residential component. Sale 2 has a
one bedroom, one bathroom unit on the second floor. This is a feature that could
help the property function as a live/work property, or the apartment could be leased
for additional income. A downward adjustment will be applied for this physical
characteristic.

Amenities

The subject consists of 3,252 square feet in two buildings with onsite parking and a
playground area. Sale 1, while it does not have two buildings, has enough square
footage to add a playground if needed. There is also ample parking on the street,
therefore no adjustment is warranted. Sale 2 is on a smaller lot with no designated
onsite parking. Adding a playground could be difficult, therefore an upward
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adjustment was applied. Sale 3, 4 and 5 all have onsite parking, or designated parking
areas with enough land area to add a playground, therefore no adjustment was
applied.
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SALES ADJUSTMENT GRID

Market Value Conclusion

The above sales represent smaller scale commercial properties in the Town of
Crested Butte and the City of Gunnison, similar to the subject.

The range in unadjusted prices is $120.57 to $186.03 per square foot and the mean
adjusted price is $162.56 per square foot and the median adjusted price is $176.46
per square foot. The subject is well located and has been adequately maintained.
There was no one best sale.

Considering all of the factors in this analysis, the market indicates a value close to
the mean adjusted price of $170.98 and median adjusted prices of $181.75 per
square foot, as follows:

Concluded Adjusted Price Per Square Foot: $175.00 PSF
Building Area: x3,252 SF
Market Value by Sales Comparison: $569,100
Rounded: $570,000
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RECONCILIATION

A summary of the value conclusions of each of these individual approaches indicates
the following:

Cost Approach: Not Used
Income Approach: Not Used

Sales Comparison Approach: $570,000

Discussion and Reconciliation

Cost Approach: The cost approach was not used in this appraisal because of the
limited number of vacant industrial land sales in the area in recent years, the
difficulty in determining depreciation, and because investors in properties similar to
the subject typically do not use this approach when making investment decisions.

Income Approach: The subject owner occupied. As a result, and in consideration of
the scope of work, we have not used the income approach to value the subject

property.

Sales Comparison Approach: The sales comparison approach was developed using
recent sales of similar commercial/mixed-use properties in the Crested Butte and
Gunnison market. The sales were analyzed and the prices were adjusted relative to
the subject property. This approach is also considered to be reliable and is used to
develop the final value conclusion.

We have relied on the sales comparison approach to value in our final value
conclusion for the subject.

AS IS MARKET VALUE CONCLUSION

AM Inte_res_t Effective Date Value Conclusion
Premise Appraised —
Asls Fee Simple Estate August 23,2016 $570,000
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EXPOSURE TIME

The appraisers examined the average length of time that small commercial
properties (2,000 to 10,000 square feet) were exposed to the market in Gunnison
County since January 2013. The list below is representative of these commercial

property sales.

Address

125 N Main Street

TBD S 9th

428 Elk Ave, B

626 Andreas Circle

500 W HIGHWAY 50 #101
219 Silver St

230 Gunnison Ave

912 West Gunnison

503 RED LADY---UNIT 101
322 N Main Street

323 E Tomichi Ave (Hwy 50)
37550 W U. S. Hwy 50
516 W Highway 50

312 E Tomichi Avenue
TBD S 9th

231 W Tomichi Avenue
310Silver Street

309 Third Street Street
319-321 Elk Ave

City
Gunnison
Gunnison
Crested Butte
Crested Butte
Gunnison
Lake City
Lake City
Gunnison
Crested Butte
Gunnison
Gunnison
Gunnison
Gunnison
Gunnison
Gunnison
Gunnison
Lake City
Crested Butte
Crested Butte

Days On Market Sold Price

569
1343
720
415
758
1951
3139
292
344
101
255
203
976
473
1452
395
467
495
820

$7,500
$51,000
$70,000
$150,000
$190,000
$194,000
$200,000
$249,000
$265,000
$265,000
$350,000
$353,000
$365,000
$377,000
$385,000
$475,000
$573,300
$699,000
$2,425,000

Closing Date
1/4/2013
6/5/2014

1/16/2015
9/4/2013
4/1/2015

10/23/2014
4/2/2015

3/21/2014
6/1/2015

8/17/2015

3/15/2013

11/12/2013

5/17/2013

8/21/2015

9/22/2014

3/14/2013

6/25/2014

7/13/2015

9/26/2014

The average days on market were 798 days and the median days on market were
495 days. The comparables used in the sales comparison approach had days on
Based on the indicated exposure and
marketing periods, the value conclusion represents a market price achievable
within 18 months prior to the effective date.

market of 365, 79, 514, and 34 days.
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APPRAISER QUALIFICATIONS

JAMES M. BITTEL
RELATED PROFESSIONAL EXPERIENCE

Firm: East West Econometrics LLC
Managing Partner
PO Box 127
Louviers, CO 80131
March 2013 to present

Firm Wildrose Appraisal, Inc.
President
PO Box 383
Divide, Co. 81211
September 1993 to present

Firm: Rocky Mountain Valuation Specialists, LLC
Director
PO Box 848
Salida, Co. 81201
June 1999 to January 2007

Firm: Valuation Research Corporation
Title: Vice President-Appraisal Branch Operations
9590 W. 14th

Lakewood, Co. 80215
December 1991 to September 1993

Firm: Promark Realty, et. al.
Title: Partner
743 Horizon Court
Grand Junction, Co.
March 1986 to December 1991

Firm: Farm Credit Services
Title: Vice President-Special Assets Group-Appraiser #443
743 Horizon Court, Suite 100
Grand Junction, Co. 81506
May 1979 to March 1986
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EXPERTISE

Appraisal of existing and proposed residential, commercial and
farm/ranch properties in El Paso, Teller, Douglas, Elbert,
Jefferson, Custer, Fremont, Gunnison, Summit, Chaffee, Pueblo,
Arapahoe, Archeluta, La Plata, Denver, Ouray, Montrose,
Prowers, Pitkin, Moffat, Grand, Las Animas, Yuma, Broomfield,
Washington, Adams, Larimer, Boulder, Park, Weld, Delta, Lake,
Routt, Alamosa, Costilla, Rio Grande, Saguache, Mesa, Eagle,
Garfield, and Clear Creek counties in Colorado. Appraisal of
farm/ranch, commercial, eminent domain cases, business
valuations, and complex residential properties.

Qualified as expert witness in El Paso and Teller County
District Courts, Fremont County District Court, Douglas County
District Court, Denver County District Court, Archuleta County
District Court, Chaffee County District Court, and Hillsborough
County, Florida District Court. Previously qualified in US
Bankruptcy Court in the District of Kansas.

PROFESSIONAL LICENSE

Colorado Certified General Appraiser #CG01315404
Certified through December 31, 2014

Colorado R. E. Employing Broker License #IB01217665
Licensed through June 29, 2015

Arizona Certified General Appraiser #31839

Certified through April 30, 2013 (Inactive)

PROFESSIONAL EDUCATION

Kansas State University
B.S. Economics, May 1979

Real Estate Training Center
Broker Licensing Classes-1986-1992

University of Colorado

NCRE 200 & 208-55 class hours-July, 1991

Licensed Non-Federal Class combined with Standards and
Ethics
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University of Colorado
NCRE 210-40 class hours-September, 1991
Licensed Federal Appraiser

University of Colorado
NCRE 215 Certified Appraiser I
September 1992

University of Colorado
NCRE 222 Certified Appraiser Il
October 1992

University of Colorado
NCRE 230-Certified Appraiser III
December 1992

American Society of Farm Managers and Rural Appraisers
A-29 Highest and Best Use
February 1994

University of Colorado
Subdivision Development
August, 1994

American Society of Farm Managers and Rural Appraisers
Purdue University

A-20-Principles of Rural Appraisal

August 13-19, 1995

American Society of Farm Managers and Rural Appraisers
Denver, Colorado

A-30-Principles of Rural Appraisal-Audit

June 17-22, 1996

University of Colorado

NCRE 208

Uniform Standards of Professional Appraisal Practice
October 10-11, 1997

American Society of Farm Managers and Rural Appraisers
Denver, Colorado

A-15-Appraisal Report Writing

January 26-28, 1998
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American Society of Farm Managers and Rural Appraisers
Denver, Colorado

A-25-Eminent Domain

January 29-31, 1998

American Society of Farm Managers and Rural
Appraisers/Appraisal Foundation
Omaha, Nebraska

National Uniform Standards of Professional Practice A-12.
Part II
April 28-29, 1999

Appraisal Institute

Salt Lake City, Utah

Uniform Standards of Professional Practice/Ethics
April 19-20, 2001

International Right of Way Association
Easement Valuation

Durango, Colorado

September 26, 2002

McKissock Data Systems

Denver, Colorado

Uniform Standards of Professional Practice/Ethics
December 10, 2002

Appraisal Institute

Denver, Colorado

National USPAP Update Class
Fall, 2004

VANED Van Education Center
Denver, Colorado

National USPAP Update Class
May 20, 2007

Appraisal Institute/ASA
Sacramento, Colorado

Valuation of Conservation Easements
February 25-29, 2008
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Appraisal Institute/IRS
Denver, CO

Federal Tax Valuations
July 23,2009

VANED Van Education Center

Denver, Colorado

2008-2009 National USPAP Update Class
December 23, 2009

7 Hour USPAP 2010-2011 Update
Stephen Snyder AQB Instructor
363 S. Harlan Street

April 9, 2010

7 Hour USPAP 2010-2011 Update
Stephen Snyder AQB Instructor
Daniels Gate Recreation Center
April 22,2011

Supervising Beginning Appraisers

Arizona School of Real Estate and Business
Certified by Arizona Board of Appraisal
August 26, 2011

7 Hour USPAP 2012-2013 Update
Stephen Snyder AQB Instructor
Daniels Gate Recreation Center
April 21, 2012

7 Hour USPAP 2012-2013 Update
Stephen Snyder AQB Instructor
Daniels Gate Recreation Center
April 21, 2013

Conservation Easement Appraiser Update Course
DORA-State of Colorado
November 8, 2012

7 Hour USPAP 2014-2015 Update
Stephen Snyder AQB Instructor
Daniels Gate Recreation Center
January 18, 2014
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DORA Conservation Easement Update Course
Lee Ormiston Instructor

Center for Professional Education

June 12,2014

Appraisal of Land Subject to Ground Leases
McKissock
December 6, 2014

Appraisal of Fast Food Facilities
McKissock
December 14, 2014

PROFESSIONAL SEMINARS:

University of Colorado
NCRE 232-Electronic Appraising
June 1994

Teller Title Company-Jim Felt Water Attorney
Water Rights and Real Estate Transactions
July, 1994

American Society of Farm Managers and Rural Appraisers
0il & Gas Royalty Income Valuation
September 21, 1995

American Society of Farm Managers and Rural Appraisers
Rotational Grazing Techniques
September 21, 1995

American Society of Farm Managers and Rural Appraisers
Geographic Information Systems
September 21, 1995

Colorado Real Estate Commission
Mandatory 8 Hour Update Class
November 21, 1996, November, 1998

Appraisal Institute
FHA Residential Appraisal Seminar
August 10, 1999
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Realtors Land Institute
Revised Colorado Sales Contracts
August 12,1999

CLE International
Eminent Domain
August 19-20, 1999

Realtors Land Institute
1031 Tax Deferred Exchange
January 13, 2000

American Society of Farm Managers and Rural Appraisers
Water Rights Seminar
February 17, 2000

Realtors Land Institute
Real Estate Counseling
May 4, 2000

Colorado Water Well Contractors Association
Wells-Are They a Dependable Source of Water
October 19, 2000

National Business Institute

Getting Successful Results in Colorado Eminent Domain
Actions

May 29, 2002

CLE International
Eminent Domain Conference
August 12-13, 2002

Colorado Real Estate Commission
Real Estate Update Class
November 13, 2003

J. Albert Bauer, Esq.
Homeowners Associations
November 13, 2003

Appraisal Institute
Right of Way Acquisition Process for Federally Funded Projects
FHA and the Real Estate Market
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Appraisers in the Ring
August 6, 2004

Colorado Real Estate Commission
Real Estate Update Class
October 27, 2004

J. Albert Bauer, Esq.
Top Ten Challenges of the New Sales Contract
October 27, 2004

Colorado Bar Association Continuing Legal Education
23rd Annual Real Estate Symposium
July 28-30, 2005

Law of Easements: Legal Issues and Practical Considerations
Lorman Education Services
November 16, 2005

Colorado Real Estate Commission
Real Estate Update Class
November 17, 2005

VANED Van Education Center

National Association of Realtors Ethics Update
December 30, 2005

Attorneys Title Guaranty Fund, Inc

Principles of Title Insurance

March 29, 2007

VANED Van Education Center
CREC Real Estate Update Class
May 19, 2007

Colorado Bar Association Continuing Legal
Education

25t Annual Real Estate Symposium

July 19-21, 2007

Colorado Bar Association Continuing Legal Education
27t Annual Real Estate Symposium
July 16-18, 2009
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VANED Van Education Center
CREC Real Estate Update Class
July 29, 2009

CLE International
Eminent Domain Conference
August 27-28, 2009

The Real Estate School, LLC-Oliver Frascona
2009 CREC Real Estate Update Class
November 17, 2009

CLE International
Eminent Domain Conference
August 26-27,2010

VANED Van Education Center
CREC Real Estate Update Class
December 29, 2010

VANED Van Education Center
CREC Real Estate Update Class
December 26, 2011

VANED Van Education Center
National Association of Realtors Ethics Update
December 30, 2011

CLE International
Eminent Domain Conference
August 2-3, 2012

VANED Van Education Center
CREC Real Estate Update Class
July 13,2013

CLE International
Eminent Domain Conference, Denver, CO
August 5-6, 2013

Frascona, Joiner, Goodman, Greensteiin, P.C.
CREC Real Estate Update Class
February 4, 2014
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Frascona, Joiner, Goodman, Greensteiin, P.C.
2014 Colorado Real Estate Commission Contracts Class
February 4, 2014

PROFESSIONAL AFFILIATIONS:

Multiple Board of Realtors Memberships-Colorado
Member-International Right of Way Association

PARTIAL CLIENT LIST

Cushman Wakefield

First State Bank of Colorado
1st Bank of Colorado
Community Banks of Colorado
Gunnison Bank & Trust
Academy Banks

Duncan, Ostrander & Dingess, P.C.
Greg Powell, PC.

Colorado Department of Transportation Regions 2, 5, & 6
Pitkin County Rural Transportation Authority
City of Woodland Park, CO
City of Cripple Creek, CO

City of Canon City, CO

City of Colorado Springs, CO
Town of Buena Vista, CO
Town of Mt. Crested Butte, CO
Bank Midwest

The Crested Butte Bank
Colorado Mountain Bank
Colorado Natural Gas

Chaffee County, Colorado
Lake County, Colorado

Pueblo Bank & Trust

Colorado East Bank

Bank of the West

PGP acting for the FDIC

Alpine Bank

Solera Bank

Collegiate Peaks Bank

Crested Butte Bank

Yampa Valley Bank

Universal Field Services
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Specific References Available Upon Request.

SUMMARY OF EXPERT TESTIMONY

1

2)

3)

4)

5)

6)

7)

8)

9)

Woods v. Sturman Case No. 96-CV-47 Teller County District Court. Heard
before District Court Judge Mary Jane Looney, Teller and El Paso County
Combined Courts, 1997, Eminent Domain

Joseph Lionelle, et al v. Melvin Vorwald Case No 94-CV-90 Chaffee County
District Court. Heard before Hon. William D. Neighbors, Judicial Arbiter
Group, July, 1997, Eminent Domain

In re the Marriage of Anderson, Douglas County District Court, Case No. 95-
DR-507, 1996, Marriage Dissolution

Berger v. Hammer, Denver District Court, Case #97-CV-1204, August, 1997,
Partnership Dissolution

Miller V. Wilson, Teller and El Paso County District Court, Case # 96-CV-109,
October, 1999, Eminent Domain

In re the Marriage of Parsons, Fremont County District Court, Case #94-DR-
497, July, 1999, Marriage Dissolution

Department of Transportation v. Love in Action, El Paso County District
Court, June 2004, Case #03-CV-862, Eminent Domain

In re: the Marriage of Shurbet, El Paso County District Court, Judicial
Arbitration Group, June 2009, Case #06-DR-110, Marriage Dissolution

Fosset Gulch Pipeline Company, LLC, v. Candlearia, Archuleta County District
Court, June 29, 2009, Eminent Domain Immediate Possession Hearing

10) Harmon v. Harmon, Hillsborough County, Florida District Court, November

10, 2009, Case #DR08-00113, Marriage Dissolution

11) Woody Creek Ventures, LLC v. Chaparral Aspen Homeowners Association,

Inc,, Pitkin County District Court, January 26, 2010, Case #08-CV-117,
Eminent Domain Deposition

12) Bank of the West v. Living Waters, Montrose County, CO District Court.

January 5th, 2012, Case #20111CV218, Foreclosure Related Deposition
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13) Academy Bank, N.A. v. Blue Heron Investment, LLC, et al., El Paso County, CO
District Court. June 20th, 2012, Case #2011 CV 4275, Foreclosure Related
Deposition

EXPERT WITNESS FEE SCHEDULE

Preparation Time

(Pre-Deposition or Pre-Trial) $150.00 per hour
Deposition Time

(including attendance and testimony) $200.00 per hour

Trial Time

(including attendance and testimony) $200.00 per hour

Travel Time (round trip) $100.00 per hour

COPY OF LICENSE
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APPRAISER QUALIFICATIONS

THOMAS 0. MEAD

PROFESSIONAL DESIGNATION

Colorado Certified General Appraiser #CG40022647

All continuing education courses have been completed to maintain the Colorado
appraisal license. The current Colorado Certified General Appraiser license expires
December 2016.

EMPLOYMENT HISTORY

East West Econometrics Appraisal Inc., 2012 to present

Commercial real estate appraiser. Valuation of all types of commercial properties.
EquiReal Appraisal Services, 2004-2011

Commercial appraiser. Valuation of all types of commercial real estate including:
office, industrial, multi-family, retail, land, religious facilities, restaurants, mixed-
use, and other properties. Appraise existing and proposed construction.

Rocky Mountain Valuation Specialists LLC, 2000-2004

Commercial appraiser. Valuation of all types of commercial properties. Also was
the director of marketing for approximately one year for the firm. The marketing
position responsibilities encompassed bidding and engaging assignments, allocating
and monitoring work with appraisers, developing and maintaining client
relationships.

Prior Experience, 1977-2000

Officer in various financial institutions. Progressive management from branch level

to executive level. Responsible for real estate loan operations and administration.
Member of senior management teams.

EDUCATION
Colorado State University University of Northern Colorado
Bachelor of Science, 1976 Master of Business Administration, 1984

Business Administration
Finance and Real Estate
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Graduate of the School of Mortgage Banking, 1981

Real Estate Training Center, Initial appraisal course for appraisal licensure
Appraisal Institute Course 120

Appraisal Institute Course 310

Appraisal Institute Course 320

Lincoln Graduate Center, Narrative Report Writing

American Real Estate College, Certified Residential Appraiser Course

USPAP updates

Appraisal Institute: Fundamentals of Separating Real Property, Personal Property,
and Intangible Business Assets; September 2013

Various other continuing education courses

COPY
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ENGAGEMENT LETTER
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THE
Curirisore
BANK

"Courtcous Service with Integeity”

RE: JR & JL Land LLC Appeaisal

Dear Tom,

The Gunnison Bank and Trust Company hereby engages your services to prepare 2 written naative appraisal report
oa the following property:

Present owner:  JR & JL Landowners LL.C

Address: 49 Gillaspey, Crested Butte, CO 81224

Legal: LOT 38 BLX S CRESTED SUTTE SOUTH FILING 2 4510385

Contact for inspection of property: Jessica Rutherford 970-349-0996 (business) or 970-209-1795 (ceil)
The terms and conditions of this engagement are descrided below:

Additional Coples of Appraisal: one hard copy. Please also email appraisal to
skosin@lgunnisonbank com and kmacalliser@guanisonhenk com

Other Consultants: If you require professional sssi from others, those individuals shall be first
Whm“w%hwfmwmwﬁulhmwnmhﬂohm
expenses paid (o you.

Subject Property: The real and other property described above in the legal descriptions.

Effective Date: The effective date of the appraisal shall be the date on which you personally inspect the
subject property.
Purpese of the Appraisal: The purposc of the appraisal is to estimate the market value of the subject

property as of the effective date of the sppraisal. Estimates of market value must be made of the subject
property in an "AS IS" coodition as of the effective date of the sppraisal.

Function or Use of the Appraisal: The function or use of the sppraisal shall be for regulatory
requirements or for this bank's internal needs to establish value.

Due date of the Appraisal: The original copy of the appraisal shall be delivered to us on or before

21

September 7, 2016, The due dute may be extended by us upon quest by you.

Fees and Expenses:  Fees and expenses for the appraisal shall not, unless otherwise agreed to by us in
writing, exceed $2,300.00. No other fees or expeases shall be payable unless agreed to by us in writing in
advance of incurring those foes or cxpenses.

Tue Gunnison Banx Tue Cresvenp BuTTE BANK

232 West Tomichi + P.O. Box 119 116 6th St (Mwy. 135) « P.O, Box 1010

Gunngcn, Colorado 81230-0119 Created Bute, Colorado 81224
Phone: (970) 6410320 « Faxc {970) 641-C084 Phone: (970) 345-0170 + Fax: (970) 3490175

THE GUNNISON BANK AND TrRuUsT COMPANY
www.gunnisonbank.com
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Scope of Work: We are requesting an appraisal compliant with current USPAP requirements. In addition
to conforming to USPAP, our State and Federal regulators require that appraisals supporting foderally
related transactions must:

*  Be written and contain sufficient information and analysis to suppart the regulated institution's
decision 10 engage in the transaction,

¢ Aralyze and report appropriate dedactions and discounts for proposed constructioa or renovation,
partially lcased buildings, non-market Jease terms, and tract developments with umsold units.

* Bebased upon the definition of markes value in the regulation.

*  Be performed by a state licensed or certified appralser in accordance with the regulatory
requirements.

Assuming it Is possible to remain in complience with the above requirements; the analysis should
develop the most appropriate approach and explain why the cost appreach, sales comparison approack
or income approack was not developed. In addition, the report must explain the reasoning for the
decisien to apply one approach over others. A cost approack alone Is unaccepiable.

: You mest represont and warrant that you are competent to prepare the appraisal and, as
required by law, be properly licensed or certified to prepare the sppraisal. Also, that you are disinterested
and unbiased with to that subject prop

v >4

Confidentiality: This letter, the sppraisal and any information provided by us to you is confidential and
may not be disclosed to any other party or referred to in any other assignment given you without our

1F THE APPRAISAL IS NOT COMPLETED IN COMPLIANCE WITH OUR REQUIREMENTS AS
LISTED ABOVE, WE WILL HAVE THE RIGHT TO WITHHOLD PAYMENT OF THE FEES AND
EXPENSES UNTIL SUCH DEFICIENCIES ARE CORRECTED WITHIN A REASONABLE TIME
PERIOD AS DETERMINED BY US. IF SUCH DEFICIENCIES ARE DUE TO YOUR NEGLIGENCE,
THEY SHALL BE CORRECTED WITHOUT FURTHER COST TO THE BANK.

If you accept the sbove conditions, please sign this letter in the space provided below and retum a signed original of
this lecter to us. A copy of this engagement letter, fully exccuted, should be included as an exhibit to the appraisal.

Sincerely,

Sarah Kosin
Credit Administrator

ACCEPTED THIS, DAY OF, ,2016 By:
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