A REAL PROPERTY APPRAISAL REPORT OF TWO PROPERTIES
IMPROVED WITH A DECOMMISSIONED WATER TREATEMENT FACILITY
LOCATED AT:

4651 & 4652 UTE HIGHWAY, LYONS
BOULDER COUNTY, COLORADO

PREPARED FOR:
THE TOWN OF LYONS
432 5™ AVENUE
LYONS, COLORADO 80540

ATTEN: TOWN ADMINISTRATOR

AS OF:

EFFECTIVE DATE: AUGUST 15, 2016
DATE OF REPORT: SEPTEMBER 9, 2016

PREPARED BY:

James D. Taylor-Colorado Certified General Appraiser
Front Range Appraisal, LLC
P.O. Box 1144, Longmont, Colorado 80502
720-937-2137




Front Range Appraisal, LLC
James D. Taylor- Colorado Certified General Appraiser

Appraiser File: #FRA-1611
September 8, 2016

The Town of Lyons

432 5™ Avenue,

Lyons, Colecrado, 80540
Attention: Town Administrator

Reference: A Real Property Appraisal Report of two properties improved with a Decommissioned
Water Filtration Facility located at 4651 & 4652 Ute Highway, Boulder County, Colorado.

At the Town's request for appraisal services and the agreement executed July 22, 2016, which is
included in the addendum of this report, Front Range Appraisal, LLC (James D. Taylor a Certified
General Appraiser) has made a personal inspection of the referenced property and surrounding
neighborhood. According to Boulder County Records, the subject property addressed as 4651
Ute Highway consists of a 6.45-acre parcel (281,033 square feet). The second subject property-
4652 Ute Highway- consists of a 3.33-acre parcel {145,182 square feet), both are zoned as
“Agricultural” governed by rural Boulder County. Based on plans and information provided by
Larry Wyeno P.E. Engineering Administrator- City of Longmont, the subject sites are improved
with water filtration facilities decommissioned in 2006. Since that time, the subject has remained
unused, unoccupied, and has had much of the electrical, plumbing, and all equipment removed
making the facility inoperable. Based on my observation, both the subject sites at 4651 and 4652
Ute Highway and improvements have sustained damage and are in significant dis-repair.

The intended users of this report include The Town of Lyons, and their assigns. The intended use
of this appraisal report is to aid the Town in the acquisition of the subject properties in
accordance to the “Community Development Block Grant Disaster Recovery Program (CDBG-DR)
requirements. Asrequested, this report has analyzed the Fee Simple Interest in the subject and
provided an opinion of the market value of the subject “as is”. Market value as requested, is
defined on page 4 of this report.

This report has been written in accordance with the Uniform Standards of Professional Practice
(USPAP) promulgated by the Appraisal Standards Board of the Appraisal Foundation with the
intention of meeting the requirements of the 2016-2017 USPAP as they refer to the "appraisal
report” (Standards Rule 2-2a). As such, the accompanying report, of which this letter is a part,
contains pertinent discussions and explanations of the methods, variables, and the data used in
arriving at the opinion of market value with additional information retained in the appraiser file.
No hypothetical conditions or extraordinary assumptions were needed to complete the appraisal
request, and none were used. This appraisal report is for real property and no personal property
is included in the opinion of market value provided. The preparation and reporting of this
appraisal analysis is also intended to meet The Town of Lyons and CDBG-DR requirements, the
and the Interagency Appraisal and Evaluation Guidelines CFR 2010-42, December 10, 2010. The
opinion of market value is subject to the Statements of Contingent and Limiting Conditions
attached herein.
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Front Range Appraisal, LLC
James D. Taylor- Colorado Certified General Appraiser

Final Opinion of Values

In my opinion, the Market Value of the Fee Simple Interest in the subject property located at
4651 Ute Highway, Boulder County, (Lyons) Colorado “As Is” assuming no environmental
contamination and an exposure time of 12 months or less, as of August 15, 2016 was:

SIX HUNDRED THOUSAND DOLLARS

$600,000 /

In my opinion, the Market Value of the Fee Simple Interest in the subject property located at
4652 Ute Highway, Boulder County, (Lyons) Colorado “As Is” assuming no environmental
contamination and an exposure time of 12 months or less, as of August 15, 2016 was:

ONE HUNDRED NINETY-FIVE THOUSAND DOLLARS

$195,000

Respectfully submitted,

gz

James D. Taylor # CG40033066
Colorado Certified General Appraiser
Expires December 31, 2017
720-937-2137
jim@frontrangeappraisal.net
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4651 & 4652 Ute Highway, Boulder County, CO Salient Facts

Subject property:

Property Location:

Owner of Record:

Legal Description:

County Parcel Numbers:
County Account Numbers:

Property Rights Appraised:

Three Year Sales Disclosure:

Zoning:

SUMMARY OF SALIENT FACTS

According to Boulder County Records, the subject property
addressed as 4651 Ute Highway consists of a 6.45-acre parcel
(281,033 square feet). The second subject property- 4652 Ute
Highway- consists of a 3.33-acre parcel (145,182 square feet),
both are zoned “Agricultural” governed by rural Boulder
County. The subject sites are improved with water filtration
facilities that were decommissioned in 2006. Since that time,
the subject has remained unused, unoccupied, and have had
much of the electrical, plumbing, and all equipment removed
making the facility inoperable. Based on my observation, both
the subject sites at 4651 and 4652 Ute Highway and
improvements have sustained substantial damage and are in
significant dis-repair.

The subject properties are approximately % mile east of
Highway 36 and both are located just east of Lyons in Rural
Boulder County. More specifically, the subject identified as
4651 is on the north side of Ute Highway while 4652 is located
on the south side of the highway.

According to the Boulder County Clerk and Recording Office,
the City of Longmont owns the subject properties.

The subject properties are legally described as follows:
4651 Ute Highway: TRACTS 2264A 2267A2 2272 20-3N-70
HYDRO PLANT ETC

4652 Ute Highway: TRACTS 2259 & 2260 A HYDRO PLANT ETC
20-3N-70 3.43 ACS

120320100013 & 120320100009
RO084874 & R0O084876

Fee Simple Estate

The last ownership transfers took place in May 1954 & August
1966 when the current owners -City of Longmont- purchased
the properties.

The subject is located in an A-Agricultural zoning district
governed by Boulder County. The subject’s prior water
treatment use and structures is a permitted use “as is”.
However, the land use is anticipated to change with a specific
use not yet identified. Annexation and zoning changes by Lyons
are expected in the future.

Front Range Appraisal, LLC



4651 & 4652 Ute Highway, Boulder County, CO Salient Facts

Flood Plain Status:

Highest and Best Use:

Intended Users:

Intended Use:

Prior Appraisal Disclosure:

Competency Provision:

Extraordinary Assumptions &
Hypothetical Conditions:

According to FEMA Flood Zone Mapping, Panel Number
08013C0253J, dated 12/18/2012, the subject at 4652 Ute
Highway is in a flood hazard zone A which is within a 100-year
flood hazard area. The subject at 4651 Ute Highway- on the
north side of the Highway, is in flood hazard zone X and outside
a 100-year flood hazard area.

The subject’s existing municipal water filtration facility “as is” is
physically and economically obsolete. A change of use is
necessary to recoghize a highest and best use within the A-
Agricultural zoning district governed by Boulder County.
Additionally, a cost to cure the physical obsolescence is
required and is discussed later in the Highest and Best Use
analysis,

The intended users of this appraisal report is The Town of Lyons
and assigns.

The intended use of this appraisal report is to aid the Town in
the acquisition of the subject properties in accordance to the
“Community Development Block Grant Disaster Recovery
Program (CDBG-DR) requirements,

“I 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-year period immediately preceding
acceptance of this assignment.”

In accordance with the provisions of the 2016-2017 USPAP,
lames D. Taylor - a Colorado Certified General Appraiser, is
competent to perform an appraisal of the property that is the
subject of this appraisal analysis. He has completed a number
of agriculturally and municipally zoned properties in Northern
Colorado including Boulder County since 2003. During the
appraisal process a number of resources have been utilized
such as market participants, real estate brokers, property
managers, and planners, to assist in gaining knowledge and
competence in the subject area.

There are no "extraordinary assumptions” or "hypothetical
conditions" required to complete this assignment and none
were included in this report.

Front Range Appraisal, LLC



4651 & 4652 Ute Highway, Boulder County, CO Salient Facts

Lyon's Catastrophic Flooding

In September, 2013 the State of Colorado experienced extremely heavy rainfall along with
catastrophic flooding. This resulted in major damage across a range of twenty-four counties,
resulting in loss of life and causing more than 18,000 people to evacuate their communities. The
Town of Lyons was hit hard by this event, causing considerable damage to property and
belongings, and the towns safety was threatened Economic and structural recovery continues
to be the Towns top priority as it seeks to clean up the debris and the areas of Town most affected
by the 2013 flood. Many homes, buildings, roadways, and landscapes have been altered, and all
involved with the restoration, including property owners, the towns public works, administrative,
and planning departments are working to mitigate losses, and improve the Town for the future.

The subject at 4652 Ute Highway is located along the StVrain Creek and was adversely affected
by the flood. Additional information regarding the recovery and strategies to repair the damage
from the flood is found on the Lyons Web Site.

EFFECTIVE DATE OF REPORT: August 15, 2016

DATE OF THE REPORT: September 9, 2016

Conclusion of Values Reported

Subject 4651 Ute Highway, Lyons, Boulder County "As Is"

Cost Approach: N/A
Income Approach: N/A
Direct Sales Comparison Approach: | $600,000

Subject 4652 Ute Highway, Lyons, Boulder County "As Is"
Cost Approach: N/A
Income Approach: N/A

Direct Sales Comparison Approach: $195,000

The subject has not been inspected with respect to the existence of hazardous health or
environmental substances, and the appraiser has made conditional assumptions with respect to
the possible existence of hazardous substances. However, a letter provided by Larry Wyeno, a
representative of the City of Longmont (the owner), indicates there is a “No Action
Determination” status in place for the two subject properties included in this report. The
determination letter indicates that based on reviews of prior environmental studies by the State
of Colorado Department of Public Health and Environment, no action is required if used for the
purposes such as commercial, residential, light industrial. A copy of said letter is included in the
addendum of this report. Additionally, The Americans With Disabilities Act (ADA) became effective
January 26, 1992. | have not made a specific compliance survey and analysis of the subject to
determine whether or not it is in conformity with the requirements of the ADA.

Front Range Appraisal, LLC 4



4651 & 4652 Ute Highway, Boulder County, CO Definitions

Definitions
"Market Value”

The engagement for services requested the Market Value and the definition of Market Value as
described in 12 CFR 323.2 is provided as follows and used in this report is as follows:

"Market Value" is 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 acting in what they
consider their own best interests;

3. A reasonable 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

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.?

"Fee Simple Interest” is defined as:

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

“Leased Fee Interest” is defined as:

“An ownership interest held by a landlord with the rights of use and occupancy conveyed by
lease to others. The rights of the lessor (the leased fee owner) and the leased fee are specified
by contract terms 3contained within the lease.?

“Leasehold Interest” is defined as:

“The interest held by the lessee (the tenant or renter] through a lease transferring the
rights of use and occupancy for a stated term under certain conditions.”

r. very: 0, men jtle X1, 1989, Section 323.2 amended at 57 Fed. Reg. 949, March 16. 1992; 59
Fed. Reg. 29504, June 7, 1994 & 12 CFR 323.2 - Definitions
! The Dictionary of Real Estate Appraisal , Fifth Edition, The Appraisal Institute, 2050
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4651 & 4652 Ute Highway, Boulder County, CO Scope of Work

APPRAISAL SCOPE OF WORK

In a real property appraisal assignment, one of the most crucial factors in producing a credible
report is identifying the problem to be solved. Based on the appraisal services request and
agreement with the Town of Lyons, dated July 22, 2016 (included in addendum), it was
determined that the purpose of this appraisal report would be to communicate an opinion of
market value of the Fee Simple Interest in the subject "As Is". The intended use of this appraisal
report is to aid the Town in the acquisition of the subject properties in accordance to the
“Community Development Block Grant Disaster Recovery Program (CDBG-DR) requirements.

Data for this report has been gathered from county records, public and private secondary
sources, knowledgeable real estate professionals, CoStar, MLS real estate listing associations, the
appraisers' records, County officials, Burbach & Associates real estate survey, multiple secondary
sources, and original data collection surveys. All data is confirmed, when possible, with one or
more parties involved in transactions. In the valuation of the subject property, the following
steps were completed.

1 Prior to acceptance of the assignment, the Appraiser has made a determination that he is in
compliance with the Competency Provision of USPAP 2016-2017 and this report is prepared
in accordance to meet the USPAP appraisal standards (2-2a). The Appraiser, however, has no
expertise in the identification or assessment of environmental hazards, and the property is
appraised as if none are present, while this may or may not be the case. This aspect is beyond
the scope of the appraisal. It is noted, a determination letter {included in addendum)
indicates that based on reviews of prior environmental studies by the State of
Colorado Department of Public Health and Environment, “no action” is required if
used for the purposes such as commercial, residential, light industrial.

2. The property was physically inspected August 15, 2016 which is considered the effective date
of this report. The inspection included the exterior of the buildings and the subject's site. The
interior was restricted as it is deemed “unsafe to enter”. Based on my inspection, and
conversation with the Owner Representative- Larry Wyeno, the property is a water treatment
facility that was decommissioned in 2006. Since that time, the subject has remained unused,
unoccupied, and has had much of the electrical, plumbing, and all equipment removed
making the facility inoperable. Based on my observation, both the subject property sites-
4651 and 4652 Ute Highway and improvements have sustained damage and are in significant
dis-repair. Since the previous use was specific to a water filtration/treatment facility,
conversion/renovation of the property’s existing structures is highly improbable as they
contain a significant amount of infrastructure such as piping, filtering systems, and
mechanical systems that are not found in a typical commercial, industrial or residential use.
It is the opinion of the appraiser, the subject has reached its economic obsolescence
Therefore, a cost to demolish the subject’s improvements/infrastructure “as is” is given
strong consideration in developing a credible opinion of value of the subject as “vacant land”.

3. There were no hypothetical conditions or extraordinary assumptions required for this report.

4. The Appraiser has analyzed effective market trends that will affect projected income or the
absorption period, to the extent that they affect the value of the property.

Front Range Appraisal, LLC 5



4651 & 4652 Ute Highway, Boulder County, CO Scope of Work

10.

11.

12,

13.

An analysis was performed regarding the Highest and Best Use for the property.

The valuation method considered all three approaches to value but based on the most likely
use as cured, this report utilizes the Direct Sales Comparison approach in developing a
credible opinion of a market value “as is”.

As applicable to the property in the appraisal process, market sales data has been collected
from public records, real estate company resources, recorded deed transfers, the Boulder
County Assessor, Iresis- MLS, and other commercial property data sites.

In consideration of the omitting the Cost Approach, the subject is being valued as vacant land
Agricultural land in Boulder County. Vacant land appraisal analysis does not utilize the Cost
Approach as there are no improvements on site in which to value or develop a replacement
cost estimate. In this appraisal report, the current use of the subject “as is” is physically and
economically obsolete and the cost to cure will result in vacant land.

There was an adequate amount of sales data in the Northern Colorado/Boulder County
market area of similar type properties to develop a credible opinion of market value of the
subject via the Direct Sales Comparison Approach and is presented in this report.

The Income Approach was also considered but there is no significant amount of supportable
income data available for vacant land to develop a credible opinion of value based on the
capitalized income stream. The Appraiser has used discretion in providing only pertinent sales
data in a format that will allow the reader to follow the Appraiser's path to arriving at a value
which is based solely on the Sales Comparison Approach.

To the extent possibie, the Appraiser has reviewed and confirmed market data with public
records, sellers, buyers, agents, or other related parties. It should be recognized by the user
of the report that detailed data are not a matter of public record, and that parties concerned
are under no compulsion to reveal any information to the Appraiser. Most often, this data is
only offered verbally and the quality and extent of available data will vary depending on the
source. Information, estimates and opinions furnished to the Appraiser were obtained from
sources considered to be reliable and believed to be true and correct. However, the Appraiser
can assume no responsibility for the accuracy of such data.

The appraisal of this property is specifically limited to the value in exchange of the real estate,
and does not include the valuation of interests associated with the operation of the
business(es}, particularly those relative to going concern business value, or other intangibles.
All references in the appraisal to "income" relate only to income derived from the rental or
potential rental of the real estate. In the case of owner occupied propenty, this assumes an
appraisal of the property "as if vacant”. In the case of lease encumbered property, this relates
to current rental revenues and expenses.

For the purpose of this report and based on client instructions | appraised the property “as is”
to determine a Market Value of the Fee Simple Interest in the subject property. The Direct
Sales Comparison Approach to value has been presented and reconciled into a final opinion
of value by considering and including an estimate to cure the physical and economic
obsolescence at the subject.
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4651 & 4652 Ute Highway, Boulder County, CO Praperty Appraised

PROPERTY APPRAISED

The structural exteriors and sites of the subject properties were observed. The interior of the
structures is deemed “Unsafe” and no interior inspection was made. This interior inspection
restriction strongly supports the physically obsolesce noted. According to Boulder County Records,
the subject property addressed as 4651 Ute Highway consists of a 6.45 acre parcel (281,033
square feet) and is on the north side of the Highway. The second subject property- 4652 Ute
Highway- consists of a 3.33 acre parcel (145,182 square feet) and is on the south side of the
Highway and has St Vrain Creek/river frontage. Both properties are zoned “Agricultural” by
Boulder County.

The subject sites are improved with water filtration facilities that were decommissioned in 2006
and any conversion or renovation of the existing improvements is highly improbable and
unfeasible. Therefore, as previously indicated, a change in use of the land and a use that is
supported as a “permitted use” in the Agricultural zoning by Boulder County is considered the
Highest and Best Use. Since the cost to cure the subject results in vacant land, the physical sizes
of the improvements “as is” are not considered highly relevant in this analysis.

The estimated size of improvements, brief exterior descriptions, and photos are provided in the
property description section of this report.

PROPERTY RIGHTS APPRAISED

The subject property is a decommissioned and abandoned water treatment facility. Based on my
client’s appraisal request and the intended use- to secure funding for acquisition, the Fee Simple
property rights are being valued in this report "as is" at current market value levels.

Front Range Appraisal, LLC 7



48551 & 4652 Ute Highway, Boulder County, CO Property Taxes

SUBJECT’S PROPERTY TAXES

The subject is owned by a City in Boulder County, Longmont, as such, no property taxes have
been assessed or paid. Since this report is based on a “Fee Simple” ownership and at current
market levels, the land would have property taxes applied. The estimated per-square foot of
land tax rate is provided below is based on comparable properties with a similar zoning. The
mill levy is set at 94.578 and the County Web Site provides the following tax record.
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Comparable Tax Rate Analysis

The comparable tax rates are calculated by using the reported Boulder County Land area for each of

the properties listed below. The same unit of measure (Land size) is applied in determining the subjects
tax rate "as is".

T A
fecs! lzoazgjﬁal';%”'d“ County | g 53 Acres $1,073.24 $125.79/Acre
4301 "ar:fwh“\;:‘éa ';“;"L:’n :"“"""’ 42 Acres $7,083.90 $190.03/Acre
::::n':{‘:':;e pezLongmogt 5.63 Acres $66.24 $11.77/Acre
Range of Comparable Tax Rates $11.77/Acre - $190.09/Acre

Subject Tax Rate Conclusion:

The comparable tax rate range is for other vacant parcels of Boulder County Agricultural land in the
near area of the subject. Overall, the first comparable is closest to the subject and its $125/Acre
rate for vacant land is a reasonably representative rate when compared to the subject’s vacant land.
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4651 & 4652 Ute Highway, Boulder County, CO Regional Description

TRENDS AFFECTING PROPERTY VALUE
CITY AND REGIONAL DATA

The dynamic nature of economic relationships within a market area has a direct bearing on real
estate values and the long-term quality of a real estate investment. In the market, the value of
a property is not based on the price paid for it in the past or the cost of its creation, but on what
buyers and sellers perceive it will provide in the future. Consequently, the attitude of the market
toward a property within a specific neighborhood or market area reflects the probable future
trend of that area. Since real estate is an immobile asset, economic trends affecting its location
quality in relation to other competing properties within its market area will also have a direct
effect on its value as an investment,

It is critical to recognize that many factors impact upon an individual property's valuation, and
that paramount among these are those factors external to the property boundaries. Often
referred to as the "four great forces", these factors are the physical, economic, governmental,
and social climates, which form the fabric upon which the property value is created, modified, or
destroyed. An examination of the historical aspects which impact upon the current economic
trends, as well as the current and future trends of the economy, business cycle, population,
financing, and taxes, must be examined in terms of the immediate significance and impact upon
property values,

History and Government
Boulder County covers 750 square miles and was

organized as one of the original counties of the
Colorado Territory. The City of Longmont was
founded in 1871 by members of the “Chicago
Colony” who settled in the St. Vrain Valley. The City
of Longmont derives its name from a combination of
“Long” from Long's Peak, named after Major
Stephen H. Long who explored the valley in 1820,
and the “mont” from the French for Mountain.
Longmont is governed by a Mayor-Council form of
government. Six council persons are elected for
staggered four year terms. A mayor is elected
at-large for a two year term and a full-time city manager is appointed. Longmont and Boulder
County are located in the Denver Standard Metropolitan Statistical Area (SMSA) and are assisted
by the Denver Regional Council of Government (DRCOG).

Lyons Colorado

The United States government had the boundary line to range 71 surveyed in 1870 and range 72
was surveyed in 1874. E.S. Lyon and his wife Adeline came to this area in 1880 from Putnam,
Connecticut, following the advice of Mr. Lyon's doctor. In 1882 the town was platted and named
(after E.S. LyonO but it wasn't incorporated until 1891. Lyons is proud to claim the title of "The
Double Gateway to the Rockies," as it is the junction of the North St. Vrain Highway 36- Ute
Highway (66) and the South St. Vrain Highway 7 — either of which leads to Estes Park.

Front Range Appraisal, LLC 9



4651 & 4652 Ute Highway, Boulder County, CO Regional Description

Lyons Colorado

Papulation: 2,033

Elevation: 5,374

County: Boulder

Logo: "Double Gateway to the Rockies"
Schools: tyons Elementary School

Lyons Middle and Senior High School
Avg. Household 232

Size:

Median Household $65,656

Income;

Utilities: Water — Provided by City of Longmont

Electric — Provided by the Town of Lyons

Gas — Provided by Xcel Energy

Waste water - Provided by the Town of Lyons
Telephone — Provided by Qwest Communications

Considering economic conditions, employment, and commerce, Lyons is often associated with
its largest neighboring city of Longmont. Therefore, information regarding Longmont is also
included in the regional analysis as it has significant influence in the area.

Longmont

Longmont is located on the eastern slope of the Rocky Mountains in Boulder County. Residents
enjoy both the varied recreational activities of the mountains and the economic and cultural
advantages of a major city. Longmont is fifteen miles northeast of the City of Boulder. The
Diagonal Highway (Colorado 119) links the two cities. Denver lies approximately thirty-eight
miles to the south of Longmont and is accessible via either U.S. 287 or Interstate Highway 25, the
major north-south Interstate Highway through Colorado.

Population

Longmont has been one of the most rapidly growing cities in Colorado. U.S. Census Bureau
figures showed an 1960 population of 11,500 and an 1970 population of 23,200, an increase of
102%. According to figures from the Denver Regional Council of Governments (DRCOG),
Longmaont’s population by the U.S. Bureau of Census was 42,942 for 1980, an increase of 85% over
the 1970 estimate. The 2000 Census indicated the population was 73,344 people and is currently
estimated (2010 census) to be at 86,270. The population of Boulder County was estimated at
294,567 in 2010.

Educational Facilities

The St. Vrain Valley School District (RE-1J) serves Longmont and the nearby communities of Erie,
Lyons, Mead, Hygiene, Frederick and Niwot with twenty elementary schools, six middle schools,
three middle/senior high schools, four senior high schools, two alternative schoals, and two
charter schools. Recent budget shortfalls have negatively impacted the St. Vrain Valley School
District which will be a significant challenge to overcome over the next few years.

Front Range Appraisal, LLC 10



4651 & 4652 Ute Highway, Boulder County, CO Regional Description

Health and Medical

Longmont United Hospital, an accredited community hospital with 146 beds, serves Longmont
and the surrounding municipalities. Professional Ambulance Service provides 24-hour service
with three ambulances and a trauma cardiac care unit. Multiple healthcare clinics are located in
and around Longmont ranging from Urgent Care and a low income Clinics -Saulad, and multiple
family practices ranging to specialty practices in Orthopedics, Women's Health,
Gastroenterology, Cancer, respiratory, Cardiology etc...

Parks and Recreation

Longmont has sixteen city parks which provide playgrounds, picnic facilities, tennis courts,
baseball fields, wading pools and band shells. The city has both indoor and outdoor Olympic size
swimming pools designed to serve more than a thousand bathers at a time. Sunset Park golf
course is a public nine hole course, Twin Peaks is a public I8-hale course and Fox Hill Country Club
provides an |8-hole course, tennis courts, swimming pool and a club house with a capacity of 200
to 250 people. The 220 acre Spring Valley municipal golf course is a recently completed course in
the northeast portion of the City. Longmont is located fourteen miles east of Roosevelt National
Forest and thirty miles east of Rocky Mountain National Park and Arapahoe National Forest.

Transportation

The Longmont Municipal (Vance Brand) Airport is located four miles west of downtown
Longmont on Airport Road. The Denver International Airport is approximately forty miles from
Longmont which is located in Adams County. Bus service is available, as is car rental service.
Longmont’s transportation needs are served by the Regional Transportation District (RTD) which
provides regular bus service to Denver and Boulder and locally throughout Longmont. The
Colorado and Southern Railroad (Burlington Northern) provide rail freight service. There are no
passenger trains available.

Longmont Diagonal Rail Project/1st & Main Station Transit and Revitalization Plan

The Longmont Diagonal Rail Project is the Boulder County extension of the light rail project. This
is the voter approved FasTracks mass transit system that will extend approximately 38 miles
along the existing railroad right-of-way between Denver Union Station in Downtown Denver and
Longmont (through Boulder). RTD’s FasTracks program currently assumes an end-of-line station
at 1st & Main in downtown Longmont. The US 36 Corridor project will enhance transit
connections between Downtown Denver and the communities of Westminster, Broomfield,
Louisville, Superior, Boulder, and Longmont. The project improvements will provide more options
to commuters and others traveling along heavily congested US 36 that is expected to see a 49
percent increase in traffic by 2025.

Longmont has also seen significant amount of retail and office expansion with developments such
as Harvest Junction in South Longmont, (the Ken Pratt Parkway expansion project)- the Clover
Basin area (southwest Longmont) that includes big box stores such as Kohls, Sprouts, Target,
Home Depot, multiple restaurants and Hotels, providing a lot more competition for Main Street
businesses. The North Longmont- with the Super Wal-mart and other retail restaurants and
retail strip centers redeveloped along Main Street also provides influence to the somewhat idling
development in the Downtown area.

Front Range Appraisal, LLC 11



4651 & 4652 Ute Highway, Boulder County, CO Regional Description

Since the passage of the FasTracks sales tax in 2004, the City of Longmont has been working with
RTD to develop a plan for the proposed rail station at 1st & Main in downtown Longmont. This
study has been undertaken by the City of Longmont partly in response to two ongoing activities
of RTD.

First, RTD has designated up to $17 million in early
action FasTracks funds for land assembly and the _ _
construction of a Park-n-Ride and related facilities
in downtown Longmont at the 1st & Main site.
Both the City and RTD would like to initiate land ]
assembly for the longer-term rail station and its |
Park-n-Ride that can be used in the interim years
before rail service begins.

Second, the City is working with RTD to developa |
new local transit service plan that would |
consolidate bus service at the new 1st & Main
location as soon as possible to improve
operational efficiencies for RTD and mobility E
services for the citizens of Longmont. The City of
Longmont proposes to take advantage of the
proposed RTD transit investment by preparing a
plan for the redevelopment and revitalization of
the area around the proposed station area.
However, it should be noted the new Transit
Revitalization plan adopted by Longmont in June

2012 indicates a desired Fast Tracks stationisnear e i i - o
the 1t and Main Street intersection. The concept e A S Tl
plan also includes the South Main Street area of Longmont and the subject area to have
gentrification that includes mixed use residential and commercial properties along with
pedestrian friendly walkways.

Transportation is one aspect affecting Longmont but as the Downtown area and other reaches
of Longmont continues to be renewed, new business will continue to consider Longmont
development as a factor and economic contributor for growth in the region. Boulder County is
renewing and building a large development for the County near Coffman Street and 6th Avenue.
A real key to any long term -continued growth, does rely heavily on office and industrial
expansion. in Longmont both are occurring -slowly but surely absorbing vacant industrial
properties.
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4651 & 4652 Ute Highway, Boulder County, CO

Regional Description

Employment and Unemployment
The national trend of unemployment rates which has been on a downward trend since 2011.
However, the data should be met with some skepticism as the Economic Policy Institute, indicates
the more accurate national unemployment rate is estimated around 7.4% or more. The work
participation rate is at a 38 year low of 62.6% which is similar to the 1970s inflationary period.
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Employment/Unemployment Summary

As with unemployment rates in much of the nation,
Boulder County has seen some increased rates since
2007, but have been consistently below the national
and state averages. The National unemployment rate
currently reported at 4.9% for July 2016. The June
unemployment rate in the State of Colorado is
estimated at 3.7%. The Bou!der/Longmont market
area is considered part of the Boulder Statistical area
which indicates an unemployment rate at 3.4% as of
lune 2016. The unemployment trend in the Boulder
Statistical Area over the last 18 months is presented on
the graph on left and table below.

Year Period [aborforce employment unemployment unemployment rate

Since 2008-2009 the national and state
economies have seen declining conditions
thru 2010 and into 2011. Many areas of the
country and state have been seeing
improvement in the jobs, housing, and
business from 2011 to the present. All
indications are that the overall economic
conditions are still lagging behind the prime
years of the 1990's and earlier 2000's as the
job participation estimate (around 62.6%).
Additionally, it is heavily considered by
many prognosticators that the Affordable
Health Care Act is having a profoundly

2014 | Annual | 177043(R) | 169807(R) 7236(R) | 4.1{R)
2015 {Jan | 176911(R) | 170135(R) 6776(R) 3.8(R)
2015 | Feb 176641{R) 169743(R) 6898(R) 3A.9(R)
2015 | Mar 175590(R) 169453{R} 6497(R) 3.7(R)
2015 Apr 176223(R) 170494(R) 5729(R) 3.3(R)
2015 |May | 177242(R) | 171471(R) 5771(R) 3.3(R)
2015 |Jun 176534(R) 170360(R) 6174(R} 3.5(R}
2015 Jul 176283(R} 170649(R) 5634|R) 3.2(R)
2015 | Aug 175806IR) 170613(R) 5193(R) 3.0(R)
2015 |Sep 177693(R) | 173191(R) 4502(R) 25(R)
2015 |oct | 179043(R) | 174364(R) 4679(R) 2.6(R)
2015 |Nov | 177291(R) |  172569(R) 4722(R) 2.7{R)
2015 | Dec 175052(R) 170442(R) 4609(R} 2.6(R)
2015 | Annual | 176726(R) | 171127(R) 5599(R) 3.2(R)
2016 | Jan 176236 171776 4460 25
2016 | Feb 178422 173592 4830 27
2016 | Mar 178746 173641 5105 29
2016 | Apr 179570 174413 5157 29
2016 | May 181345 176117 5228 29
2016 | Jun 181433(P) 175230(P} 65203(P) 3.4(

negative impact on new hires, the expansion of part time work, and the stall in future business
expansion. Its full implication in 2017 is looming for many businesses. In general, Longmont and
the Boulder County market outperforms the national and state levels of employment and it is
anticipated that trend will continue. But it may be functioning at a new normal level with higher
unemployment and less economic growth going forward.

Front Range Appraisal, LLC
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4651 & 4652 Ute Highway, Boulder County, CO Regional Description

Longmont Employers

Primary contribution to the economic base in the Longmont area is made by the school system,
high-tech computer/electronics companies, software services, light manufacturing, and
agricultural products. Listed below are some of the top employers located in or near Longmont.

LONGMONT AREA TOP EMPLOYERS

August 2013

Compaay Name Product Emplovees
St. Vram Valley Schools School Dystnct 3364
Lengmont United Hospital Regional Hospital 1265
Secagate Technology Computer disk drrves 1245
City of Longmont City government 828
Intrado 911 Database & mapping services 793
DigtalGlobe Satellite smagery 762
Amgen Biopharmaceuncals 107
Federal Aviation Admuustratien Awviation control center 484
Crocs Croc shoes 433
McLane Western Grocery distnbution center 362
Circle Graphics Digital billboards 326
Longment Clinic Medical services 300
Dot Hall Systems Corp Fiber channel computer devices 250
GE Energy Power generation & energy technology 250
Xihnx Programmable Logic (Sofiware Drvision) 240
PharMenca Regional billing office 200
Measured Progress Standardized test grading firm 260
Western Digital Computer disk dryves 185

The Longmont area has major manufacturing firms in the fields of computer equipment,
electronic equipment, instruments and related products, fabricated metal products, machinery
and other miscellaneous durable goods. Although the difficult economic conditions of the recent
past have had an impact on the local economy, there are indications that there will be
improvement in the near future.

Regional Summary

National and regional economic indicators showed that much of the U.S. was experiencing a
recession thru 2002-2003. Residential and Commercial markets showed a recovery through 2004
-2007 when property values appeared to be at a highpoint at which time the market appeared
to again deteriorate. Towards the end of 2008, both the residential and commercial markets
began a decline while the unemployment rate increased. Markets from mid 2010-2011 until
present, have stabilized with rental rates staying the same and increasing as demand has
improved. The large number of foreclosure activity seen in 2008-2010 has generally diminished
and there is once again there is pent up demand for new housing-but until some of the existing
inventory is absorbed the new construction activity will continue to struggle. There is new
commercial construction ongoing as investors are entering the market for potential future
expansion. Many projects are owner occupants that are capitalizing on the lower land prices and
expanding business facilities. However, the multifamily market is expanding annually to try and
keep up with demand. The vacancy rates are anticipated to remain lower and settle from the
3%-5% which is representative of a market in balance.
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4651 & 4652 Ute Highway, Boulder County, CO

Regional Description

Regional Boulder Colorado Market Area
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4651 & 4652 Ute Highway, Boulder County, CO Neiihborhood Description

NEIGHBORHOOD DESCRIPTION
Definition

A neighborhood is defined as "a portion of a larger community, or on entire community, in which
there is o homogeneous grouping of inhabitants, buildings or business enterprises." Natural
boundaries - hills, ravines or streams often serve as neighborhood boundaries. Boundaries may
also be established by man-made barriers - wide traffic arteries, different zoning boundaries, or
type or age of building developments.

Boundaries

The neighborhood boundaries are considered to be the entire town of Lyons Colorado.

! poy
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] tewm Limins

Primary Planning Area
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- Rursl Pressrvaiion

{:3 Lyons' Planning Ares

Areas in yellow include northwest and east of the Town borders today are targeted for future
expansion and planning. The eastern area of the subject’s location is not yet annexed into the Town
of Lyons “as is”, but is well within the future planning area.

Neighborhood Uses

The subject’s entire Lyons neighborhood is best identified as an established urban commercial and
residential area that functions as a municipality. As with any typical small town, it is dispersed with
single family & attached residential, and commercial uses such as retail, office, schools, industrial,
gas stations, restaurants, banks, parks, and service type business such as stone and greenhouse uses.
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4651 & 4652 Ute Highway, Boulder County, CO Neighborhood Description
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The Flood in 2013 left a significant amount of damage thru-out the town including the immediate subject are. Above are the east Lyans plans
and strategies in repairing the damaged areas. The StVrain Creek that directly abuts the subject Iocated on the south side of the Highway, 4652
Ute Highway will have a number of restorative efforts to prevent future property damage and restore vegetation. More comprehensive plans
are found on the Lyons Web Site- townofiyons.com.
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4651 & 4652 Ute Highway, Boulder County, CO Neighborhood Description

Summary and Relevance to the Subject

The subject neighborhood is in the eastern section of the Town Of Lyons that extends east past Highway
36. The subject location is in Rural Bouider County but is within a comprehensive plan area for future
development. It has good linkage to downtown Lyons and the local highway network Highway 7 and
Highway 66 leading to Longmont and Highway 36 that leads to Boulder and Estes Park to the West.
Summer Estes Park tourism has a positive effect on the town as the town has thousands of cars passing
thru on the way up to Estes. Considering the lower residential apartment vacancy rates, and the small
town supply in Lyons, residential vacancy is relatively low and expected to remain that way for the
foreseeable future.

All parts of Lyons have had and is having restoration projects, and overall, the neighborhood (Town)is in
an expansion phase of the neighborhood life cycle. Much of the work being done is the result of the
2013 flood, but none the less, many infrastructure projects are underway that are improving the towns
sewer, water, electrical lines. In conjunction, several streets have been rebuilt and paved.

The value trends in many of the Northern Colorado areas including Lyons have been stabilizing to match
pre-recession values in 2007, with many commercial sectors including the multi-family developments
displaying appreciating values. in addition to the positive upswing in the values, the apartment living and
rental properties in general are in good demand (low vacancy) as rents continue upward. Overall, with
town improvements ongoing and the flood recovery still taking place, the demand for the Lyons area is
expected to remain strong and continue as the overall economy continues to slowly rebound from the
2009-2010 recessionary conditions.

Front Range Appraisal, LLC 18



4651 & 4652 Ute Highway, Boulder County, CO Property Description

PROPERTY DESCRIPTION

Zoning

4-102 Agricultural (A} District A. Purpose: Rural areas where conservation of agricultural resources
is of major value, and where residential development compatible with agricultural uses is allowed.
Boulder County Zoning Map

Subject Location in Agricultural
Zoping District

Principal Uses Permitted: Agri Business Uses; Agricultural Uses, very limited Commercial/Business
Service- (Kennel); Community Uses, Forestry Uses, Industrial; Lodging; Mining uses; Retail;
Residential, Public utilities/and Services. But as the zoning descriptions indicate many of the listed
uses have a narrow range of allowed uses.

The Boulder County Planners allow alternate uses to accommodate commercial uses without
having to change the base A zoning. However, it is unknown if or what specific uses would be
approved making any potential use outside the -A zoning permitted uses is highly speculative. For
example, a multi-family development would have strong development potential and be a feasible
use based on current housing trends, but it is unlikely Boulder County would allow for such a
development and a high density residential use. Therefore, this report analysis and valuation of
the land is based on the use by right or permitted uses of the land current Agricultural zoning “as
is”. The subject was permitted to accommodate the previous water treatment use and would also
allow for other municipal uses which are outlined in the addendum, but these uses typically do
not represent a market related sale in fee simple ownership as a typical investor would not use
the land for a Municipal use.
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