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CITY OF SANTA FE, NEW MEXICO

ORDINANCE NO. 2020-4

AN ORDINANCE
AUTHORIZING THE SALE OF APPROXIMATELY 10,242 SQUARE FEET OF BUILDING
AND IMPROVEMENTS ONLY, KNOWN AS THE “SANTA FE CLAY BUILDING,”
LOCATED ON LEASE PARCEL F-1 AT 545 CAMINO DE LA FAMILIA IN THE SANTA
FE RAILYARD LYING AND BEING SITUATED WITHIN THE CITY AND COUNTY OF

SANTA FE, NEW MEXICO.

BE IT ORDAINED BY THE GOVERNING BODY OF THE CITY OF SANTA FE:

Section 1. The attached Exhibit A, Purchase Agreement and Exhibit B, Quitclaim Deed
between the City of Santa Fe (Grantor) and Luna Capital Advisors, LLC (Grantee) for real property
lying and being situated within the City and County of Santa Fe, New Mexico, is approved subject to
the conditions set forth in Section 2 below. The real property is located on Lease Parcel F-1 at 545
Camino de la Familia within the Santa Fe Railyard lying and being situated within the City and
County of Santa Fe, New Mexico:

“The building set forth on Exhibit A as Santa Fe Clay 545 Camino de la Familia, as granted
to the City of Santa Fe in the Warranty Deed recorded on December 22, 1995, in Book 1271, Page
148 in the records of the Santa Fe County Clerk. The 10,242 square foot building and improvements
are situated on Lease Parcel F1 which is shown on the ALTA/ACSM LAND TITLE SURVEY OF
PARCEL G, NORTH AREA OF THE SANTA FE RAILYARD” recorded in Plat Book 770, Page
16, in the records of the Santa Fe County Clerk,

Section 2. The sale of the real property is approved subject to the terms herein and the
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following easements and restrictions:

I. The property shall not be considered a separate legal lot of record for any purpose
and is subject to ground lease and sublease with Santa Fe Railyard Community Corporation; and

2. The property shall be subject to easements for existing utilities and rights of others
appurtenant thereto.

Section 3. The appraised value of the real property, which consists of the Building and
Improvements Only located at 545 Camino de la Familia is one hundred and fifty thousand dollars
($150,000.00).

Section 4. The manner of payment to Grantor shall be cash. The time of payment shall

be as soon as practicable after the effective date of this ordinance.

Section S. The sale price of the real property is one hundred and seventy-five thousand
dollars ($175,000.00).
Section 6. The purchaser of the real property is Luna Capital Advisors, LLC, c/o

Kristopher Axtel, CEQ, 83 Placita de Oro #7, Santa Fe, New Mexico 87501.

Section 7. The purpose of the sale of the real property by the municipality is the sale of
real property to complete the Railyard vision under the Master Plan and to generate revenue for the
municipality.

Section 8. This ordinance shall become effective forty-five (45) days after its adoption,
unless a referendum election is held pursuant to Article 3-54-1 NMSA 1978.

Section 9. The purchase agreement and deed will be executed after the effective date of
this ordinance by the Mayor.

PASSED. APPROVED, and ADOPTED this 29% day of January, 2020

ALAN WEBBER, MAYOR
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ATTEST:

Y.

LANDAY. \QIL, CITY CLERK

APPROVED AS TO FORM:

%—; W\ﬂ
€.
ERIN l/ ML-S%%R CITY ATTORNEY

Bili No. 2020-1

Legislation/2020/Ordinances/202()-4 Sale of City Property — Santa Fe Clay
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CITY OF SANTA FE, NEW MEXICO

PROPOSED AMENDMENT(S) TO BILL NO. 2020-1
Sale of City Property — Santa Fe Clay

Mayor and Mcmbers of the City Council:

I propose the following amendment(s) to Bill No. 2020-1:

1. On page 2, line 15 strike “$150,000.00, same as the appraised value” and inserf in licu
thereof “one hundred and seventy-five thousand dollars ($175,000.00)”

Respecttully submitted,

JoAnne Vigil Coppler, Councilor Alan Webber, Mayor

Signe I. Lindell, Councilor Roman “Tiger” Abeyta, Councilor

Carol Romero-Wirth, Councilor

Approved as to Form:

L A

Erin K. McShen Ciﬁf\ttomcy

ADOPTED: X
NOT ADOPTED:
DATE: 1/29/20

Ypianda 4. ,)ia

@Ianda Y. Vig{, Lity Cle

10163.1(A)




Exhibit A

THIS PURCHASE AGREEMENT (“Agreement’) is made, effective as of the date of the
last signature hereto, as indicated on the signature page hereto (the “Effective Date™), by and
between the CITY OF SANTA FE, a New Mexico municipal corporation (“City”), and LUNA
CAPITAL ADVISORS, LLC, a New Mexica limited liability company (“Purchaser™).

In consideration of the following mutual promises, City and Purchaser agree as follows:

L Sale and Purchase. Upon the following terms and conditions, City shall sell and
Purchaser shall purchase the approximately 10,242 square foot building (improvements only)
located on Parcel “F-1" of the North Railyard Area, as reflected on the City of Santa Fe Railyard
Master Plan, with the address of 545 Camino de la Familia, Santa Fe; New Mexico 87501, together
with all fixtures and equipment currently located therein (the “Property”).

2 Purchase Price and Terms of Payment. The purchase price for the Property shall be
One Hundred Fifty Thousand Dollars ($150,000.00) (the “Purchase Price™). The Purchase Price
shall be payable by Purchaser to Cxty at Closmg, by means of wire transfer or other immediately
available funds.

3 Marketable Title. At Closing, City shall execute a grant deed conveying good and
merchantable title to the Property to Purchaser, free. and tlear of all monetary liens and monetary
encumbrances, but without warranties of title. Purchaser, at Purchaser’s expense, shall have the
right to obtain such title searches and/or title commitments and title policies, as Purchaser shall
desire to evidence and i msure the marketable title to. thc Property.

4 “As 187 Purchase PURCHASER ACKNOWLEDGFS THAT PURCHASER IS
FULLY AWARE OF THE PHYS[CAL CONDITION OF THE PROPERTY, AND HAS HAD
AMPLE OPPORTUNITY -PRIOR" TO THE EXECUTION OF THIS AGREEMENT TO
INSPECT OR INVESTIGATE ANY AND ALL MATTERS PERTAINING TO THE SAME.
PURCHASER FURTHER ACKNOWLEDGES THAT THE PURCHASE PRICE WAS
BARGAINED ON THE BASIS OF AN ABSOLUTELY “AS IS, WHERE [S" TRANSACTION,
AND REFLECTS THE AGREEMENT OF THE PARTIES THAT THERE ARE NO
REPRESENTATIONS'OR EXPRESS OR IMPLIED WARRANTIES FROM CITY TO BUYER
REGARDING THE CONDITION OF THE PROPERTY. THE PROPERTY WILL BE
CONVEYED TO PURCHASER IN AN ABSOLUTELY “AS IS, WHERE IS” CONDITION,
WITH ALL FAULTS. ALL WARRANTIES ARE DISCLAIMED BY CITY. PURCHASER
ACKNOWLEDGES AND AGREES THAT PURCHASER IS RELYING SOLELY UPON
PURCHASER'S KNOWLEDGE, INSPECTION, EXAMINATION. AND EVALUATION OF
THE PROPERTY AND NOT ANY REPRESENTATIONS OR STATEMENTS BY CITY WITH
RESPECT TO THE SAME.
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3 Conditions 1o Closing,

a Amendment of Railyard 1ease and Conveyance of Improvements. Each of
City’s and Purchaser’s obligations to proceed with closing on the purchase and sale of the Property
is conditioned upon the prior or simultaneous eonveyance to City of any interest in the Property
held by Santa Fe Railyard Community Corporation (“SFRCC”) and the attendant amendment of
the Amended and Restated Railyard Lease and Management Agreement dated April 30, 2011, as
subsequently amended, between City and SFRCC to account for and provide economic cred:t to
SFRCC for such conveyance, all upon such terms and conditions as City, in City’s sole and
absolute discretion, and SFRCC shall agree,

h Execution of New Ground Lcas Purchascr s oblu,atmns to proceed with

execution by Purchaser and SFRCC of a ground lpasc for Parcel “F-1" of the North Railyard Area,
as reflected on the City of Santa Fe Railyard Master Plan, upon such terms and conditions as
Purchascr, in Purchaser’s sole and absolute discretion, and SFRCC shall agree, &

[f any of the above ccihditmns to Closing has not been satisfied on or before the
required Closing Date, then the party benefited by the unsansﬁed condition may terminate this
Agreement by-written notice to the other party.

6. Closing: Closing of the purchase and sale of the Property shall oceur in the offices
of City, or such other Jocation as shall be agreed upon by the parties (the “Closing™), and shall
accur on or simultanecusly with the satisfaction of the conditions set forth in Paragraph § above,
butin no event later than March 16, 2020 (the “Closing Date™). On or before the Closing Date, the
tollowing actions shall occur in'connection with Closing, each action being considered a condition
precedent to the others and all bemg considered as takmg place simultaneously:

A. City shall execute, acknowledge and deliver 1o Purchaser a deed, conveying
the Property to Purchaser as r‘eqmred under Paragraph 3.

B.  Purchaser §ha!l deliver to City, by means of wire transfer or other
immediately available funds, the necessary funds for the payment of the Purchase Price.

7 Closing Costs. If Closing shall occur, Purchaser shall pay the fecs for recording any
instrument necessary to establish the marketability of City’s title to the Property and shall pay the
cost of any title work obtained by Purchaser and the fee for recording the deed from City.

8 Ad Valorem. If the Property shall be subject to ad valorem taxes as of the date of

conveyance for the year 2020, then such taxes shall be paid by the Purchaser. as ad valorem
property taxes are not assessed against City.
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G Risk_of Loss, Possession and Delivery. Possession of the Property shall be
transferred to Purchaser on the Closing Date, and the risk of loss shall shifl to Purchaser at that
time. If the Property is destroyed or materially damaged prior to Closing, Purchaser shall have the
right to elect not to proceed with Closing.

10. Default and Remedies. Time is of the essence. If any payment or any other
condition hereof is not made, tendered, or performed by either City or Purchaser as herein
provided, then this Agreement, at the option of the party who is not in default, may be terminated
by such party, or such party may elect to bring an action for specific performance. Under no
circumstances shall either party be entitled to consequential damages whether under this
Agreement, at common law, or otherwise. Any prevailing party in any action brought under this
Agreement shall have the right to recover reasonable attomeys' fees solely to enforce or terminate
this agreement. In no case shall reasonable attorneys® fees exceed 50% the appraised value of the

Property.

I Naotices. All notices or any other communications required or pennitted hereunder
shall be in writing or in electronic format, and shall be deemed to have been duly given when either
sent by electronic mail, personally delivered, or duly deposited in the United States certified mail,
return receipt requested, properly stamped and addressed, all to the parties at their addresses listed
below:

Purchaser; 83 Placita de Oro #7
Santa Fe, New Mexico 87501
Attention: Kristopher Axtell
Email: kristluna.capital.com

City: City.of Santa Fe
200 Lincoln St
P.O. Box 909
Santa F¢, New Mexico 87504-0909
Attention: Alan M. Webber, Mayor
E-mail: amwebber@santafenm.gov

With copy to:

Erin K. McSherry, City Attorney
200 Lincoln St

P.O. Box 909

Santa Fe, New Mexico 87504-0909
E-mail: ckinesherryviasantatenm.goy
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12 Entire Agreement. This Agreement constitutes the entire agreement between City and
Purchaser respecting the sale and purchase of the Property and will supersede and replace any and
all prior and contemporaneous written and oral agreements, promises, representations, or conditions
with respect thereto. The rights and obligations contained in this Agreement shall not merge at
Closing; rather. they shall survive the Closing and bind the parties hereto.

3. Applicable Law. This Agreement shall be construed and enforced in accordance
with the laws of the State of New Mexico.

14.  Binding Effect. This Agreement shall be binding upon and shall inure to the benefit
of the parties hereto and their heirs, successors, assigns and personal representatives.

15.  Modification. This Agreement may be modified only by a writing duly executed by
the parties. h

16. Assignments. This Agreement may not be assigned or delegated by either party
without the consent of the other party. Any purported assignment without such consent shall be
void and shall entitle the other party to the remedies allowed herein for a default in the performance
of this Agreement.

17. Further Documents. The parties shall execute such addmonal documents as may be
necessary or appropnate to fully carry out the intent-and purpose-of this Agreement.

18.  Count -and a:{ imiles. This Agreement may be executed in one or more
counterparts, which When taken together, shall constitute one and the sante original. Facsimiles and
other electronically transmitted copies of signed documents, and electronically signed documents,
shall be bmdmg, the same as the original of such signed document.

|9. Calculation of Times and Extension of Dates. Unless otherwise indicated in this
Agreement, the term “days” shall mean calendar days, including weokends and hohidays.
Notwithstanding the foregoing, if; under this Agreement, any time period is to expire, or the last
date for performance of any act is to occur, on a Saturday, Sunday or legal holiday, designated as
such under the Federal Legal Holidays Act, then the time period or date for performance of such
act shall be extended to the next day which is not a Saturday, Sunday or legal holiday.

20. Broker. City and Purchaser each represent to the other that it has not negotiated or
dealt with any real estate broker, salesperson, or agent in connection with the making of this
Agreement or the transaction contemplaged hereby, or incurred any liability for the payment of any
brokerage fee, commission, or compensation to any such broker, salesperson, or agent.
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IN WITNESS WHEREOF, the partics have executed this Agreement as of the dates and
times indicated below.,

Purchaser:

LUNA CAPITAL ADVISORS, LL.C.
a New Mexico limited Liability company

By:
Name:
Title:

Date: 2020

City:

CITY:OF SANTA FE

B'y: _
" ALAN M. WEBBER, MAYOR
. Date: , 2020
APPROVED AS TO FORM:: ATTEST:
ERIN K MCSHERRY, YOLANDA Y. VIGIL,
CITY ATTORNEY | CITY CLERK.

APPROVED:

MARY T. MCCOY,
FINANCE DIRECTOR
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Exhibit B

QUITCLAIM DEED

The City of Santa Fe, a Municipal Corporation (Grantor), whose address is 200 Lincoln Avenue, Santa Fe. New
Mexico, §7504-0909. for consideration paid, quitclaims to Luna Capital Advisors, LLC, a New Mexico limited
liability company (Grantee), whose address is 83 Placita de Oro #7, Santa Fe, New Mexico §7501, the following
described real property in Santa Fe County, New Mexico:

LEGAL DESCRIPTION

That certain 10,242 square feet of building and improvements only, known as the “Santa Fe Clay Building,”
located on Parcel F-1 at 543 Camino de la Familia, Santa Fe, NM 87501, in the Santa Fe Railyard, as reflected in
the-Santa Fe Railyard Master Plan, lying and being situated within the City and County of Santa Fe, New Mexico,
more particularly described as follows: '

The building set forth on Exhibit A as “Santa Fe Clay,” 1615 Paseo de Peralta, as granted to the City in the
Warranty Deed recorded on December 22, 1995, in Book 12271, Page 145 in the records of the Santa Fe
County Clerk. The 10.242 square foot building and improvement that lay on Parcel F1 which is delineated
on the “ALTA/ACSM LAND TiTLE SURVEY OF PARCEL G, NORTH AREA OF THE SANTA FE

RAILYARD™ recorded in Plat Bouk 770, Page 16, it the recurds of the Santa Fe County Clerk.

Containing 10,242 square feet of building and improvements, morte or less, as is, and subject to covenants,
restrictions, rights, rights of way and easements now of record, if any. The Grantor having quitclaimed the above
described property for consideration paid to the Grantee for a fair iarket value and consideration, declares that
this quitclaim is freely and fairly made. " &

Witness my hand and seal this. day of ,20_

Alan Webber, Mayor of the City of Santa Fe

ACKNOWLEDGMENT
STATE OF NEW MEXICO )
)ss.
COUNTY OF SANTA FE )
This instrument was acknowledged before me this ___ day of , 20 by Alan Webber.
Seal:
Notary Public

My Commission Cxpires:
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FIR No. 3227
City of Santa Fe
Fiscal Impact Report (FIR)

This Fiscal Impact Report (FIR) shall be completed [or cach propased hill or resolution as w its direct impact upon
the City's operating budpet and is intended for use by any of the stunding commitees of and the Geverning Body of
the City of Sunta Fe. Bills ar cesolutions with no fiscal impact still require a completed FIR. Bifls or resolutions with
a fiscal impact prust be reviewed by the Finanoe Committee, Bills or resolutions withoul u fiseal impact generally do
riot require review by the Finance Committee ualess the subject of the bill or resolutian s financial in nawre.

Secliop A. Greneral Information

{Check) Bill: X Resoluhon:
{A single FIR may be used for related bills and/or resolutions)

Short Titleis): Sale of City Property — Santa Fe Clay.
Sponsor(s): Mayor Wehber

Reviewing Depanument(sy: Asset Develo (WCity Attproey”s Ollice

Persons Completing FIR: Kevin Kellogg/Andres Safazar _~bBate; 1/2020 Phone:953-6213/935-6303

(Signature) §

/) :
e !
Reviewed by City Attumt{/f/k/‘\- 2 z i Date: /' A 1/ an]

Reviewed by Finance Divector: Date:

(Signaturc}

Section B. Summary
Brlcﬂy explain thc purpuse and majoer pmwsums of the blll/msolurmn
tt auth f

bujlding and improvenients. The sale gges net inciude the land on which the buﬂding Is sttuated.

Sectign C. Fiscal Fmpuct

Note: Financial information on this FIR docs not direcdy transtate into-a City of Santa e budgel increase. Fora

budget increase, the follawing are required:

a. The item must be on the agenda at the Finance Committec and Cily Council as 3 “Request for Approval of a Cits
ot Santa Fe Budget Increase™ with a definitive funding source (could be same iterm and same time as
hillsresolution

b. Detailed budget information must be artached as to fuad. business.upits. and line item. amounts, and explanations
{similar to anaual requests for budger)

<. Detailed personnel forms must be stached as Lo range, salary, and benefit atlocation and signed by Human
Resource Department fur each rew position(s) requested (prorated [oe period to be emplayed by fiscal year)®

1. Prajected Expenditures:

2 Indigate Fiscal Year(s) affected - usuadly curvent liscal year and following fiscal yveur (ie.. FY 93/04 and FY

04/03)

b. Indicate: “A” il current budget and tevel of stadfing will absorb the costs.
“N" if new., additional, or increased budget or stafting will be required
¢ Tndicate: “R” ~if recurring annual costs

“NR™ il onu=time, nonsrecurring costs. such as start-up, conitraet or equipment costs
d. Autach additional projection schedules if two years does not adequately project revenue and cost palterns
. Costs may be netted of shovn as an offset il sune cost savings are projected {explain in Section 3 Narmrative)

Finance Director:




Column #;

Check here iU no fiscal impact

] 2 3

4

i

2

R

Expendiure FY “A” Costs
Classification Absorbed
or "N
New
Budget
Reguired

“R" Costs
Recurring
ar “NR”
Nop-
recurring

“AY Costs
Absorbed
of N7 New
Budget
Requiresd

R Costs —
Recurring
or “NR™
Non-
recurring

Fund
Affected

Personnci*

Fringe™*

Capital

Qutlay

tand/

Building

Professional

Services

All Other

Operating
Costs

Total:

-

* Any indicution that additional xtalfing would be required niust be reviewed and approved in advance by the City
Manuger by attached memo before relcase of FIK to committees. **For fringe benetits vontiet the Finance Dept.

2. Revenue Sources:
a. To indicate new revenues and/or

b. Required for costs for which new expenditure budget is proppsed above initem 1.

Columa &; ] 2 X 4 5 a
Type aof Y 1929 “R*"Costs |FY “R"Costs— | Fund
Revenue Recurting Recurring or | Affected
or "N “NR™ Non-
Nop- recurring
recuering
Property Sale  $150.000.00 KK 13
b b
b b
Total: £150,000.60 b

.
Form adopted: 01:12/03: revised 824/05; revised 41 7/08




3. Expenditure/Revenue Narrative:
Explain revenue sourcefs). Inclode revenuve caleulutions, grant(s) availablé, anticipsted date of receipt of

rovenvesignints, cre. Explain expenditures. grant mateh(s), justify personnct increase{s). detail capital and operating
uses, ete. {Attach supplemental page, i€ necessary.)

The appraised value af the building and improvements anty is $150,000, equal to the agreed selling price.

Section D. General Narrative
1. Conflicts: Daes this proposed bilresolution duplicatelconilici withreompanion to/relate fo any City code,

approved ordinance or resolution, other adopted podiciés or proposed legislaton? Include detaits of city adopted
laws:ordinance/résolulions and dates. Summarize the relationships, conflicls or vverlaps.

None identified,
1. Consequences of Not Enacting This Bill/Resolution:

Are there conseguences ol ant enacting this bill'resofution if vo. describe,

The Building will remain & y, which daes aot sccamplish the vision ef the Railyar 1111

decrease the revenue generated by SFRCC in ground lease collections.

3. Technical Issues:

Are there incdrreet eiutions of taw, dralting errors or other prablems? Are there ay amendments that should be
considered? Are there any other alternatives which should be considered? If so, deseribe.

None identified.

4. Community Impact:

Brietly describe the major positive or negative effeets the BillResolution might have on the community including,
but nol Himited to. businesses. neighborhoods, families. childeen and youth. social service providérs dnd other
institutions such as schouals, churches, ets.

Cla
g Railvard.

-

Form adopied: 01 12/035: revised $/23/058: revised 4/17/08




APP
545 CAMINO DE LA FAMILIA — BUILDING/IMPROVEMENTS ONLY
SANTA FE, NM 87501

DAT T
OCTOBER 11, 2019

EFFECTIVE DATE OF VALUATION
OCTOBER 8, 2018

PREPARED FOR

LUNA CAPITAL ADVISORS
3 PLACITA DE ORO #7
SANTA FE, NM 87501

HIPPAUF DRY ¢ CONNELLY




HIPPAUF DRY & CONNELLY

REAL ESTATE APPRAISERS AND CONSULTANTS

Pelar H, Hippauf. MAl, SRA 404 Brurn School Rd.. Bldg. B
Michaef Ory MAL Santa Fa, New Mexico 87505
Tim Cananefly, i4A1 {505} 998-8058

FAX: (505) 8886743
www, hippauf.com

October 11, 2018

Luna Capital Advisors
c/o Kristopher Axtel, CEQ
3 Placita De Qro #7
Santa Fe, NM B7501

RE: Appraisal of 545 Camnino de la Familia — Building/Improvements Only,
Santa Fe, NM 87501

Dear Mr. Axtel;

Pursuant to your request, | have completed the appraisal of the above referenced
property. The depth of discussion and supporting documentation contained in this
report are specific, expressed requirements of the client. This appraisal was prepared
in accardance with the Uniform Standards of Professional Appraisal Practice (USPAP)
2018-2019 and is subject to the assumptions and limiting conditions described in the
report.

Values Developed
Asls Buliding/Impravements Only

Based on the analysis, and the data and analyses contained in this report, it is
my opinian the most probable market value of the fee simple ownership interest (subject
to easements and restrictions of record} in the subject, building only, ‘as is' as of
Qctober 8, 2019 is;

FINAL VALUE
Subject: 545 Camino de {a Famiiia— B rovamants Qnly
Market value ~ As Is ‘Fee Simple One Hundred Fifty Thousand Daolfars.
Building Only $150,000
Note: the subject is comprised of improvements inclusive of land. However, at the raquast of the
client, the appraisal is of the bulding/improvements only and does not include the land value.

The attached appraisal report contains 55 pages plus addenda. (f | can be of any
further service with this appraisal or another matter, please do not hesitate to contact
me.

Respectfully submitted,

oy

AT 3/ Py
) L A
A ¢ :
gty £ o
# A - ey

Michael Dry, MAI" ;
A
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SUMMARY OF SALIENT FACTS, DATA AND CONCLUSIONS

SUMMARY OF SALIENT

FACTS, DATA AND CONCLUSIONS

Summary

Sublject 545 Caming de la Famifia ~ Building/iImprovements Only,
Santa Fe, NiM 87501

Cliem Luna Capital Advisors

Owner of Record Santa Fe Railyard Community Corporation/City of Sania Ee

Current Uise Commercéalllght industdat warehouse (vacant)

Highest and Best Lise

. 'As Is' with imimediale renovation/
updahngfredevelopmenuremed:atson per market requirements

Cates Effective Date of Value October 8, 2019

Date of Repon Oclober 11, 2018
Purpose of the Appeaisal Marke! Value
Intended Use - Appraisal Assist the client in asset vakation/purchase analysis
lrtended Users - Appraisal | Luna Capital Advisars
Land Area 13,120 square feet £ or 0.3012 acres

Note: At the request of the client, the appraisal is of the

1 building/improvements only ang aoes nat inchiae e lana value.

Building Area i Building Area Size _

First Level 9,708 square feet

Mezzanine 534 square feet

Total | 10,242 square feet

Zoning

BCD-RED Business Capital District, Redevelopment Subdistrict

VALUE INDICATIONS ~ BUILDING/IMPROVEMENTS ONLY

 Methodology Value
Sales Comparison Appraach $156,000
Income Approach-Direct Capitalization $140,000
_Firal Value ~ As Is — As of Qctober 8, 2018 $150.000

include the land/site value,

Note: at the request of the client, the appraisal is of the building/improvements only and does not

Hippauf Dry & Connelfy

1 545 Camino de la Familia — improvements Only



CERTIFICATION

CERTIFICATICN
| certify that. to the best of my knowledge and befief:

Certified ;,ﬁy./” -
: 3/ :f;\.,"é" v

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 my personal, impartial and unbiased professional analyses, opinions, and
canclusions

{ have no present or prospective interest in the property thal is the subject af this feport and no personsl
intérest with respect to the parties involved

| have performed no services, as an appraiser orin any other capacity, regarding the praperty that is the
subject of this report within the three-year period Immediately preceding acceptance of this assigrment

{ have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment

Mﬁ:ﬂngagsmem in this assignment was not contingent upan developing or reporting predetermined
iesults :

My compansafion for completing this assignment is not centingsnt upon the development o reparting of
a predetermined value or direction in value that favors the cause of the client, the amount of the value
cpinion, the attainment of e stipulated reault. or the occurrence of a subsequent event directly related to
the imended use of this appraisat

My analyses, opirtions. and conclusions were developed, and this report has been prepared, in
conformity with the Uniform- Standards of Professionsi Appraisal Practice

| have made a personal inspection of the property that is the subject of this report

I have parsonal knowledge of all comparable praperties referenced within this report:

The use of this appraisal repart is subject ta the recuirements of the Appraisal Institute refaling to review

‘by its duly authorized representatives

Nao ane provided significant real property appraisal assistance to the person signing this certification

The reparted analyses, opinions, and conclusions were developed, and this reporl has been preparad, irv
conformity with the Code of Professional Ethics.and Standards of Profesaional Appraisal Practice of ihe
Apgpraisal Instilute

The use of this report is subject to the réquirements of the Appraisal Institute relating to-review by its duly
authotized representatives

As of the date of this report, Michael Dry has completed ihe confinuing education program for Designated
Members of the Appraisal Institute

As of the date of this repori, Michael Ory has completed the requirements for the continuing education
program of the State of New Mexico Real Estate Appraisers Board for General Certification

Michael Dry has the education, knpwiedge, eXperience, resources and geographical competency
necessary [0 appraise a property of this type in tivs location

My certification and any professional designations are currently valid, in good standing and not sibject to
any restrictions or pending actions/sanctions

The appraisal has been completed in accordance with the Clients Engagemeant Reguirements

-

i
i

S
e

T

Michasl Dry, MAL
NM General Certification #02739-G
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ASSUMPTIONS AND LIMITING CONDITIONS

ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal report has been prapared with the foaiving specific assumptions:

1.

It is assumed that the supporting documentation provided for the appraisal is comrect.

| have relied on information prepared by licensed professionals in making certain decisions in
the process of this appraisal. | have accepted this information as accurate, based on the fact
that they represent matters heyond fny expertise as an appraiser along with the fact that they
were prepared by recognized professionals.

This report has been made with the following general assumptions:

3

10,

11

2.

13,

14.

No responsibifity is assumed for the legat descriptian of for matters Including legal or titfe
considerations, Tille to the property is assumed to be good and marketable unfass otherwise
stated.

The praperty is appraised free and dear of any or afl liens or encumbrances uniess otherwise
stated.

Responsible awnership and competent property management are-assumad,

The infarmation furnished by others is believed to be reliable. Howaver, no warranty is given for
s accuracy.

Al engineering is assumed to be correct. The plot plans.and iflustrative material in this report
ara included only lo assist the reader in visualizing the property,

It is agsumed 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 arranging engineering studies that may be required to discover them.

ftis assumed that there is full compliance with all applicable federal, state, and local
environmentat regulations and laws unless noncompliance is stated, defined, and cansidered in
the report.

It is assumed that ali applicable zoning and use regufations and restrictions have been complied
with, unless a nonconforming use has been stated, defined, and considerad In the repor,
Please refer o the discussion of 2oning found within the repord,

Itis assumed that all required licenses. permits, certificates of cccupancy, cansents, or ather
legistative or administrative autharity from any tocal. state. or national government or private
enlity or organization have been or can be ablained or renewed for any use on which the value
estimate contained in this repart is based.

it is assumed that the ulflization of the land and improvermnents is within the boundaries.or
property lines of the praperty described and that there is no encroachment or trespass unless
noted in the report,

Unless offierwise stated in this report, the existence of hazardous substances, including, withaut
fimitation, asbestos, pofychiorinated biphenyis, petrdewun teakayge, or agricultural chemicals,
which may or may not be present on the property, or other environmental conditions, were hot
czlled to my attention nor did | bacome aware of such duting the inspection. [have no
knowledge of the existence of such materials on or'in the property unless otherwise stated.
However. | am-not qualified to test such substances or conditions. If the presence of such
substances, such as asbestos, ureaformaldehyde foam insulation, or ather hazardous
subslances or environmental conditions. may affect the value of the property, the vakie
estimaled is predicated on the assumption that there is no condilion on or in the property or in
such proximity therete that it would cause a loss in value. No responsibility is assumed for any
such condition, or for any experlise or engineeting knowledge required to discover them,
Unlass otherwise siated in this repor, the subject property is appraised without & specific
compliance survey having heen conducted to determine if the property is or is not in
conformance with the requirements of the Americans with Disabilities Act, The presence of
architectural and communications barriers that are structural in nature that would réstrict access
by disabled individuals may adversely affect the property’s value. marketability, or utiity.

The report has been prepared with the follawing limiting conditions:

15.

The conclusions expressed in this appraisal report apply only as of the stated date.of the
appraisal and | assume no rasponsibility for economic ar physical factors eccurring at some tater
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ASSUMPTIONS AND LIMITING CONDITIONS

18.

17,

18.

16.

date which may affect the apinions stated herein.

The distripution, if any, of the totat valuation in this report batween land and improvements
applies. ondy under the slated program of utilization,

By reasan of the assignment | am not required to give consultation, testimony. or be in
attendance in court or any other hearing with reference te the praperty unless written contractual
arrangements have been previcusly made refative to such additional services.

Disclosure of the contents of the raport is subject to the requirements of the Appraisal Institute
refating lo review by s duly authorized raptesentatives.

Neither all, nor any par of this repori, ar copy thereof shail be used for any purposes by anyone
other than the client fo which the report is addressed without the prioe written consent of the
appraiser, nor shall it be canveyed by anyone te the public through advertising. public relations,
flews, sales, or other media, or any othér means of communication (including without kmitation’
prospectus. pnvate offering memeranda and other offering material provided 1o prospective
investors) without the prior written consenl of the appraiser.
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INTRODUCTION

INTRODUCTION
Appraisal Report: 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 2018-2019. The report and the level of information in
the report are based on the needs of the client.

Property identification:

Property Ownership And History:
Property Owmership - ]
545 Camino de |3 Familia, Satna Fe Santa Fa Railyard Community Corporation/City of Santa Fe

Mate: the subject is comprised of an improved site. However, at the request of the client, the appraisal

is of the building/improvements ohly and does noi include the [and value,

Ownership of the subject building is reported to be vested in Santa Fe Railyard
Community Cerporation/City of Santa Fe. A deed was not provided for the appraisal
nor was one located.

The subject building is listed for lease with Santa Fe Railyard Community
Corporation for $134,416 per year (313.12 persquare foot of improvements per year or
$10.25 per square foot of land per year). Research of applicable public records and

Santa Fe MLS Service, revaaled that the subject proparty is not currently under tontract

or option and is not listed for sale on the open market According fo these sources, the
subject property has not been transferred within the past three years.

Location Of The Propaerty: 545 Camino de la Familia - Building/Improvements Only,
Santa Fe, NM 87501 — The subject is located on the east side of Camino de la Famifia
within the north Railyard in the downtown (BCD zoned).

Location Map
5 R egez#" '

&
g

CLplTASY
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INTRODUCTION

Type And Definition Of Value: The purpose of the appraisal is to provide the

appraiser's best estimate of the market value of the subject property as of the effective
date. Market value is defined by FIRREA as:

Market Value Definition:
The most probable price which a prope«y shcutd hnng in & competitive and open market under
conditions requisite ta a fair sale. the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Inplicit in this defintion are the consummation of a
sale as of a specified date and the passing of title from seller 1o buyer under conditions whereby:
. Buyer and seller are typically motivated;
. Both parties are well informed or well advised, and each acting in what they consider their own
best interests;
. A reasonabte lime is allowed for exposure in the open market;
. Paymentis made in terms of cash ini 1.5, dollars or in tarms of financial arrangements comparable
thereto; and
. The price represents the normal consideration for the property sold unaffected by special or
creative financing or sales cancessions granted by anyone assoclated with the sale.!

Intended Use of the Appraisal: The intended use of the appraisal is to assist the
client in asset valuationfpurchase analysis,

intended User of the Report: The report is intended for use by the client, Luna Capital
Advisors. Any other party who chooses to rely on this report is advised the appraiser is
not cbligated to any party other than the criginal intended user, nor does reliance on the
repoit by a party other than the original intended user result in such-party becoming an
intended user of the report.

Interest Valued: The subject is comprised of 2 vacant cammercialflight industral
warehouse building. Therefore. the ownership interest valued is fee simple. The site
and a subsequent land lease are not considered.

Deflaltion: Fee Simple . : o
Absolute ownership unmcumbered by any olher mterest or eatate mbjact only to the ﬁmﬂanons
imposed by the governmental pawers of laxation. eminent domain, police power, and escheat. *

Effective Date of Value: The effective date of value for the 'as is’ fee simple vafue of
the building only is October 8, 2019, which is the date the property was inspected.
Date of the Report: October 11, 2019,

Legal Description: The subject is comprised of impravements inclusive of land.
However, at the request of the client, the appraisal is of the building/improvements only

* Department of Treasury, 12 CFR 34

2 The Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., (Chicégo. The Appraisai

nstitute, 2015), p. 90
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and does not include the land vatue, Therefore, a legal description associated with the
site is not included in the appraisal,

Property Taxes: The Santa Fe Treasurer's office was contacted for the subject's
current tax data. That tax data is found in the following table.

Property Taxes - -
Tax {0 Number 810021180
Property Tax Valuation 2018 Assessed Value
tand 30
{mprovement $327.861
Total $337.861
2018 Taxes $2,149.04
2017 Taxes $1,467.97
Comments: According lo the Sama Fe County Treasurer's office, taxes are delinguent in the amount of
$53,306.65 (Incduaes interest and penalties). The subjed mupedy ‘as is’, bullding only, is over
assessed, basad on the value arrived at in this appraisal.

Scape Of The Appraisal: This appraisal was prepared in accordance with the Uniform
Standards of Professional Appraisal Practice 2018-2019 and instructions accompanying
the definition of market value promuigated by the FDIC. The written reporting format for
this assignment is defined by U.S.P.A.P. as an appraisal report. Preparation of the
appraisal involved the foliowing:

Subject P

The subject of the appraisal is compnsed of & vacant commarcuallllght rndustnai warehouse tuilding
located at 545 Camino de fa Familia — Building/improvements Only, Santa Fe, NM 87501, D
Note: the subject is comprised of an improved site. However, af the request of the client. the appraisal is
of the building/i mprovemenls only and does not lndude the Iand vaiue

Scop& of Work

inspacted the site and impravements

2. Gathered and confirmed informaton on comparable improved commercial sales, rants, operating
expenses and capitalization rates
Note: Sales were viewed by the appraisers in this firm and conflrmed with a party
knowiedgeable regarding the transactions.

¢ Valuation ~based on the highest and best uss. Confirmed and arialyzed the data and
applied the following approaches:

o Sales Comparisan

»  Income Approach: Direct Capitalization

2+ Cost approach: not develaped: due to the age of the improvements and significant
leve) of updating/renovation and residting speculative depreciation determination.

~ Reconciled these approaches ta a final astimate of market value as of the effective
appraisal date,

The market value 'as is' of the b Ig!_qgﬁmp_rovemeng only is developed as of OGtODEf 8. 2019.

Extraordinacy Assumptions and Hyp_gthatlcal Ceoenditions: -

Extraordinary assumgtions: : natused in this report

Hypothetical Conditions: i notused in this report

No items of persanal property are included in this appraisal. Aside from a casual
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INTRODUCTION

inspection of the property, the appraisal included no assessment of potential
environmental hazards. Documents provided for the appraisal did not include a
professional environmental study of the property. Therefore. for the purpose of the
appraisal, itis assumed there are no potentiat environmental hazards. If the user of this
report has a concern for this matter, it is recommendead an envirenmental assessment
be obtained from a qualified professional in the field, The value(s) derived in this report
are predicated upon this assumpti'on

To the Best of my Knowledge; this R Report Complies with:

The Office of the Comptroller of the Currency Regulation 12 CFR Part 34 minimum standards.
The Appraisal Guidelines of Luna Capilal Advisors

The New Mexico Real Estate Appraiser Laws

Uniform Standards of Professional Appraisa Practice of the Appraisal Foundation 2018-2019
Code of Professianal Ethics and Standards of Professional Practice of the Appraisal Institute

* B * 9

The final determination as to the level and degree of compliance of this report
with regard to the foregoing policies and guidelines is the responsibility of any persan
relying on this report. The appraisal is performed accarding to Yitle Xl of the Federal
Financial Institution Reform Recovery and Enforcement Act (FIRREA). The appraisal is
stibject to the appraiser's Certification and Statement of Assumptions and Limiting
Conditions which accompany this report.
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Marketing Time and Exposure Time:

Marketing Time Definition :

An apinion of the amount of time it might take to sell a real or personal property mterest at the concluded
market value level during the period immediately after the effective date of an appraisal. Marketing time
differs from exposure time. whrch is aiwaxg presumed to precede the effective date of an appraisal.’ ?
Exposure Time Befinitiop . " ‘
The estimated tength of time that me praperty mteresl heing appraised wolild have been offered an the
market prior to the hypothetical consummation of a sale at market value on the effective date of the
appraisal. Comment. Exposure lime is 3 relrospective opinion hased on an analysis of past events
assuming a competitive and open market,*

In & stable market the marketing time and the exposure fime should te the same.
The Santa Fe market had been in a state of varying levels of decfine for several years
after the recession, with some of the market exhibiting tepid performance and same aof
the market exhibiting significant shifts, Those shifts could cause a difference in the
marketing time and exposure time. However, based on economic data over the past few
years the market appears to have stabilized with less evidence of any shifts in the
market that could cause a difference in the marketing or exposure time. Therefore, they
have been assumed to be the same in this analysis.

Marketing time will be affectad by the supply and demand factors within the
market place. Typically, support for a marketing time is sought from the known
marketing time of similar properties.

Subject Property: 645 Camino de ta Familia '~ Bulldingimprovements Only
The subject property is comprised of a vacant commercisblight industrial warehousa building

Due to the limited number of sales of this property type, the search was extended
te all commiercial improved sales in Santa Fe. The MLS commercial improved sales
within Santa Fe since 2015 and current MLS listings are detailed in the following table.

3The Appraisal Institute, The
Institute, 2015), p. 140
*lbid,, p. 83

isal, 6th ed., (Chicago: The Appraisai
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COMMERCIAL SALES/LISTING TABLE

Sales
rerzeon.. Medlan L Average
Year Sales SP DOM EPAP 8P DOM SPILP
| 2019: 75% 28 $490,000 119 96% $979,364 179 85%
2018 33 3525,000 111 88% $660,984 188 30%
| 2017 38 $468,592 324 85% $706.688 | 349 27%
| 2018 37 $580,000 230 95% $808,914 299 89%
2015 37 $482 000 201 98% 5707,335 307 9%
eiramc Medlan B Average
_Year Listings LP DOM | seAp Lp oOM SPAP
Aclive g7* $575,000 154 n/a | $1,053.007 242 nia
“Pending: 8 current lislings
Source: Santa Fe Area Multiple Listing Service

The data shows absorption of commercial real éstate has been relatively stable
for the last four years with 24.3 months' supply based an the 2018 sales and current
listings. The median and average market exposure amang the sales the last four years
ranged from four to twelve months.

Note: three of the 2019 sales have Days on Market in excess of one year, Analysis of
thege sale showed they were not priced correctly or had attributes that were atypical
ang hampered marketability. The properties tended to sale within one to eleven months
when appropriately priced.

Conclusion: Due to the subject’s location within the Railyard, it is a marketable
property. If the subject were actively marketed at or near the appraised value, the
marketing time/exposure time is estimated to he three months to one year,

Marketiny) & Exposure Timas
545 Camino de ta Familia~ | Estimaled lc be three months to one year if actively marketed al ot
Bulldingimprovements Only' | near the current market value.
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DESCRIPTION OF REAL ESTATE APPRAISED

ary

DESCRIPTION OF REAL ESTATE APPRAISED
Location Description-City

Santa Fe is a small city located in the Sangre de Criste Mountains of narthern
New Mexico. ltis the oldest state capital in the L1.S., having been established in 1610,
and it is knawn for its historic, cultural and artistic heritage, In general. population has
grown approximately 1% per year since 1980. Below is data from the last two census &
current estimates from the U.S. Census Bureau, as of July 1, 2018.

POPULATION GROWTH ~ CITY AND COUNTY OF SANTA FE
Area ' -} 2000 2016 | Change/ | 2018 Change/

: : ! .| Yeas (Estimate) | 4/110t0 71118
City of Santa Fe 82203 80,578 30% 84 612" 4.5%"*
Santa Fe County 129,292 144227 11.5% 150.056 4.0%
tinciudes ify's annexation of 13,000+ residents effective January 1, 2014

Ecenomic indicators such as gross receipts tax, lodger's tax, and real estate
sales all grew into the mid-2000's.  Gross receipts posted their first decline in fiscal year
2008/2008, with onset of the recession, but they have ingreased each year since
2010/2011, and in fiscal year 2017/2018 they topped the pre-recession high of
2007/2008. The lodger's tax for the city's approximately 4,600 hotel rooms has followed
the same general pattern; it was up 11% for the 2016/2017 fiscal year compared to the
prior fiscal year; occupancy increased 2.2% in 2018, compared ta 2017, and the
average daily rate increased from 5135.85 to $143.25 during the same fime frame; both
these are the highest since the depth of the recession.

The Santa Fe economy is based primarily on tourism and government
employment, While neither government nor tourism produces high incomes, the
gavernment sector is fairly stable, and even with the tourism declines experienced
during the recession, Santa Fe remained one of the premier tourist destinations in the
country according to natianal surveys.

Government employment, which is the largest employment sector in Santa Fe
County {25.2% of the workforce in 2017, the mast recent full year for which statistics are
available), has declined 2.6% from 20186. after similar declines the previous two years,
The annual unemployment rates since 2011 are in the following table.
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ATy

UNEMPLOYMENT RATE TABLE

Area Annual Unemiployment Rate (Not Seasonaily Adjusted)

2018 2017 2016 2016 2014 2013 2012 2011

New Mexico 4.89% 5.9% 6.6% 5.5% 8.7% 6.9% 7.1% 7.5%

Santa Fe County | 4.1% 4.9% 5.2% 5.3% §.4% 5.8% 5.8% 6.2%

Source: New Mexico Workforce Connection

The unadjusted unemployment rate for the City/County of Santa Fe was 4.2% for
August, 2019 (the latest data available), which is 0.4% lower than July, 2019 and the
same as August, 2018, These rates are somewhat fower than historical levels, and they
are lower than the state average of 5,1% for August. 2019. The city/county and state
rates are slightly above the national average of 3.8% for August, 2019.

Residential real estate sales volume in the Santa Fe area topped out in 2005,
and the number of sales in 2018 was the highest since 2006, having increased each
year since 2009; 2018 sales volume increased approximately 7% from 2017. Median
sale price topped outin 2007, and for 2018:it was the same as the top of the market,
Both median and average residential sale prices have remained relatively stable from
2011 through 2015, however the median sale price rose approximately 8% in 2016, 3%
in 2017 and 13% in 2018.

The total number of building permits in the city. commercial and residential, has

grown slowly each year since 2010. There were 106 new housing units permitted in the
City and 272 in the Metro area in 2015 compared to 219 in the City and 326 in the Metro
area in 2014, 2015 saw 192,000 square feet of new commercial development (the ten
year annual average is approximately 100,000 square feet), compared to the prior two
years new construction of 141,000 square feet (2014) and 144,000 square feet (2013},
Conclusion: The economic autinok for Santa Fe and the surrounding Metro area is

moderate as of the effective appraisal date. Commercial real estate prices have begun
to show signs of improvement. Commercial properties are oversupplied, but
oversupplies among residential properties have subsided, many markets are
appreclating and several markets/neighborhaods may be undersuppfied. Absorption of
commercial real estate has been relatively stable for the last four years. All the data
indicates a generally level economy in the area. and there is no reason to believe the
foreseeable future will change greatly.

Hippauf Dey & Connelly 12 545 Camina de Iz Familia - liprovements Only




DESCRIPTION OF REAL ESTATE APPRAISED
NEIGHBORHOOD

Location Description-Neighbofhood
The subject is located in the area designated as the downtown (BCD). The

subject is focated in the North Railyard in the southwest quadrant of the downtown area,
approximately 3,300 feet southwest of the Plaza. The Railyard area is located at one of
the primary entry points to the downtown, and it is becoming a destination within a
destination (Downtown/Plaza and Railyard Districts).

Neighborhicod Boundary
The downtown area of the City of Santa Fe designated as BCD, essentially the area entlosed by
Pasec de Peralta on the north, south and east and St. Francis Drive to the west.
| Note: the subjact is located in the North Railyarg
North Rallyard District

o W R WM i T G e B Wt B s TR,
TH W0 g ngnen S e .

o [ IR . oo ) seee g s
The Railyard is a developing comirhercial center within the towntown. The land is owned by the City of
Santa Fe and leased fo'the Santa Fe Railyard Community Corporation (S8FRCC}, which oversees
development of the area, Ownership of the buildings is divided between the City of Santa Fe and
private ownership on leased fand. The Railyard has seen extensive redavelopment since the approvai
of its master plan in 2002, with development contimiing. The Rall Runnaer commutar train's final stop is.
located in the Railyard.

Land use in the subject's immediate area includes offices, hotels, restaurants, a
religious facility, Site Santa Fe (art museum), the Farmer's Market building, the Violet
Crown Cinema, Santa Fe Teen Arts Center (Warehouse 21), district courthouse, a gas
station/convenience store, specialty grocery store and retailigallecies. |n addition, the
New Mexico Schoal of the Arts and the Viadem Contemporary (art museum) are being
develaped in the immediate area, The subject property lies within the city-owned
Railyard, which development has been a long-established commercial area comprised
of private ownership. Single-family residential is located at the west end of the
neighborhood. The residential neighbarhaed is in the latter stages of gentrification and
transition to remodeled homes and condominiums.
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NEIGHBORHOOD

Of particular interest is the fairly recent completion of a new District Courthouse
on Sandoval Street, about four blocks northeast. the Luna project (multi-use
development soulh of the Courthouse) on Cerrillos Road. about a block east, and the
development within the Railyard of the Violet Crown 11-theater cinema complex and
recent completion of the Railyard Flats {multi-family; 58-unit). Moving the courthouse to
its new location, opening the multi-plex cinema and development of residential units has
spurred traffic and generated demand for more good quality office space as lawyers
refocate closer to the courthouse, and demand for retail and eating/drinking
establishments has sustained, as more people visit the Railyard in the aftermoons and
evenings to attend movies.
Conclusion: The Downtown and Railyard area have experienced steady construction’
and renogvation activilies over the past 10 years indicating ongoing demand. The
economic downturn began in 2008 and put downward pressure on rents while
vacancies increased, but the last two to four years have seen this market stabilize and
show some appreciation, with increased sales aclivity, decreasing supply (both rentals
and sales), and there is naw business activity in the area. Santa Fe remains one of the
most desirable tourist destinations in the country, and tourism is expected to continue to
be a strong contributor to the downtown economy. The Railyard is more geared to local
citizens. and that area has also experienced growth and a stable economy,
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DESCRIPTION OF REAL ESTATE APPRAISED
LEGAL USE OF THE PROPERTY

Legal Use Of The Property
| Legal Use of the Property
Zaning .BCD-RED Business Capital District, Redevelopment Subdistrict
The subject is also governied by the regulations of the Railyard
Master Plan and Guidelines,
Historic District Not focated in a Historic District
Historic Designation None/Nol Resurveyed
Master Plan Rakyard
Zoning Map

_____ de |s Eamila

The subject is located in the Business Capitol District (BCD) which is basically a
mixed use district encompassing the downtown section of Santa Fe. the area around the
Capitol and the immediately surrounding residential areas. The intent of this district is to
pramote the economic health of the city by promoting and preserving the ecanomic
viability of this district and to preserve the unique architecture, townscape and aesthetics
within the district. Within the BCD there are several townscape subdistricts. The subject
lies in the Redevelopment Subdistrict.

| | BCD ODistrict Purpose

In recognitian of the fact that the economic heatth of the cily depends on the economic viability of the
8CD, the purpase of the BCD is to pravide for & mixture of land uses, including residential uses,
designed to promote the district's economic wellbeing while preserving the unique architecture,
fownscaps and aesthetics that foster a strong tourist industry and sustain the quality of life, sense of
‘community andg histonical identity in the district and the city.

Hippauf Dry & Connelly 15 545 Camina de f2 Familia — Improvements Only



DESCRIPTION OF REAL ESTATE APPRAISED

LEGAL USE OF THE PROPERTY

Redevelopment Subdistrict Purpose
Redevelopment subdistricts are intended to provide for- infili and a limitation of sprawi through the
efficient use of land; optimum use of public mfrastructure; a mix of tand uses, including residential
uses, comprehensive site planning: public benefit uses. urban design innovation; an enhancement of
the economic vitality of the district; the preservation and enhancement of the character and quality of
the area in which the subdistrict is tacated through elimination of any potentially significant adverse
impacts or potentially imeversible adverse impacts upon the community, surrounding neighbornoods or
other approved project plans; and redevelopment of areas with weak townseape qualities or of areas
that are undergoing change,
Redevetopment Subdistrict Ragulrements

(i) The propedy is eligible for rezoning to a redevelopment subdistrict if: 1) the land is located wuhm
or adjacent to the BGD and enconpasses at least three acres, exclusive of dedicated streefs and
rights of wsy. or a carplete city block, whichever is.smaller; and 2j the existing infrastruciure has
the capability to support or fo be modified to suppor the allowed floor arez ratic set forth in
Subsections {ii) and {iii} befow.

(i) The baseline flocr-area ratic shall'be twa and five~tenths fo one; provided, however, that such a
floor-ares rafio shalf not be-allowed if it is judged to be incompalible with an adjacent
neighborhoad or towrsvape subdistrict,

(i) Rezoning to BCD-redevelopment subdistricts requires consideration and approvat by the
planning commission and goveming body of a master plan or devefopiment piar for the property
as provided in Seclions 14—3 8 and 14-3.9.

Rezoning
Redevelopment subdistrict pmperty is eligible for rezoning to a fownscape subdistrict provided that:
a) devefopment of the redevelopment subdistrict is substantally complete, which determination
shall be made by the goveming body:
b) the property is located in or adjacent to the fownscane subdistrict it will become part of f the
rezoning is approved, and
¢t} all other requirements of Chapter 14 are met,
Standards for Redevelopment Districts (Ord. No. 2013-16.§ 43)
(a) Land-use Intensity:
(7) transfer of alfowed floor area, including land use inlensity credits , within a groperdy ot
between contiguous gropeifies with a single ownership and within a project is allowed: and
(ii) public benefit uses shal not count against the aliowable floor area for a pargel .
(i) The maximum baseline foor prea ratic permitted is-2.5:1 unless provided otherwise in the
master plan or at the time of cezoning pursuant to_Section 14-4. 3(E)(4)(b)ii).
(b) Maximism Height of Buildings
The maximum building height parmitted in a redevelopment subdistrict shall not exceed sixly-five
(65) feet: provided. nowever, that the maximum height shall be compatible with the ¢character of
adjacent subdisiricts and the surrounding neighborhood,
(c) Aaditionaf Standards
Additional standards for redevelopment subdistricts are focated in the subdistrict master plan.
Cevelopment in a redevelopment subdistrict shall comply with the master plan, If no master plan has
been approved for a portion of a redevelopmaent subdistrict, development must conform to the
standards of the adjacent or nearest BCD subdistrict,

Source: City of Santa Fe Land Developmeant Cude
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DESCRIPTION OF REAL ESTATE APPRAISED
LEGAL USE OF THE PROPERTY

The subject is aiso subject to the regulations of the City Lease. Railyard Master

Plan and Guidelines,

| Master Plan Land Use Standards

District in Between-Nodh Railyard
Minimum District and Lot Size | Not specified

Maximum Heigh! of Stnictures | 28’ to flat roof

34" 1o ridge of pitched roof

Minimum Setback No front or side setbacks
Requirements (feet) (Height Timits exclude parapets (2 foot max.), chimneys, elevator
towers, mechanical equipment, and unoccupied towers or spires) .
| Maximum Lot Coverdge (%) ) 100%
Magsing Simple
Historic Status Subject lies outside the Historic Review District.
Parking BCD zoning requires 1 parking space for each 500 square feet of net

leasaple foor area for oMcas and 1 parking space far each 350
square feet of net [2asable floor area for other commercial uses.
Shared parking for Area Iit: 14 on-street spaces; Area I 157 on- and
off-straet spaces: 259 spaces in underground parking structure in
Area V1.

Source: Rallyard Master Plan (sfrailyardce.org)
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DESCRIPTION OF REAL ESTATE APPRAISED
SITE

Property Description
Site
The subject s comprised of improvements inclusive of land. However, at the

request of the client, the appraisal is of the building/improvements only and dees not
include the land value. However, since the improvements cannot exist independent of
the site, a description of the underlying land is included.

Site: 648 Camino de la Familia

The site is approximeled on the aeriat photograph from the Santa Fe GIS Interactive Mapping System,
Site Detalls. L e :

Size Parcel Fi: 13,120 square feet + or 0.3012 acres

Source: Plat prepared by Southwest Mountain Surveye
ShapefTopography | Rectangular/strest grade

Frantage Camino de [a Familia to the wast, an internal circuiation road-within the Santa
Fe Railyard (2-lane asphalt paved streef) and the railroad tracks to the east
Access Camino de fa Famiilia
Easements! No easements or encroachments were noted and none are known to exist.
Encroachments
Zoning BCD-RED Business Capital District, Redevelopment Subdistrict
Flood Flood zone X Site is not located in a flood hazard zone.
Flood Insurance Rate Map 35049C0412E dated December 4, 2012
Utilities Standard/public
Sail A soil survey was not provided, and it is not known if one has been prepared,

Construction on neighboring properties and on the subject appears stable.
For the purpose of the appraisal, it is assumed 80ils are adequats to support
construction. Affhough there appear to be no adverse sail conditions, no
watranties are made or impled by the appraiser,

Comments Located within the downtown in the Railyard with significant synergy with
develapment in the area and proximity to the parking garage.

No exdernal chsolescence was noted
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DESCRIPTION OF REAL ESTATE APPRAISED
IMPRCOVEMENTS

Improvements
Subject: 545 Camino de la Familia

Firat Floor
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DESCRIPTION OF REAL ESTATE APPRAISED
IMPROVEMENTS
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DESCRIPTION OF REAL ESTATE APPRAISED

Interior Wall Caver

IMPROVEMENTS
Building Details .
Current Uge Commerciallight industrial; warehouse (vacant)
Building Type Warehouse
Buliding Area Building Area Size:
First Level 9,708 square feet
Mezzanine 534 square faet
B Totaf | 10,242 square feet
Source’ Listing document pmwded by The Santa Fe Raiyard Community
Corparation and confirmed with Occupancy Plan prepared by Thomas E.
Lechner, Architect.
Lot Coverage Ratic | LCR: 74%
Floor Area Ration FAR: 78.1%
Number of Stories One with mezzanine
Basic Structure Metal frame {bent and. purlind}
Foundation Concrete
Extarior Wall Cover Matal panel

Various: drywall {fintshed and unfinished), exposed framing/ingutation, matal
panel

Ceiling Various: drywall {finished and unfinished), exposed framingfinsulation
HVAC Suspended ~ gas fired: no alc identified
Doors/ Extericr: metal with glags and metal {standard and roflup)/
Windows Non-opearable - metal frame/dodble pane |
Restrooms/Plumbing | Two: men's and women's/adeguate
| Utilities Fullloublic (water, sewer, elsciricity, natural gas. telephona)
-Age Built in 1975 per Santa Fe County Assessoe’s racords
Estmated effective age: 35+ years {based on chserved candition)
Rarmaining economic fife: ~8 years
Quality/Condition Fair to avetage
Parking On street (primarily metered) and public parking garage
Comments The building has had an addition. Additionally, areas within the intenor have

been buift out to delineate/produce additional space; retait area, gallery.
However, during the inspection, missing/fremoved/cut braces and moment
framing were noted, These itams teduce the integrity of the biilding and
reduce the bulding kfe; &t appears the building is reaching the-end of its
econamic life, No funciional obsolescence is m«;d

| Cost to bring to codelremediation
[ The cost fo bring the buiding up p to code and remedime was estimated by
MV industries, Inc.: $362,450 or $35.40 per sqtiare fool

The Total Project Estimated Cost Summary (detall of estimate) is located in
the addenda.
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HIGHEST AND BEST USE

HIGHEST AND BEST USE
| Highest and Best Use is Défined as:
The reasonably probable and legal use use of property that resuits in the rughest value. The four criteria
the highest and best use must meet are legal permissibifity. physical possibility. financial feasibility and
maximum praductivity.s
| Highest and Best Use Criteria
A} Is the use physically possible?
B) Is the use lagally parmissible?
{) is the use financially feasible?
D) is the use maximally productive?

In addition to the four tests, appropriate use is included, It is not a specific test
for highest and best use, but a test that is a funiction of the faur tests. The highest and
best use of a property is typically determined both as if vacant and as improved.
Highest and Best Use As Vacant

Highest and Best Use of Land 48 Though Vacant is:: -
Highest and best use of land as though vacant is ‘based on the assumphun the parcel of land is vacant
L

m—

Legally Permissible: BCD-RED Business Capital District, Redevelopment Subdistrict.
Almost any commercial or residenitial use is allowed but no industrial uses are
permitted. There is virtually no possibility of a zoning change. In addition, the use is
further limited by the Railyard master plan. A zoning change is unlikely.

Physically Possible: The subject site is comprised of a single lot which fronts Camino
de la Familia an the west and the train tracks on the east. Physically the subject site is
large enough for a moderate to medium sized commercial building. Al utilities are
available. The location is within the Railyard development, but has vehicular
visibilitylexposure on the west from Camina de la Familia and pedestrian
visibility/exposure on the east from the Farmer's Market Building, the Railyard Plaza,
the Violet Crown Theater as well as Alcadesa east of the train tracks.

Note: the property to the south was built to the lot fine. Any development will require
consideration of these improvements.

Apprapriate: Apprapriate use is not a specific test for highest and best use, but a test
that is a function of the four tests. Based on the subject's location/exposure,
commercial use, primarily restaurant/par andfor retail is appropriate.

# Appraisal Institute, The Dictionary of Reaj Esfate Appraisal, 6™ ed., (Chicago: Appraisal Institute, 2015),
p. 109
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HIGHEST AND BEST USE

Financially Féasible And Maximally Productive: This aspect of highest and best use
considers which use will provide the greatest economic return to the land. Paramount in
this consideration is the concept of supply and demand. Greatest economic return wiff
result from a {and use for which there is-a strong demand and a limited supply.

Previous considerations of the aspects of highest and best use have resulted in
the conclusion commercial development, most likefy restaurant/bar and/or retail, would
be legal. physically possible and appropriate. The economic feasibility of this use is
tested by comparison of the cost with the value produced by capitalizing the expected
income, Greatest return will result from maximum use of the site, Economic feasibility
is proven if the value produced by sales or capitalization of the predicted income is
greater than the value produced by the cost of construction and acquisition of the land.
This means the return to the investor from poteéntial income is greater than the
investment for construction, profit-and land purchase or rent.

In order to determine the financiat feasibility of constructing a commercial
building/development. most likely restaurant/bar and/or retail use some assumptions
were made. These assumptions were based on the most current market information
available and some judgments based on observation of similar properties. Based on
market parameters, a restaurant/bar andfer retail use may be financially feasible based
on general parameters,

Conclusion: The highest and best use, as vacant. is construction of a restaurant/bar
and/or retail use with consideration of financial feasibifity, The likely buyer is an
owner/user or local investars,

Highest and Best Use As Improved
Definltion: Highest and Best Use of Property As Improved: -
The use that should bs made of a propecty as it exists

Legally Permissible: Zoned BCD-RED Buginess Capital District, Redevelopment
Subdistrict. Almost any commerciaf or residential use is allewed but no industrial uses
are permitted. n addition, the use s further limited by the master plan. The previous
use may have been grandfathered or may have been legal based on categorization.
The improvements maximize density.

Appropriate: Appropriate Lise is not a specific test for highest and best use, but a test
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HIGHEST AND BEST USE

that is a function of the four tests. Based on the age, condition and previous use {may
share aspects of light industrial use: ceramic kilns). The subject property is inconsistent
with the area: Railyard - restaurants/bar, retail, gallery, office, movie theater, community
events, museums and residential,

Financially Feasible And Maximally Productive: This aspact of highest and best use
considers which use will provide the greatest economic return to the land. Paramount in
this consideration is the concept of supply and demand. Greatest economic return will
result from a land use for which there is a strong demand and a limited supply.

Three Possibillties for subject ~As s

1. Continued use ‘asis’
2, Demolition of the existing site improvements
3. Addition/rencvation pf the existing site improvements

The subject is a light industrial/cornmercial warehouse currently delineated for
single-tenant use, but is fiexible and can be further delineated for multitenant use. Rtis
of fair to average quality and condition and appears t¢ be reaching the end of its
ecanomic life. It has a moderate visibility/exposure location within the Railyard, but the
location is synergistic based on uses/development in proximity and should compete well
based on current market expectations/requirementsi/grawth of the Railyard
development.

Note: the basis of this appraisal is the building/improvements only,

Continued Use ‘as is": The subject is cansidered ta be reaching the end of its ecanomic
age. In addition, the structural integrity of the building is considered questicnable based
on observations at the time of inspection (during the inspection, missing/removed/cut
braces and moment framing were noted), Further use of the property will require
renovatior/updating/redevelopment/remediation to reflect/address current market
requirements/demand and deficiencies.

Demolition of the existing site improvements: The feasibility of the improvements is a
function of the site value exceeding the value of the existing improvements plus the cost
of demolition. Based on general parameters (in this case, estimated cost of demolition
and value of the improvements only), the existing improvements don't provide a positive
return to the property.

Additional/renovation of the existing site improvements: Based on current lot coverage,
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HIGHEST AND BEST USE

an addition is not passible. Additianal square footage on a vertical basis may be
possible, but it is unclear based on the number of possitle uses (commercial and
rasidential) and range of cost of construction whether it is feasible. Renovation and/or
buildout of the property based on tenant needs is warranted by increased/additional
rents. Conversion to another commercial use may be possible if financially feasible.
Based on the number of uses, the costs are speculative in nature, but appear financially
feasible based on general parameters.

Note: due to the increase/papularity of long term residential in the Railyard and short
term/vacation rentals as wall as résidential units within the downtown (BCD zoned), the
possihility of redevelopment/development of rasidential units is possible and will be
based on the financial feasibility and productivity of the units, Due to the amount of
speculationfuncertainty, this use is not developed, but should be considered as a
potential use.

Conclusion: Based on the foregoing discussion, the highest and best use of the
subj_ect property as improved ~ building/improverments only ig identified as use 'as is'
with immediate renovationfupdating/redevelopment/remediation per market
requirements.

Note: the subject’s site value is greater than the estimated value of the improvements
and cost of demolition. However, this analysis is based on the building/improvements
only.

Highest and Best Use = As Improved: ;Bulldigg Only) =
‘An iy with immeadiate renovation/: -updati ngleedevelopment/remeadiation per market requircmenta
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YALUATION

VALUATION
The valuation pracess is the procadure by which an estimate of value is

determined for the subject. The process of arriving at a value conclusion for the subject

property is addressed in the scope of work section on page 7 of this appraisal report.

Subjectofthe Apprataal .

54§ Camino de fa Familia ~ Building/Improvements Only
_yg_lue L ; . T
As Is = Impravements/Building Only

Methodology ~ Vakiation ‘As1s" - Pago
Sales Comparison Approach 27
Income Approach 41

Direct Capitalization 41
Reconciliation and Value Conclusion 55
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VALUATION
SALES COMPARISON APPROACH

Sales Comparisan Approach

Definition: Sales Comparison Approach

The process of deriving a value indication for the sub;ect pmpeny by comparing sales of similar
properties to the property being appraised. identifying appropriate units of comparison, and making
adjustments {o the sale prices (or unit prices. as appropriate) of the comparable properties based on
relevant, market-darived elements of comparison.6

The sales comparisan approach is based on the premise that a wel-informed
buyer would pay no more for an existing property than it would cost to buy a similar
substitute property. While there are seldom exact duplicate properties available to a
buyer. the prices paid for similar properties are indicative of value. In this approach to
value a common denominatar is used in comparing sales to the subject. In this case
the price per square foot of the Improvements is used. This figure was found by dividing
the sale price by the size of the improvements. The subject's utility is light
industrial/commercial warehouse in nature. The search for comparables was initially
limited to the subject’s neighborhood and due to limited sales volume was expanded to
inciude competing neighborhoods. The subject is appraised to its highest and best use
as improved. The comparables are surmmarized in the following chart and summatized
on the following pages.

Nota: Valustion

| The.comparables are mmmamlgnd based on lrrgprcwements inclusive of site.

[ The indiidual site values are deducted {final adjustment} at the end of the analysis in order to develop

the prefiminary value per this approach.

The subject isn't up to current buiifding code based on age and condition (includes missing/removed/cut |

braces and mofment framing which raduca the integrity of the building), B

This ﬁﬁo'st (Pase 21) is deducted from the prefiminary value per the sales comparison approach to get
the final value.

COMMERCML BALES CHART

No. | Locatfon =~ __iDsteofSale | Sales Price  |'8F $ISF .
1 19 Bisbee CtUnits 5§ & 6 05/2014 $415,000 4,300 $96.51
2 41 Bisbea Ct Unit B1 10/2015 $250.000 2936 $86,15
3 3812 Qliver Drive 05/2016 $432.500 4.882 $88.41
4 1216 Parkway 08/2015 $500.000 5208 $96,01
5 1216 Mercartite 12/2016 $1.290.000 15,232 $84.69
-] 41 Bigbee Ct Unit B3 0972017 $212 000 2,925 383.86
? 41 Bisbee Ct Unit A3 052018 $200,000 2,596 $77.04
8 21 Bisbee Ct Unit D 052019 $250,000 2,484 $100.684

s Aog[gisal institute, The Dictionary of Real Estate Appraisal, 6 ed., (Chicago: Appraisal Institute, 2015),
p, 207
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VALUATION

SALES COMPARISON APPROACH

Additional Sale

In addition to the sales in the chart, the sale of an institutional/school property in
proximity of the subject bearing some similarity to the subject based an focation and
age/condilion (need for renovationfredevelopment) was identified,

ADDITIONAL SALES _
| Locatlon L Data of Sale ; _Sales Price SF | SISF
551 Alarid {Alvord) 08r2018 $2,550.000 30,760 $32.30

551 Alarid (Alvord Schogl) The property was zoned R8 (residential zoning), but the

purchase was contingent on the rezoning of the property to Business Capital District
(BCD). which is consistent with the downtown and the subject. The sales price equates
$82.90 per square foot. When the estimated price per square foat of the site after
rezoning is remaved any contributory value of the improvements is minimal. This is
likely a function of the significant amount/expense of renovation of the improvements,
which the buyer wanted to keep and not demclish (demolition which would likely drive
negative feedback from the community). This sale is notincluded in the analysis due to
the different underlying use, but is mentioned here for informational reasons.
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SALES COMPARISON APPROACH

Sales Comparables Map

Seton vidage
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SALES COMPARISON APPROACH

Sales Comparables - Summary

A & B & BB * B P e

Location: 39 Bisbee Ct#5 8 6

Granter: Morris

Grantee: Pensco Trust

Date of Sale; 052014

Sales Price: $415,000

Terms: Cash/cash equivafent

Land area: Turquoise Trail Business Park
Gross building area: 4,309 square feet
Gross income: n/a — owner-occupied:
Price par SF: $86.51

Age: ~ 10 years; estimated effective age 10
years

Location: 41 Bisbae Ct Unit B1

Grantor. DJT Properties LLC

Grantee: Lewis

Date of Sale: 10/2015

Sales Price: $250,000

Tetms: Cash/cash equivalent

Land area: Turquoise Trail Business Park
Gross building area: 2,836 square feat
Gross income; n/a

Price per SF: $85.15

Age: ~ 10 years; estimated effective age 10
years

4
® = R B B E 8N A AW

Location: 3812 Ofiver Drive

Grantor; Wolfswinkel Properties, LLC
Cate of Sale. 0572016

Sales Price: $432.500

Terms: Cash/cash equivalant

Land area: 20,001 square feet

Gross building area: 4,892 square feet
Gross income: n/a — owner-occupied
Price per SF: $88.41

Age: 22 yesrrs; estimated effeclive age 15
years

Property is in average condition
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SALES COMPARISON APPROACH

Location: 1216 Parkway

Grantor: Red Mountain Property Holdings
Grantee: Wolf

Date of Sale: 06/2016

Sales Price: $5600,000

Price per SF: $96.01

Terms: Believed to be cashfcash equivalent
Land area: Richards Avenue Office Park
Gross buiiding area: 5,208 square feet
Gross income: nfa =~ owner-occupied/vacant
Age: astimated effective age 20 years

Location: 1216 Mercantile Lane
Grantor: MW Holdings LLGC
Grantea: Noe Swinney LLC
Date of Sate: 12/2018
Sales Price: $1,290,000 {contract price} —
property listed for $1,300,000

¢ Price per SF: $84 .69
Terms: Believed to be cash/cash equivalent
Land area: Condo - Richards Avenue Cffice
Park
Gross buitding area: 15,232 square feet
Bross income: n/a vacant
Age: estimaled effective age 15 years

Location: 41 Bishee Ct Unit B3
Grantor: Davis

Grantee: Simkins

Date of Sale: 09/2017

Sales Price; $212,000

Tertns: Cash/cash equivalent

Land area: End of the Trail Condo
Gross building area: 2,525 square feet
{1,800sf 1* and 725 sf mezzanine)
Gross income: nla

Price per SF: $83.96

Age: ~ 12 years: estimated effactive age 12
years
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SALES COMPARISON APPROACH

Location: 41 Bishee Ct Unit A3

Grantor; Atwell

Grantee: Metzdragon, LLC

Date of Sale: 05/2018

Sales Price: $200,000

Terms: Cagh/cash equivalent

Land area: End of the Trail Condo

Gross building area: 2,598 square feef (1
floor with- a smali loft area)

Gross income: n/a

Price per SF: $77.04

Age: ~ 12 years; estimated effective age 12
years

Comments. average condition with minimai
finishes

Location: 21 Bishee CtUnit D

Grantor: Bisbee Properties LLC

Grantee: Zsako

Date of Sale: 05/2019

Sales Price: $250.000

Terms: Cash/cash equivafent

Land area: 21 Bisbee Court Condos

Gross building area; 2,484 square feet (two
floors)

Gross income: n/a

Price per SF: $100.64

Age: - 14 years: estimated effective aga 12
years

Additional Sale

Location: 531 Alarid {Alverd Schoof)
Grantor: Board of Education of the City of
Banta Fe

Grantee: inchoate Properties L.L.C & Etal
Date of Sale: 08/2018

Sales Price: $2.550,000

Terms: Cash/cash equivalent

Land area: 126,367 square feat

Gross building area: 30,760 square feat
Gross income: i/a

Price per SF: $82.90

Age: Improvements built from 1949 to 1973,
updated last in 2004

Comments: property was purchased subject
ta rezoning from residential (R8} to Business
Capitol Digtrict (BCD)
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SALUATION
SALES COMPARISON APPROACH

Analysis and Value Conclusion
The comparables were selected from competing industrial nodes in Santa Fe.

The comparable sales produced a value range from $77.04 per square foot to $100.64
per square foot before adjustment.

Several elements of comparison can affect the value of commerciat structures.
The elements of comparison and their resulting adjustments fall into two categories:
transactional adjustments and property adjustments,

CHART OF ADJUSTMENTS
Category Adfustinent
Transactional Real property rights conveyed
Financing terms
Conditions of sale

Expenditures made immedialely after purchase
Market condilions

Property Ehvs:;al characteristics
ocation

Econamic characteristics

Use/zoning

Non-realty components value

These elements are analyzed to determine if an adjustment is required. They
are discussed below and the findings summarized and reconciled on a comparison gria
at the end of the valuation section. The transactional adjustments are applied in
sequence. The property adjustments do not need to be applied in a specific sequence.
The adjustments are summarized on a chart at the end of this section. Only thase items
requiring discussion/adjustment are discussed.

Transactional Adjustments
Real Property Rights Conveyed: The subject is vacant. The comparables were

vacant, owner occupied or purchased for owner occupancy at the time of sale. No
adjustment for real property rights conveyed is applied 1o the comparables.

Financing Terms: None of the sales were known to involve terms of sale other than
cash to the seller. No adjustment is made for financing terms.

Conditians of Sale: Comparable 1 was in the ptocess of foreclosure. However, it was
listed for sale for over a year. No adjustments for the conditions of sale were needed
for any of the comparables,

Expenditures after Sale: This adjustment is included in the transactional adjustments
because it reflects those items that a bisyer would have considered part of the price at
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the time of sale. None of the comparables required an adjustment for expenditures after
sale.

Market Conditions: The next element of comparison that was considered was market
conditions (time of sale). The earliest sale on the chart is May 2014 which is 64 months
before the effective date of the appraisal. Analysis of a sale and resale of the same
property is the most accurate method of determining a time of sale adjustment. None of
the comparables constitute such a pair. Therefore, the search was extended outward to
include other commergial markets in Santa Fe. The sales of two units (commaercialflight
industrial warehouse) on Thomas Road were analyzed. This is not a sale/resale, but
the two units are located irr the same building and share similar physical attributes.
Because they differ in size, the price per square foot was used in the analysis. This pair
of sales demonstrates a depreciation rate of 0.54% per month (-0.54% per manth).

Time of Sala Comparison : S -

Property 3831 Thomas Rd. C 3831 Thomas Rd, D | Difference

Price per sf $139.71 per sf $132.10 per sf 5.4%

Sales Date April 2009 February 2010 10 manths
Market condition adjustment _ -0.54% per month

Lacking additional commercial/iwarehouse salefresales, the search is extended to
other commercial sales within the Santa Fe Market, A property at 308 N. Guadalupe
sold in August 2006 and again in March 2012, This sale/resate showed an pveral net
depreciation rate of 0.36% per month.

Tima of Sale:Comparison / - , T
Property 308 N. Guadalupe 308 N. Guadalupe Difference

Price $485 000 $375.000 -24.2%
| Sales Date August 2006 March 2012 67 _
Market Conditions adjugtment | -0.36% per month

 Note: this property rescld i August 2018 far $470,000~ approaches previous 2008 sale
The recavery/appreciation from the 2012 sale is likely dae fo sonte degree to-its location (downlown)_

However, this sale fikely received a period of appreciation prior to the economic

downturit and then a subsequent depreciation. Based on this, this market conditions
adjustment per this comparison may be understated for the comparables.

None of the other comparables constitute such a pair. Therefore, the search was
extended outward to other commercial markets in Santa Fe. A property at 229 E. Marcy
sold in April 2007 and resold in April 2008. This sale showed an appreciation rate of
0.48% per month (+0.48% per month), However, this sale preceded the comparabie
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sales and the economic downtumn.

Time of Sale Comparison ]
Property 1 229 E. Marcy 229 E. Marcy Difference

Price per sf $875,000 $925 000 5.71%

Sales Date April 2067 April 2008 12

Market condition adjustment 0.48% per month

Lacking additional sales/resales over the past five years, the search was
expanded. The property at 318 Grant Avenue which is located in the downtown sold in
May 2009 for $1,726,250 and was subsequently listed in January 2010 for $1,575,000.
The listing expired in January 2011 and it has not been relisted. This represents a
depreciation rate of 0.44% per month (-0.44% per month) based on the listing expiration
date,

Time: of Sale: Comparison . : i
Property 318 Grant 318 Grant Difference
Price per sf $1.726.250 $1,575,000 ~8.8%
Sales Date May 2009 January 2011 20
(expiration}
Market condition adjustment -0.44% per month

Comparison of the sale of two condos of the exact same size within the same
condaminium project which took place in April 2008 and June 2010 yielded a
depreciation rate of 0.37% per month (-0.37% per month).

_Time of Sale Comparison : ; . ' G
Property 1825 Aspen Or., 1325 Aspen Dr., Difference
Units 703 AS8. Unit 801 A&B
Price per sf 275.000 $249.000 -9.5%
Sales Date Aprit 2008 June 2610 26
Market condition adjustment -0.37 % per month

The market has experienced a certain amount of fluctuation after the downturn,
However, overall economiic indicatars have begun to improve over the past four and a
haif years. The impact of these changes in economic indicators in the real estate
market is not yet fully realized, but may put downward pressure on the depreciation in
the market. Within improved commercial properties, based on |ease rates and
vacancies, the leveling off appears to have begun in 2015. The ecanomic.downturn for
improved properties is estimated to have begun in 2008. Based on this data, a
depreciation rate of 0.3% per month (-0.3% per month) is selected far the comparables
beginning in 2008 through 2014. Subsequent to 2014, neither a depreciation rate nor
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an appreciation rate is applied,

Note: application of the market canditions adjusiments are applied to the comparatles based on the time
between recordafion of the sale and the effective date of the appraisal — the month of the date of
recordafion and the month of the effective date of value are not included,

Property Adiustments

Physical characteristics: Physical factors that were considered for adjustment
included size, location, quality. age and functional utility.

Size: Size was the first category examined. Typically. there is an inverse relationship

between size and price per square foot: as the size increases the price per square foot

decreases.

The comparables did not produce the basis for developing a size adjustment.
Therefore, the search was extended to other commercial sales. Two sales of
warehouse properties that accurred in the same building and at the same time were

analyzed,
Size Comparison . R T : :
Property 7510 Malfard Way, Unit C | 7510 Mallard Way, Unit D | Difference
Price per sf $128.70 $127.30 -$1.40
Size 2,331 squara faat 2.55] square feat 227 square feet
Size adjustiment $0.006/s¢ of change |

This adjustment was based on a size difference of 9.5%. The search is extended
outward to other commercial markets in Santa Fe, The sale of 2960 Rodeo Park Dr. W
is compared to a previous sale in the same area located at 2056 Galisteo.

Size Comparigon - - : co i o :

Froperny 2960 Rodea Park Dr, W 20586 Galisteo Ditference

Price per sf* $225.06 $185.45 $39.61

Size 14.608 square feet 20,948 square fest 6,338 square feet

Size adjisstment $0.006/5f of change |
*Adjusied for ime

This comparison produced a size adjustment of $0.006 per square foot based on
a difference of 6,339 square feet. Three sales of office condos that occurred in the

same development are analyzed. The sales were adjusted for time. For the size

adjustment, the largest sale was compared to the two smalfer sales. These sales

occurred within 13 months of each othér during a time when the market was

appreciating.

SIZE COMPARISON
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Property Date of | Size | price TOS Change: | Change: | Adjustment |
sale Adjustmant | Size price Sperst

2019 Galisteo, 01/2005 | 3.738 | $201.61 | 13months |- ~ F i

N-10 $209.47 : e

2019 Galisteo, 11/2005 | 2,286 | $222.85 | 3 months 1,452 $15.39

N-9A §224.86

2019 Galisteo, 02/2006 | 1,475 | $223.73 | 0 months | 2263 $14.26

D-2 $223.73

This comparison produced size adjustments of $0.011 per square foat based on
a difference of 1.452 square feet and $0.006 per square foot based on a difference of
2,263 square feet. These adjustments may have been overstated based an the
appreciation in the market at that time. Based on this analysis with specific
consideration of the utility/uee (commercialflight inductrial) and cize of the subject and
comparables, a size adjustment of $0.001 per square foot is extrapolated and applied to
the comparables based on the size of the subject.
Agel/Condition: An age and condition adjustment were combined. The estimated
effective ages of the comparables as of their sale date are in the following chart.

COMPARABLE EFFECTIVE AGE
No. Estimatad Effectiva Age (EA)
1 10
2 10
3 15
4 20
5 15
6 12
7 12
8 14
Subject | 35+
Additional Sale ~ Informational Only
g l 35+

The comparables did not produce the basis for an age/condition adjustment.
Therefore, the search was extended to other commerciat markets in Santa Fe. Four
comparisons were made of the adjusted prices for alder buildings to newer ones to
derive an age adjustment. All the sales comparisons were adjusted for conditions of
sale and time of sale. They are summarized in the following chart.
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Age Comparison
Comparison 1
Property 2018 Galisteo, UnitN-9 A | 1651 Galisteo Units B.8.10_| Difference
Price per sf $230.53 5186.72 17.2%

 Age 1 years 20 years 16 years
Age adiustment 0.90% per year
Comparison 2
Property 1640 Old Pscos Trail 2019 Galisteo, Unit N-9 A | Difference
Price per sf 3$201,25 §230.53 - 14.5%

15 years 1 years 14 years

Age adjustment 1.04% per year
Comparison 3
Propery 404 Brunn Schooj Rd. © | 2590 Camino Entrada Dilterence
Price per sf $218.92 $204.55 7.0%
Age 4 years 12 years 8 years

—— -

| Age adjustment 0.88% per year
Comparison 4
Property 1630 Hospital Dr. 2056 Galisteo Difference
Price per sf $195.07 $228.82 17.3%

_ﬁuge 21 years I years 18 yéare
Age adjustment 0.96% per year

Based on these extractions. an age adjustment of 1.0% per year is applied to the
comparables based on their estimated effective age, The adjustment is generalized

based on the unique nature, construction and quality of each comparable.

Lacation: Location is one of the most important value determining factors for

commercial property. The comparables are lacated in business parks and/or

cormparable business nodes. The subject is located in the Railyard. The comparables’

locations differ fram the subject, but the improvements/buildings share utility/use with

the subject. The valuation is based on the building/improvemente only. The locational
attributes are inherent in the land value. The land value will be deducted from the
comparables, which will remove the impact of lacation.

Based on the shared utility/use of the improvements and the removal of the

land/site values, a location adjustment is not applied to the comparables.

Land/Site Value: The valuation is based on the buiiding/impravements only value,

Therefore, the value of the sites must be deducted from the comparables to reflect an

itnprovements/building only value. Comparables 1-2 and 4-8 are condominiums.

Because these comparables are comprised of condos, there is no specific site

associated with them and it must be estimated. Comparable 3 and the additional sale.
Comparable 9, are not condominiums and produced lot coverage ratios of 24.5% and

Hippauf Dry & Connelly

38

545 Camino de la Familia -~ improvements Only




VALUATION

SALES COMPARISON APPROACH

24 3%, Based on this, the sites associated for Comparables 1-2 and 4-9 are estimated

based on a 25% lot coverage ratic. The land value for the comparables was estimated

on a per square foot basis based on comparable [and sales.

COMPARABLE LAND/SITE VALUE
No. Site Site Value
Per $F Totel
1 Condo. estimated site 17,200 square feet 4 -$68.800
2 Condo: estimaled site 11,744 square feet 34 346,976
3 Site: 20,001 square feet (LCR: 24.5%) S8 3100005 |
4 Condo: estimated site 20,832 square feet s $124,992
5 Conda: estimated site 60,928 sduare leet 56 $365.566
8 Condo: eslimated site 10, 100 square fast 54 $40 400
7 Condo: estimated site 10,384 square feet 4 $41,528
8 Coando: estimated site 9,936 square feet 34 $38.744
Addltional Sale — informational Only —
9 | Site: 126,367 square feet (LCR: 24.5%) | s18+ ['$2.274 506

Based on this analysis, the estimated site vajue is deducted for the comparables

te produce the improvement only value,

Conclusion: The adjustments discussed above are summarized in the following chart.

Only-those items requiring adjustment have been included.

SALES COMPARISON ADJUSTMENT CHART
Element - Subject Comp.1 JComp.2 [Comp.3 [Comp:a. “|Compb ~[Comp.8 [Comp.? |Comp.8
Sale.Prics {$) 3418,000 | '$260,000 § 9432800 | $500,000 - | 91,280,000 | 9212000 | $200000 | $260,000
Markst condiions/ 10/2018 052014 | forzo1s | os/2016 | 0ev201E 1272016 17 18 | 052019
Adjustment 48716 |30 30 50 $0 30 0. 30
Preftminary adfusted § $408,205 | $260,000. | $432,600 | $800,000 | $1, §200,000: | $260,000
Comparison 10242 4,360 2936 4,882 5,206 15,232 2525 - 2506 2454
-adfusted § 8515 §83.41 | $96.01 $54.60 33305 87 100,64 |
Size Adjusimernt §7.31 -36.35 -35.03 $4.99 -$.72 -57.85 % 78
AgetCongition (EA) 10 15 15 12 12 14
Adjustment _| 81045 31661 1-$13,65 $17.94 +§17,54 31596 1950 |
SteVae | Canda 20008 | Condo Condo Conda Cando | Condg
Adjustment i) 600 1 -616.00 2044 | -$24.00 $24.00 316,00 00
Flnsl adiusted sate $ pet st $60.00  fs4zm 01 | $63.13 7.74 $42.70 33743 13E73%
Tomlnetas!, . J 2196280 | -$125 672 |-5207.432 | -5222,257 | -$862.624 | -5104,16) |.5102832 |-$107.488
- 83 % of sale price 47.8% | -50.2% 4B.0% | <4.5% 43.6% ~49.1% 51 4% 43.0%
Tota! gross ad. $1998.250 | 3125573 | $207,433 | £222277 | STr4 838 | s104182 | g10z.828 | 107,458
-85 % of sals price 47.8% §0.2% 48.0% 445% 55.4% 49.1% S1a% |1 420%

Reconciliation _ _

Comparabiles Improvements Only

: Range: Adjusted $ISF | Average: Adjusted $/SF
AR 1-8 $37.4310.867.38 $47.17
_Nota: values represent a price per square fool of the improvements only”

Prefiminary Value: All the comparables (improvements onfy) share the same/similar
utility: fight industrial/commercial warehouse. The comparables were adjusted for site
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value to mitigate/remove the impact of locational differences,

Comparables 4, 5§ and 8 produced the lowest net adjustment {(<45%) and
Comparables 4 and 8 produced the lowest gross adjustment (<45%). Based on the
subject's attributes and this discussion, the upper half of the range produced by the
sales is weighted.

Estimated Price per Square Foot~ Buildingimprovements Only
$50 per square foot

Final Vatue: In order to determine the final value of the improvements only, the cost of
bringing the property up to codelremediation must be deducted to insure parity. The
costs represent the cost to bring the subject up to current code and address integnty
issues in the building.

Cost to bring to code/remediation
$362,450 (page 21)

vThe estimated price per square foot is app:;ed fo the square footage for the
prefiminary value of the building/impravements only. The cost to bring to
code/remediation is deducted to get the final value per the approach.
FINAL VALUE PER THE SALES COMPARISON APPROACH-IMPROVEMENTS ONLY

Size x Estimated $ per SE = Value '
10,242 square feel x $50 per square foot = $512,100
Cost to bring to codefremediation (page 21) {$362.450)
e e e ......Final Vajue (improvements Qniy) $148,650
o Rounded $150,000
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income Approach

Definition: Income Capitalization Approach.

Specific appraisal techniques applied lo develop a value indication for a property based on its €arning
capability and calculated by capitalization of property income.?

The subject is comprised of a commercial light industrial/commercial office-
warehouse in the Railyard. The income approach is being developed based on the
direct capitalization approach.

Subject Rental Data
The subject is not currently encumbered by a lease.

Subject Rental Summary

vacani

Direct Capitalization

.Definition: Direct Capitalization

A method used to convert an estimate of a smgie year's tncame expectancy nmo an mdvcation of value in
one direct step. either by dividing the net income estimate by an appropriate capitalization rate or by
multiplying the income estimate by an appropriate factor, Direct capitalization employs capitatization rates
and multipliers extracted or developed from market data. Only one vear's income is used. Yield and value

changes are impiied but not explicitly identified.s

The Income Approach is based on the income producing capabilities of the
property. For the Direct Capitalization method, a Potential Gross Income (PGl) is
estimated from which vacancy loss is deducted to arrive at an Effective Gross Income
(EGI). Expenses are then eslimated and deducted from the EGI to obtain a Net
Operating Income (NOI). The NOI is then capitalized into an indication of value by the
application of an overall rate which has been developed through market extraction,
development of the Modified Band of Investment and published sources.

1 Note: Vaiuation i

| The comparables are intiafly analyzed based on nmpmvemenrs mc{us ve of sue e
An estimated site value based on the comparables aftributes is deductad (final adjustment) at the end
of income approach summary to produce the preliminary vaiue per this approach.

Naote: the individual comparabie sife velies cannot be dediicted from the individual rents

The subject isn't up to current hullding cade based on age and condition (includes missing/removed/cut
braces and moment framing which reddae the integrity of the building), .

This cost (Page 21} is deducted from the grefiminary value per the sales comparison approach to gel
the final value.

7 Appraisal Institute, The Dictionary of Rea! Estate Appraisal, 6% ed., (Chicago. Appraisal Institute, 2015),
p. 115
€ Ibid, p. 65
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Market Rent: Rents were researched for buildings with similar/related utility in the
immediate area. Based on the lack of availability of rent comparables, the search was
extended into competing commercial areas in the Santa Fe market. The rent
comparabies were selected that are generally of the same quality/utility. All the rents
are identified on the basis of rent per square foot per year. The comparables are
summarized in the following chart and described in more detail on the pages following.

RENT COMPARABLES CHART
No. . | Location . s ’ Leasabla area | Rentpersf | Leasetype
4 ' : in:sf lperyear - |
1 3201 Calle Marie - Suile A : 2192 $12.89 | Modified gross
2 41 Bishes Ct. Units A4 2.000 $10.80 | Modified gross
3 41 Bishes Ct, Unit 8-2 2,000 $8.64 | Modified gross
4 2532 Camino Enrada 6,040 $8.90 | Modified gross-Atypical
5 19 Plaza La Prensa 6.450 $12.00 | Modified gross
8 1291 Clark Road 7.000 $9.75 | Net
7 12856 Clark Road 9,400 310.70 | Net
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Rent Comparables Map
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Rent Comparables » Summaries

1 Location: 3201 Calle Marie, Units A
Lessee: Unit A: Armadilio

Lease rate per sf per year: Unit A° $12.69
Lease Structure: Modified Gross

Size: Unit A: 2,192 square feet

Effective Age: estimated to be 8 years ofd.
Gomments: Located in Richard's Avenue
Office Park.

Comments: 2-unit building.

Location 41 Bisbee Ct, Unit A4

Lessee: BMD

Lease rate: $10.80 per sf per year

Building Size: 2,000 square feet

Lease Type: Modified Gross

Effective Age: estimated 12 years
Comments: one unit (combined 2 unils) of a
multi-unit building, Steal frame construction.
Wel finished ottt office area for a showroom.

o« s am s e

Location 41 Bisbee Ct, Unit B-2

Lessee: SFTC

Lease rate: $9.64 per sf per year

Building Size: 2,000 square feet

Lease Type: Modified Grose

Effective Age: estimated 12 years
Comments: one unit {combined 2 units) of a
miutti-unit buikding. Steel frame construction.
Large warehouse-focd distribution.
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Location: 2632 Camino Entrada
Lessee TLC

Lease rate: $8,90 per sf per year
Building Size: 6,040 square feet
Lease Type: Modified Gross-atypical (landlord
responsible for insurance only)

Effective Age: estimated 20 years

Comments: Light industrial and offices.
Primarily steel frame constniction. Well
finished out office area {(approximately 2/3 of
the building). Remaining area is
shop/warehouse.

Location: 19 Plaza [ a Prensa

Lessee: Technical Development Company

Lease Rate: $12.00

Lease Structure: Modified Gross

Size' 6 450 saquare foat

Effective Age: estimated to be- 8 years old,
Comments: Located south of Santa Fe
Comments: originally planned as a three unit
warehcusefoffice, but was leased to cne
entity,

Locatlon: 1281 Clark

Lessee: Legacy Healthcare, ine

Lease Rate: $9.75

Lease Structure; Net
Size: 7,000 square feet
Effective Age: estimated to be 12 (actual age:
~17 years old).

Comments: Office/warehouse use. Rollup
doors on backside of buildirtg. Located in the
node centered on Sller and Rufina. Limited
visibility/exposure,

Location: 1295 Clark

t.essee; Calvary Albuguergue

Lease Rate: $10,70

Lease Structure: Net

Size: 9,400 square feet

Effective Age: ~17 yaars old; EA 12
Comments: Unit is finishad for use as a
church. Property includes rolfup doors that
are hidden/covered in warehouse/sanctuary
area. Located in the node centered on Silar
and Rufina. Limited visibifity/exposure.

Hippauf Dry 8 Connelly 45 545 Caming de la Familia ~ Improvements Cnly




VALUATION

Analysis and Conclusicn

INCOME APPROACH

In order to estimate market rent, the comparable rents were compared and
adjusted. Estimation of market rent involved consideration of the following factors:
lease type and attributes, physicai attributes, and location, These elements are
analyzed to determine if an adjustment is required. The elements are discussed below

and the findings summarized and reconciled cn a comparison grid.

Analysis: Lease Type

for the appraisal. The comparables are leased on a net or modified gross basia.

The subject is nat encumbered by a lease. In addition, the subject’s expense history was nat provided

A netfeass isassumed forthe analysis.

Lease type: Rents are primarily dependent on the type of lease, The t
of leases are net, modified gross and full service.
LEASE TYPE DESCRIPTION

hree usual types

Lease type Expenses —
Net Tenant responsible for expenises

Tenant (lessee): All expenses
Landiord (lessor). No expenses (may pay managemaert)

Modified gross | Expenses.are split between tenant and landlond

TARE RS v

{typical) Tenant {lessee): Janitorial and utilities

Landlord (lessor): Insurance, property taxes, maintenance and management

. rrrees s e e e ve van e

Full service landlord responsible forexpenses

Terant {jessee): No expenses
Landtord {lessor): All expenses

The income approach is being calculated on a net lease basis. Comparables 1-3

and 5 are typical modified gross. Comparable 4 is an atypical modified

gross lease:

landiord responsible for insurance only. Comparables 1-5 required adjustment.
Comparables 6 and 7 are net leases and did not require adjustment. The difference
between a typical modified gross lease and a net lease is that the tenant pays utilities
and janitarial and the landlord (lessor) pays property taxes and insurance as well as
major maintenance (the cost of these expenses generally ranges from $2.00 to $3.00
depending on the property characteristics) in a modified gross lease. An adjustment of
the modified gross leases of $2.00 is selected. A lease type adjustment of $0,50 for the

atypical modified gross;. Comparable 4.
Size: Size may also be a factor. Typically, smaller spaces generally re
square foot than larger spaces. Comparison of the rent comparables d

nt for more per
id not produce

an adjustment. The size adjustment developed in the sales comparison is used as the
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basis for an adjustment in this analysis. The size adjusiment developed in the sales
comparison approach is multiplied by the capitalization rate developed in the income

approach and applied to the size difference between the comparable and the subject.

Adjustment: Size
0.00% per of x Capitalization Rate

Age/Condition: The age/condition of the comparables varied, The estimated effective
age of the rent comparables is in the following table.

COMPARABLE EFFECTIVE AGE

No. Estimated Fffectivé'Age |
1 8

2 12

3 12

4 20

5 8

6 12

7 12

Subject | 35

The age/condition adjustment developed in the sales comparison apgproach is
applied to the comparables based on the subject’s estimated effective age.
Location: The comparables’ locations are similar in use and utility. The location, as
previously discussed, is inherentin the tand. The valuation is based on the
building/improvements only, which will require the deduction of the site value of the
comparables. The site value is based on the average land value of the comparables
and the lot coverage ratio identified in the sales comparisen approach.

Conclusion: The rents after adjustment are in the following table.

ADJUSTED RENT CHART
No. | Unadjusted - | Adjustmants :: L Adjusted
Rent/SFIYear | Lease Type AgeiConditicn | Size RentSF/Year .
1 $12.69 ($2.00) ($2.89) ($0.72} 7.08
2 $10.80 ($2.00) ($2.02) (50.74} $6.04
3 $9.84 ($2.00) {$1.76) ($0.74; $5.14
4 $8.90 ($0.50} {$1.28) {$0.38) $6.76
L] $12.00 ($2.00} (52.70) (50.34} $6.96
6 $9.75 $0.00 ($2.24) {30.29) $7.22 |
7 $10.70 $0.00 (32.46 {$0.08} $8.16
: Average $6.77

The range of comparable rents after adjustment is from $5.14 per square foot to
$8.16 per square foot per year with an average of $6,77 per square foot per yearon a
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net lease basis. The rent comparables were adjusted for lease type, size, and
age/condition, Based on the subject’s attributes and this discussion, the upper half of
the range produced by the sales is weighted.

Market Rent

DL PF AN A Wb S 3 - SN it B Qo SN

Net Lease Basis

Potential grass income (PGI): Multiplying the market rent times the square footage of
the subject yields the potential gross income (PGl) for the subject,

PGl Analysis: Net Lease Basis . i —
$7.00 per square foot per year x 10,242 sqriare feet = | PGI: $71,694

The total potential gross income is based on the total potential income praduced
by the subject at market without consideration of vacancy or expenses.
Vacancy/Collection Loss: Vacancy/Collection Loss must be deducted from the
potential gross income to determine the effective gross income (EGH). The comparables
are typically single or double occupancy and didn't produce the basis for development
of a vacancy rate. Vacancy ¢an be estimated based on the typical lease parameters
and office turn-over. Estimating a two-to-five-month vacancy with a typical three-year
lease yields an annualized vacancy rate of 5.6% to 13%. However, this does not take
into account a reasonable renewal probability, The vacancy and collection loss in the
analysis is primarily a function of expectations based on the characteristics of the
subject. ‘A vacancy of 7% is selected and applied to the potential gross income which
results in a vacancy deduction.

Vacancy/Coflection foss
7%

Effective gross income (EGI): Deducting the vacancy from the potential gross income produces an
effective gross income (EGI).

EGl Analysis

PGI $71.694
Vacancy 7% $5 018
Total: 366,675

Expenses: The income approach is being calculaled based on a net lease basis;
property expenses paid by the tenant. Howaver, within the Santa Fe market, the
management cost is typically paid by the landlordflessor. Therefore, property expenses
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for the subject consist only of management,
SUBJECT EXPENSES
COperating Expenses
| Management | Estimate: 5% of EGI $3.334 5% of EGI
Expenses $3.334 | 30.33 perst

the improvements.

Note: the expenses on a per square foot basis are calculated based on the expense divided by the size of

Reserve for replacements is money set aside for future repairs and maintenance

of a major nature such as roof or stucco. Setting aside funds for this is not typical of the

Sarta Fe market. The sales from which the capitalization rates were extracted did not

include deductions for replacement reserves. In order to maintain consistency with the

comparables. no deduction was made for this item.
Net Operating Income (NOI): Daducting the lessor's expenses from the effective gross
income (EGI) results in a net operating income (NOI). The NOI needs to be capitalized

into an indication ofvalue. The Net Operating Income is capitalized into an indication of

value by dividing the NO{ by an appropriate capitalization rate.

EGI $86.675
Less: Expenses ($3.334)
Total-NOI- $63.341

Capitalization Rate: Two methods were used to derive a capitalization rate to be used

in the analysis. The first was to extract capitalization rates from actual sales. The

second method was the Modified Band of Investment., This method assigns a weighted

percentage to the equity return and the mortgage rate, These are then added to give an
averall capitalization rate. Further support is sought from the PwC-Real Estate Investor

Survey (formerly Korpacz). Sales of commercial propedies in Santa Fe have generally
shown overall rates in the range of 6.0% to 10.0%. The market extracted rates have
tended to rise over the past few years. The foliowing table lists capitalization rates

derived by extraction from the market.
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CAPITALIZATION RATES
Sale Date of sale Capitaltzatlon Use
. rate . :
1672 Hospital Drive 07/2008 7.0% Office — medical
2580 Caming Entrada 08/2008 7.89% Office - medical
1474-1480 St Francis 052008 9.2% Office:
422 W. San Francisco 08/2008 8.0% Office/Retail - downtown
1215 Paseo de Peralta 0972009 8.3% Office ~ downtown
1442-C Si, Francis Drive 102008 B8.5% Office
1825 Aspen Dr.. Unit 801 ASB | 05/2010 7.2% Office
221 Canyon Road 12/2010 5.4% Retail - downtown
421 St. Michaels Drive 01120114 6.5% Office
404 Kiva Court Unit E 03/2011 8.8% Office
1421 Luisa Street Unit | 0472011 8.8% - Office
237 East Palace Avenue 0812011 1.0% Retail - downtown
430-A West Zia Road 12/2012 77% Office - medical
. 2014 Cerrillos Road C3/2013 8.6% Reotaurant
4801 Airport Road 05/2014 7.7% Retail - center
1221 Luisa 0212015 B.4% Office
1409 Luisa 04/2015 8.3% _Office
3242 Cedillos Road 11/2015 7.4% Retail
530-532 Canyon Road 0412016 '5.5% Retail — downtown/Canyon
3777 Cerrillos 0772016 8.2% Retail - center
3232 Cermillos 07/2017 7.0% Relail
126-128 W Waler Street N212018 7.5% Retail - downtown
1474 Rodea Road 08/2018 861% Office
1 320-328 Guadalupe Station 05/2019 8.5% RetailRestaurant - dowintown
L 3261 Cerillos 062018 5.5% Restaurant
Fote sales volume in the matket has been fimfted In the previous five years,
Subject~Caplitalization Rate
Based an the table and the subject’s aﬂnbutes mcludmg ftkaimood of owner occupabon a market
derived caprtalization rate in the middle to-upper half of the range is deemed appropriate.

The modified band of Investment requires utilization of an equity capitalization
rate which is a rate expressing the relationship between one year's pre-tax cash flow
(NOI less the annual debt service) and the equity investment. Equity capitalization rates
may be estimated from current so-called “safe rates” such as CDs, bonds, and T-bills,
o they may be markel extracted. Since equity capitalization rates (equity dividend
rates) tend to change with the economy, only the most recent sales are applicable.

it is also possible to build an equity capitalization rate using a known “safe” rate
and adding percentage points for loss of liquidity and risk. “Safe rates” are derived from
such sources as insured certificates of deposit and AAA bonds. At this time, they lie
generally in the range of 3.0% t0 6.0%. Risk for the subject was viewed as moderate.
Therefore, two points were added for risk. An additional 2% was needed to

Hippauf Ory & Connelly
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YALUATION
INCOME APPROACH

compensate for loss of liquidity. This resulted in a range of 7.0% to 10% for an equity
capitalization rate when derived in this manner. Analysis of the sale of 1401 Maclovia
produced an equity capitalization rate of B.2% which is within the estimated range.
Based on the attributes of the subject and relative investor grade, the lower end of the
range was weighted and 8% is selected for the equity capilalization rate.

The modified band of investment assigns a weighted percentage to the two
factors that make up the total capitalization rate. The weighted percentage was derived
from the loan-fo-value ratio. Therefare, the mortgage factor was assigned a percentage
of 70% and the equity factor is 30% (100%-70%). The annual mortgage constant for
5% interest based on a five-year fixed term based on a 20-year amortization is 0.079 or
7.9%. The calculation of the capitalization rate per the modified band of investments is
in the following table. The Modified Band of investment produced a capitalization rate of
7.9%.

‘Modified Band Of investments -

8% Return to Equity

Annugl Constant 0.0792x.70 = 0.0554

Equity Requirement 00800 30= 0.0240
. » Tofal  0.0784

Derivation of the capitalization rate to be utilized in the income approach requires
recondiliation of the: market-derived capitalization rate and the Madified Band of
investment, Based on the subject's attributes and the local economy, the middie to
upper half of the range produced by the market extracted rates is most supported. The
Modified Band of Investment produced a capitalization rate of 7.9%. Further support
was sought from the mast recent issue of PwC Real Estate Investor Survey {formerly

Karpacz), which is the most recent issue,
PWC — 3" QUARTER 2019 - CAP RATES

Category'- i b v : 'Cagithilzaﬁoﬁ Rates
National Warehouse Market 3.00%-6.40%

Avetrage: 4.83%
Note: the capitalization rates forthis categorically have continued to dacline over the past § years (per
report)

it should be noted that this survey utilizes investor grade properties. The
subject's aftributes, such as design and size, may qualify it as investor grade. However,
based on the attributes of the subject, it may not qualify as investor grade.

With this support and with mast emphasis on the middle to upper half of the
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VALUATION

INCOME APPROACH

range produced by the market extracted rates, a capitalization rate of 9.0% is concluded

and is applied to the subject.

Capitalization rate
9.0%

Income Approach Summary: Capitalizing the NOI results in a value indication. The
income approach summary follows.

income Approach Summary : ]
PGl (page 48) §71.694
Less: Vacancy @ 7% {85 0H8)
EGl (PG - Vacancy) $65,675
Lass: Expenses £%3.334)
NOI (EGI — Expenses) $63.341

The Net Operating Income {NOI) must be capitalized in orderto achieve a
preliminary value per the income approach.

Site Value
The preliminary value per the Incorie Approach is based on land and

improvements. Based on the utility/use of the subject, the comparables are comprised
of light industrial/commercial warehouse properties. The average site value on a per
square foot basis for the comparables is $5 per square fool. Due to differences in the
development requirements between the subject (Railyard allows for significantty higher
lot coverage ratio alfows for a smaller site to support larger improvements with parking
providing by common areas) and the comparables, the subject's size is estimated to
insuré parity betwaen the suhject and comparables. Based on the lot coverage ratio
developed in the sales comparison approach for the comparable land/site values of
25%, the subjects equivalent lot based on utility/use is estimated to be 40,968 square
feet. The estimated price per square foat of the comparable sites is applied to the
subject’s equivalent estimated lot size.

_Subject's Equlvalent Lot Value : _ : L
Subject's Equivalent Lol: subject improvements/lot coverage ralic = 10,242 s#25% 40,968 «f
Estimated comparables' {light industrisl/commercial warehouse) lot value per sf $5 per sf
Subject’s Equivalent Lol Value $204 840
Note . el

Because the land values for the individual comparables cannot be reasonably deducted from the rents,
the preliminary value per the income appraach is developed based on land and improvements based on
the size of the subject’s improvements. Therefore. the land deduction is based on the subject’s estimated
fot size based on equivalent parameter of the comparables (development requirements, market
consistency)
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Final Value per the Income Approach

For the ‘as is’ value, the NOI is divided by the Cap Rate to get the preliminary
value per the approach, The land value is deducted and the cost to bring to
code/remediation is deducted to get the final vaiue per the approach.

FINAL VALUE PER THE INCOME APPROACH; DIRECT CAPITALIZATION
NOI / Cap Rate = : e

Nalue

Preliminary Value: $63,341/0.0%= $703.789
Land Value {equivalent estimate) ($204,840)
Cost to bring to code/remediation (page 21) {$362,450)
i wmenenn 0L Valug $136,499

Rounded $140,000
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Reconciliation and Yalue Conclusion

Subject: 546 Camina de fa Familia - Bulldingmprovements Only

Commercialfight industrial. warehouse {vacant)

Values Developed

As s | improvements/Building Oniy

VALUE INDICATIONS

Valuation Approach o : : :
Markel Value _ As Is - Improvements/Building Only
Sales Comparison Approach $150,000
Inceme Approach: Direct Capdalization $140,000

The improvements/building only is developed for the subject. Forthe appraisal,
the salas comparison approach and the income approach — direct capitalization are
developed. Each of these approaches to value has validity and applicabitity to the
appraisal problem. ldeally speaking, if each was done exactly correctly (implying
uniform data}, they would result in identical value estimates. However, the real estate
market is not an exact arena. No twa sales are exactly the same and rarely, if ever, are
two commercial properties exact duplicates. Therefore, it is the responsibility of the
appraiser to apply logic and experience to the data provided,

Fee Simple Value

Cost Approach: This approach is not developed due to the age of the-improvements
and resulting depreciation determination (spectative).

Sales Comparison: The sales comparisen approach is a method of estimating value
which involves direct comparison of the subject to other sales. The reliability of the sales
comparison approach is dependent upon the degree of similarity of the comparables.
The search for improved sales comparables was extended to 2014, The comparables
avaitable for the sales comparison approach are considered ample. The adjustments
were market derived and quantitative in nature. The value derived from this approach
should be considered reliable.

Nate: the site values for the individual comparables is deducted for the preliminary value
per this approach. The cost to bring to code/remediation is deducted to get the final
value per the approach

Income Approach: The income approach is developed using the direct capitalization
method,
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Direct Capitalization: the gross rental income of the subject is estimated by determining
the market rent from a survey of competing properties. The vacancy/collection loss and
expenses are applied to the gross income in order to develop the net operating income.
A capitalization rate was estimated by two methods, market extraction and maodified
band of invastment, and supported by the PwC Cap Rate Survey. The net operating
income was djvided by the capitalization rate to yield a value by the income approach.
The rent comparables for the income approach are commercial properties in the
subject's neighborhood and competing neighborhoods. They are considered adequate.
The supporting data for the income approach is sufficient, and the value resulting from
this approach should also be considered refiable.

Note: because the land values for the individual comparables cannot be reasonably
deducted from the rents, the prefiminary value per the income approach is devefoped
based on land and improvements based on the size of the subject's improvements.
Therefore, the land deduction is based on the subject's estimated lot size based on

equivalent parameter of the comparables (development requirements, market
cansistency). The site value and the cast to bring to code/remediation is deducted to

get the final value per the approach of the improvements only,

Reconciliation: Reconciliation to a final value estimate involved consideration given to
alt approaches to value depending on their refiability. Investor buyers of income-
producing properties typically place most weight on the income approach. Based on
location, the subject is a candidate for owner occupancy. Based on this, both
approaches are considered.

Conclusion: Based on the data presented in the repert, it is my opinion that the most
probable market value of the fee simple ownership interest (subject to easements and
restrictions of recard) in the subject property, building/improvements only, ‘as is’ as of
Cctober B, 2019 is:

FINAL VALUE
Subject: 545 Caming de fa Familia —BuildingAmprovemsnts Only - )
Market Value - As Is Fee Simple One Hundred Fifty Thousand Doflars
Building Qnly $150 000
Note: the subject is comprised of improvements inclusive of land. However, at the request of the
client, the appraisal is of the building/improvements only and dees not include the land value,
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BacuSign Envelope I0: A194242F -AJCE-4405-964F-18850314F603

HIPPAUF DRY & CONNELLY, INC,

REAL E5TATE APPRAISEAS AND CONSULTANTS
Peter 4, Hippaut, MA) SRA 404 Brunn Scrool Read. Buildiag B
Michesl Ory AL Santa Fe. New Maxico 87505
Tim Conarfly, MA[ {505) 98B-BUSEFAX ($05] B88-5743
Kay L. Sutl. Agsckiate

Septamber 30, 2015
Luna Capital Advisors
c/o Kristopher Axtel, CEQ
3 Placita da Oro #7,
Santa Fe, New Maxico 87501

RE: | Appraisal of 545 Caminc de [2 Familia - Building Only
Santa Fe NM 67505

Dear Mr. Axtell,

f am submitting this fee proposal to appraise the above referenced property. Our fee to provide
you an appraisal of the property in an appraisal report format is found in the following table.

Report format -} Dolivery -

Appraisal Report Format Oclober 11, 2019

Appraisal

prgm - ’ oWﬂBfEhlE el Gt : raisal Fea

545 Camino de la Familia (Parcel F-1) City of Santa Fe/SFRCC Appraisal $3,200.00

Santa Fe (Parcel # 11155328) GRT _ $270.00

Total Fee $3470.00

| inierest valued: Fee Shng(g_@lei_r_rg_C)_@y)
| Intended users;
| Intended use: Asset Valuation-Market value

| Values Market Value As is— Buﬂding Only

 Comments

Located within (he Santa Fe Ra Railyard (Nadh) Former location of Sarila Fe CIay

Valuation of the improvements only. .

Possible secondary user City of Santa Fe

An electronic copy of the repart will be provided to you. -Please advise whether you also require
hard copies. The delivery date is predicated on a timely scceptance/engagement and is constituted by
our receipt of a signed and dated copy of the fee proposal. Perour poticy, the fee is due at the time of
engagement.

Attached to this lefter are our Genaral Assumptions and General Limiting Conditians which apply
to the appraisal. The document becomes part of this contract, The appraisal will bé completed in
accardance with the Unifarm Standards of Professional Appraisal Practice.

If this fee propasal is satisfactory, please sign below. initial the attachad conditions and return
them and the fee at your eariest convenience, If you have sny guestions, please féel free to contact me.
Thank you for cansidering our firm for this assignment.

Yours truly, _

P A

.’y s 7 1’ i "2
[- e 9/30/2019 Michael Dry. MAI
—Anneaval. Signature Date o
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DoouSigr Envelope 10: A194242F-ABCE-2405-964F-18B50314F603

HIPPAUF DRY & CONNELLY, INC,

REAL ESTATE APPRAISERS AND CONSULTANTS

The appraisal repart will be prepared according to the Unifarm Standards of Professionat Appraisal Practice afid subject
ta lhe following Generatl Assumptiaong and Conditions and to such othér specific and imited conditions as many be sat
forth by the appraiser in the appraisef report,

1.

Beneral Aseumption

The legal desenptien of the propeny to be appraised will be furmished by you and is assumed to be correct
however, no responsibiity is assumed by the appraiser as to its accuracy or legal sufficiency:

No sutvey of the property will be made by or through the appraiser and no. responsibility is assumed by the
appraiser in connection with survey matters, Skefches in the appraisal report will be included only lo assist the
reader in visuabizing the progerty,

No responsibéity is assumed by the appraiser in connection with matters of legal nature affectng title 1o property..
noris any opinion of tille o its: sufficiericy rendered, or it equested of the appraiser. Title is gasumed to be good
and merchantable,

Infarmation will be solicited from others by the appeaiser in connection with the preparation of the appraisal report
and will be assumed by the appraiser to be true, cofrect and reliable. A reasonable effort will be made by the
appraiser to vefify such thformatan; Rawevar, no responsibifity 10f {18 accuracy is assumed Dy e appraisar,

All morigages, llens, encumbrances, leases and servitude will be disregarded undess so specified within the report.
The property witl be appraised on the assumption that it is under responsible ownership and competent
managemant,

The Property will be appraised on the following additional assumptions:
a. That there are no higden oc unapparent conditions of the propedy. subisoif, or structures which wouki render

it mare or jasa valusble. No responsibility is assumed by the appraiserfor such conditions or for enginaerding
which mey be required to discover (hem,

b. That thers has been and is Rl compliance with ali applcable federal, state, and focal environmental
ragulations and laws, unjess. nancompliance is Stated, defined and canakiered in the appraical report,

. That-ak appficable zosing and use rneguiations any restrictions have been and ars being comphed with. unless
a non-conforvity has been stated. defined, and considered irs the appralsal ceport,

d. That ak required icenses, consents or ather authority from any Jazal, state, or national govemmental or private
enlify or Organizalion have been or can be chisined or renewed,

e.  That the intilization of the Jand and improvernents is within the boundaries or property linas of the property
described and that thers are no overlap, encroachments or traspasses unless noted pithin the répont.

The appraicer will notbe roquired {o give toatimony ar appaar in saunt with eferences to the property in question,
unless arranasments have baen previcusly made.

Possession of the report, or a copy thereol, does riot carry with it the right of publication, it may not be used for
any person other than the party to whom i is addregsed, without the written consent of the appraiser, and, in any
event, only with proper written qualification and only in its entirely,

No environment impact study was eiifiér requested prmade in conjunction with the appraisat, and the appraiser
hareby reagrves the right to slter, smand, revise, or rescind any of the value opinions baged upon any subsequent
environmental impact sludies, research or investigatian,

Neither all. or any part of the cantents of the report, or copy thereol, shall be canveyed to the pubfic through
advertising, public relations, news, sates of any other media, without written consent and approval of the appraiser,

Nor shalf the aporaiser. firm or profesaiorial organization of which the appraiser is a member. be iderdified without
written cansent of the appraiser.

Should it become necessary for the appraiser to hire legal counset for the purpose of coflacting tha fees for this
appraisal, HIFPAUF AND ASSOCIATES, INC. shall be entitied ia all costs of collaction, induding reasanable
attorney's fees, if collacted by {aw or through an attomey at taw,

08
r—ﬁa 9/30/2019
Tritint-Here Date
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ADDENDA; 545 Camuino de la Familia — Buiding Only

TOTAL PROJECT ESTIMATED COST SUMMARY



RN TR COEEE COKT ATIM AT s e

SF Cluy wuildiat . .
M3 Camino e ta Famife Lo T llg
Saate Pe NM 87301 : : A s
REP
I GENERAL CONDITIONS 158,438 16.15%
7 EXISTING CONDITIONS (7] 0o
31 CONCRETE 53 P00%
3A FRECAST CONCRETH $17,50 £17.50 443%
4 MASONRY $0 0 T
5 STEEL £ MISC METALS 152,425 $52,425 1446%
6 KOUGH & FRIISH CARPENTRY 0,750 $5.300 097
T THERMAL & MOISTURE PROTECTION 512,500 S12.500 345%
& OPENINGS 12 998 2,998 083%
Y FINISHES $32.50i 532,500 L9
16 SPECIALTIES 0 50 0 00%
it EQUIPMENT b poi ] [iK1 10
12 TTIRNISHINGS 0t 50 0%
i3 SPECIAL CONSTRUCTION 0 L 0 0 0 00%
14 CONVEYING EQUIPAENT 1% 50 b $0 0.00%
I EIRE SUPPRESSION L s $84.550 $64, 550 3%
22 PLIABING S0 0 14,250 4250 (RN
3 ORVAC s L 03 54,250 18,500 235%
25 INTEGRATED AUTOMATION 0 73 st $0 0.00%
16 ELECTRICAL s $0 $1L000 $14400 1M8%
17 COMMAINICATIONS 0 30 6 S0 2.00%
1% BLECTROMIC SECURITY (] 0 £0 $0 o 00%,
1 EARTHWORK [ 30 10 s U0
32 EXTURRIR IMPROVEMENTS se 50 s0 s B
3 UTHITIES (7 £ 40 5 0%
34 TRANSPORTATION se $0 b1 S0 1 i1
TOTAL FOR ABOVE COSTS 331246 32 $254,020 $291 268 £O.36%, $105.263
BUILDING PERMITS 3% $1281.70 Til%
SUBCONTRACTORS P & PBONDS $0 f00%
PAYMENT & PERFORMANCE BONOS L4 000%
COXTRACTORS G & £ INSURANCE 5744 021%
CONTRACTORS OVERIEAD & FEf. £34.653 14146%
SUBTGTAL OF ABOVE COSTS: $334,243
GROSS RECESFTS TAX 322,202 £4375%
TOTAL PROJECTED COSTS : 3162450




ADDENDA: 545 Caming de |3 Familiz - Buiiding Ony

LISTING



Tae SANTA F'E
RAILYARD

COMMUNITY CORPORATION

PARCEL F-1-{§45 Camino de la Familia)

EXISTING BUILDING OR PAD SITE

General |
Located in the North Railyard area

Contiguous to the Railyard Piaza and Violet Crown Cinema

One biock to the Rail Runner commuter train

Next to the City of Santa Fe's 400 space underground parking garage

Page f of 2



Specificalions
o 13,120 square feet of land with a 10,242 square feet building

Development/Tenancy Options
« Demolition of the exsting building has been approved by the Santa Fe
City Council
« Development of this parcel may take two forms.
- Utilize the existing building, OR,;
Demolish the existing building and develop a new building
- The costs of demolition and construction of a new exterior wall for
the remainder of the existing building shall be at the tenant's cost

Financial Terms
« ' $£13.12 por square foot far the existing 10,242 equare foot building, OR;

« $10.25 per square foot for the land
¢ Both equat $134 416 anncally or $11,201 per month
« Subject to annual CP! adjustment
+ Reappraisal every 10 (ten) years exclusive of improvements added by
Tenant
Lease/Legal

« Tenant's Leasehold interest is assignable

e |Improvements constructed by Tenant (either a new building or
improvements added to the existing building) may be transferred by
Tenant

» Maximum (ease term of 50 {fifty}) years with up to 4 (four) 10 (ten) year
renewal aptions for a total of 80 (ninety) years

The Master Ptan approved by the City Council in February 2002 gives specific
infarmation regarding development of the Railyard. Online copy available on

website:  www sirailvardec ong, full size parcel suivéy maps available in our
offices.
NOTE: Information contained hersin including, but rot limited lo lease rate,

parcel size, etc. shall be subject to change withaut prior nolice.

CONTACT INFORMATION:
Santa Fe Railyard Community Corporation
Richard Czoski, CCIM, CPM and Executive Diregtor
505-982-3373
Email: Richard@sfrailyardec.org

Website: wwyy sfrailvardec.org

Page 2 ot 2
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ADDENDA: 545 Camino de ta Familia - Building Only

APPRAISER'S QUALIFICATIONS




AFERAISER'S QUALIEICATIONS - MICHAEL DRY, MAL

Professional Memberships

+ Member of the appraisal institute ~ designated as an MAI

* The New Mexico Real Estate Appraisers Board {General Certification #02739-G)

Professional Affiliations

2012 President of the Rio Grande Chapter of the Appraisal Institute)

2013 Chair of the Rio Grande Chapter of the Appraisal Institute Board of Directors

2013 Chair of the Rio Grande Chapter of the Appraisal Institute Nominating Cammittea

201372014 Chair of the Rio Grande Chapter of the Appraisal Institute Candidate Advisor Commitiee

2016 Mamber of the Rio Grande Chapter of the Appraisal Institute Nominating Committae

-

»

[ ]

¢ 2014-2016 Rio Grande Chapter of the Appraisaf Institute Candidate Adviaory
L]

P

rofessional Education

BBA, Andersen School of Management, The University of New Mexico {1983)
* Russian Language Certificate, Mendeleev Institute, Moscow, Russia (1984)
« Mastersof Finance, Anderson School of Management, The University of New Mexico (2000}

Appraisal Courses and Seminars

e Basic Appraisal Principles/Proceduras/USPAP (2003}

+  Nationat USPAP update (2007, 2009, 2010, 2012, 2014, 2016,
2018}

+  Regional Economic Forecast (2006, 2008, 2007. 2008, 2008,
2010. 2011, 2014, 2015, 2016, 2017, 2018, 2019)

*  Appraising agricuttural land in transltion (2005)

+  Professional’s guice to (ke uniform Rasidential Appit. Repart

{2005)

Subdivizion Vatuation (2008}

Basic Income Capkafzalian {2608)

Gieneral Applications (2008}

Feaf Estule Finance Statistics and Valuation Modeling (2006)

Apariment Appéaisal (2006)

Evaluating Commerdal Consinuction (2006)

Advanced Incorne Capitalization {2007)

Highest and Best Use and Markat Analysis (2007)

New Tachnelogy for RE Appratsers (20073

Office Building Valuation: A Contemporaty Perapective (2007)

Advancea Sales Comparison and Cost Approach (2008)

Raport Writing and Valuation Analysiz (2008)

Valuation of Green Bulldings (2008)

Atlacking ard Defanding an Appraisal in Uigation (2008)

Advanced Appbcations (2008)

[ I I B R I N A N )
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Appraisal Teoks Tone-Up (2009}

Appraising in 2009 (2008)

Appraising the Appraisai Business (2008)

Stats and Graphs (2010) _

Land Conservalin Incentive Tax Credit Process Witn Specisl
Emphasis on Appraisal Requirements {2010}

Lending World In Crisis —~ Whial Clients Need Their Apjiraisars (o
Know (2010}

NM REAS Bosre Renswal Update Courde (2030, 2013. 2015}
Understandiig and Using tnvestor Surveys Effectively {2011}
Appraisal Review Seminar (2011)

Apptalbing Distrested Commercial Real Estate (2011)

IRS Seniiar; Cofiseivalion Easements & Your Taxet (2011)
Real Extate Finance. Velue, and invesiment Performance (2031}
Marketability Studies; § stap process/banic apphications (2012)
Appraising Ine Apptaisal; General {2012} i
Mitlt;;lbil!y Santies: Advantad Cangioerations & Applcations
{2af

Fundamentals of Separsting Real Praperty, Persanat

Property, and latangible Business Askats (2013)

.Condemmation Appritsing: Principles & AppRcations 2018)

uUniform Appraisal Standards for Faderal Lang Acquisilisng:
Practical Apphcation (2017)

Expert Withess

« Certified a3 an expert witness in United States Bankruptcy Court (2011, 2013)
+ Certified as an expert witness in the First Judicial District Court (2012)

Professional Experience
01/18 - Present: Hippauf Dry & Connelly

01/04 - 12/17: Hippauf and Asseciates, Inc..
Associate Appraiser
06100 - 06/05: Senior Financial Analyst, Infef

Clients ‘
Clients include local and national lenders,
attomeys, institutions, including state and
local govemmental entities, and K
individuais, w1l

Classes of Properties Appraised
Commercial, existing and proposed, such as
offices, retail and subdivisions, vacant land,
special use properties and industrial
properties.

State of New Mexico
REAL ERTATE APFRAIGERS BOARD
RUTSER e U V) [SFEE AT AL

' ;’w!f}‘
[ Rl
B

€90 i 250001

This is ta cupuify it

Michael E. Pry  #02739.0

flaveres complosd wile Gur peadsumns of the New Mexets Keal BEstate Apprdoers,

At E% BrCine gruttioil i B olise o Jrigtee €8 1

General Certified Appratser

This appraiscr (3 elighdie to perform (a Fedornily Related Transactions

Issue finty: 03/30/2007  Dute Expires: 04230/2031

THIS LICENSE MUST BE CORSPICUUUILY POSTED (N PLACE OF BUSINESS.
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WARPMANTY DEED . .
127144

CATELLUS DEVETOPMENT CORPORATION, & Delaware corporation, for
conslderation paid, grants to the CITY OF SANTA FE, 8 New Maxico
municipal corporatiun, whose addresa {s 200 Lincoln Avenue, Ssnta
Fe, New Mexico 87801, the ‘ollowing described real egtate located
in the ¢ity of sanrs Fe, County of Santa Fe, Btate of faw Maxico:

THAT PORTION OF PARCEL A consisting of Tracts 15, 1€, 17,
18-A, 18~D, 195, 21, 22, 14é9-p, 189, isz, 153, 154, 1853
THAT PORTION OF PARCEL B consisting of Pareel No. s and
Tracts 142, 147, 144, 146 ang 1%6; ang THAT DORTION OF
PARCEL © consisting of tracts | & 18, 19, 20 and 23, an

énd Baca Strpet Proparty* resorded in the recards of
Santa Pe County on Decanber 24, 3945 st Plat Baok 323 -
pages 017 - 022 ag dpcupent no. 928,704 (the *Catellus
Survey®;

TOGETHER WITiL only thoms bildings, and¢ po others, setl

forkh. en  xh'bit’ A attached heretn and incorporated
herein by thig reference

AND BUBJECT TO those matters Aot forth on Exhipit B
atrached hercto and {ncorporated herein by this referance

with warranty covenants,
WITHESS ITS HAND AKD SBAL 2HIS 2iat dny of Ducenber, 1995

CATELIUS DEVELOPMENT “ORFORATION,
a belaw re corporation )
m

ﬁﬁ"' ‘ﬁrMFE fﬁgg?hfgea
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' f“ﬂ"“E%
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ACKHONLEDGEMRNT

STATE OF NEW MEXICO i
)es.
}

1227144

CCUNTY OF 3aNTA' FE

The foregoing Warpanty DaJeg Vas acknowledged befora me this
21st eayist December, 199s .« r . i pg

of catelins » Velopmant Corporation, g
Delaware corporation, on bekalf of sajd e poration.
- ’ -

Hotary Public
My Coemissian Expires:

A 7g




EXEIBIT A

X 1227154
{Includad Bui,ldillg'll)

1.  Sunta Fe Clay

2.  Morrells Corporatian
3. Depat

LTS CCA Tecn Warencuse

1615 Paseo ds Peralecs
54¢ 8, Guadnlupe Straat
410 8. rvadslups 8Streek
1614 Paseo de Peralta

All as shown on the Catellus Survey.




EXZHIBIT D | 1227851
(Matters subject To Whioh Titls Is Being Taksn)

1. Any Llitlee or riglita asserted by anyona including, but
not  limited o, porsons, corporations, governnenta, of other
entities, to lands coaprieiny the ahores or dottons of navigable
strauma, lakas, or land beyond the line of tha harbag or kulkhead
lires establighed or changed by the United Btates Govarnment.

2. Unpatented minlng claime: ragarvaticne or exceptions in
patents or in acts authorizing the lsevance thereans

3., Toxes [or the year 1995, and thareafear, ®

4.  Pasements ror sny utilities locsted on or undor the
property, including, hat not idmited to, water, sewar, elactricity,
talephone and igam poles, ilnes, meters, hydrants, Boxes, anchors,
manholes and guy wires and other dtility improvements located on
the property and rights of access to same for maintenance purpoces s
21l other easesanta, ovarlaps, encroaclummats ang rights of way,
inciuding, hut not 1imited o, rights of way for %. Manhattan
Avenue, Alarid Street, Cerrillos Road and §t. Francis Drive, all as
shovn on either the Catellus Survey or s that Csrtain plat of
survey prepared for CATELLUS OEVELORNENT CORP. by Richard B. Smith,
NMPLS #5937 dated Eay 1851 ravised Septanmhor 11, 1991 and Dacemher
10, 1991, being gurvayor's Project No. 38465,

5.  Speclal Asseasments k¥ the City of Santa Fe for garbage
dizposal and sewer maintenance for the years 1996 and thareatter.

6. Easamant from Jess Burch, Vice President of Southuwest
Distributing Co. te publle Bervice Cumpany of Nev MHexice and
Mountain 8tates Telephone and Telegraph Company dated June 23, 1346
and recorded in Book 243 page 3E3.

7. Crant of Eaganmqnt and Aqresnent, Satwesn Coatellus
Development Corporstion, a Delawkre corperation, and Ferbie Coris,
Tacordad in hosx 1944, pzage 396, ap to portions of Parcel A
identilied as Tract 21,

3. claims of accesa to propertiss adjoining that porticn of
Parcel A identifica as Tract 21, incluting, but not limitaa to,
alaln of sasement asserted by Nary Ann Galiegos, Manuel O, Uriosta,
Hovie Uricata and wWillie 9siz by naans of Afridavit recordsd in
Book 769, page €07 and re~racorded {n Book 710, PAgo 258, recoras
of 3zanta PFa COMAtY. New Nexico.

2. Liens, dudgments, bhsancnbe, secessmenta, mortgagas
and other encusbrances which 22y attach to the sublact premisss by
means of improvements having constructed UpOn or attached 5 the
prenisas vy lassess cx tensnta am Lixtures, becoming part of the
real astots inmored heretn. Any loss or dawaged sguffered za
consequence of any contest concerning title to such improvements.




1227452

Contequunve of the santa Pe Centra) Railway Company, its
auccuesors ' and a@sidgns  having akandoned the autharized useg
permitted in Book H-1 Daede, page 7?7 ag to Tract 19 of the Parce}l
€ including but hot 1iniced to, the transaction herein constituting
such an abandonment, sa resulting in a tarmination of the ‘eatats or
intérest granted herein.

11. Mortgage and Indenture of Trust fronm Public dervice
Company of New Maxico tg Irvin Trugr Company, recorded in Book 37
Mtgs., ae pages 97-213; and Supplenentg thereaf, ag tg any portions
of the moxtgage promises which uway conflict with ar overlap any
portion of Tract 231 of Parcel ¢.

12, sexants from Public Service Company of New Mawica teo
Southern Union Gag Company, dated Auguet AL, 1949 and recorded in

Bock 41 migel. + 3t page 450, records of Santa Pa County, Rew
Maxice.

11, Any conflict with title ta property convayed te Public
Service Conpany oOf Naw Mex{ca by Warranty Deed fron John ©.
and Doris Wataon, dateq Pabruary 2, 1844 ang racoxdod In ook 3%
Bsade, ot page 133, records of Sants Fa County, New Fexico,

L Easement conveyed in Quitclate Demd from The Atchimen,
Topaka amd gants pe Pailway Campahy, e Dolawsre Corporatlion to
ganta Pa Southarn Bailway, Toc., A New Kexlco Corporation, dated
March 10, 1992 and rezorded in Book. 798 Paga 26% ff,, wecards af
Santa Fe County, New Mesica.

1. Reservation of rails ties, tracke etc. ang an esAnament to
"eall freight teans rtation service® ag contained {n
Cesd fros tne a isen, Topeka and Santa Fe Railway
Corporation to Catellus  Develcpmant

& Delavare Corperation, dateq Karch 10, 1902 mnd

Boak 8406 pages 364-370, records of Banta Pe County, New

16. Cconsequences nf the Atchison, Topaka and 8aats Fu Rallway

having abandoned the authorived uans porzitred in Quitalain

Deed froa New Hexico Bchool for the Deax, recorded in sook 313

Moaol., pages 18-20, records of Santa Fe County, New Moxice, for

Tract 213, ipcluding but fot. linited to. the tranpaction nerein

sonstituting such an abandonment, so resalting in a ternination of
the aptate or interest granted herwin,

17. Agreezent dates Dacenber 20, 199% batvean Catelius, Haw
Mexico Schonl for tho Daef, and The Trust for public Land.

18. Twenty~Ziva (23) fook wide uweliity ana dratnage easepent
crosming Tract 198 aa shoun on plat entitled wrof fplit and tot

u?uatnnt Plat frepared for Catellus Davelopment Corp. and
Investwants.,.*, Fileq in Piat Book 256, page 10.

15. Sortlement Agraement betwesn Phogbe Sandoval, » single

Sanbusco




1227153
woman, and Ccatellus Devalopmant Corparation, a Delaware
Gorporation, recerded Ln Baok 939, page 118, as to pertion of
Parcel A identitied as Tract 21. -

20. Grant of Egasements and Exchange Areas and Related
Covenants, bhetwsen Catellus Davelopment Corporation, & Delavare
corporacion, and Marish Publications Corporatlon, a Delawara
corporation, tvecorded in msok 882, page 097, as to portions of
Parcel X idenitified as Tracts 19A and 1E-B.

#1. Grant and Agreement far Mternative Eareanent, between
Catellus Daveloprant Korporation, a Dalaware corporatian, and
Meriah Publications Lorporation, a Delaware cerporation, recorded

A.

) 23. CGrasnt and Agresment for Conditional Eadwment.,, between
Catellus Davalopzent Corporakion, a Delawars corporatien, and
Kaciali Publicacions Corporation, a Delaware corporation, recorded
1% Scok 1:42, pPage 941, as to porticn of Parcel A idantifiad as
Tract 18-B.

23. Terns and condltions of Zele and Purehsse Agreement
between Catelius Devaelopment Corporaticn, a Delaware carpuration,
and Georgis Maryol, an Individual, dated June 17, 1994, ae amended
by the Firat Anendment dated Jupe 17, 1995 and the sSetond Amendmint
4a€ed Novenber 17, 1995; assigned by Gacrgie Marycl to Baucie
Limited Liaki]ity Campany, a New Mexico 1imited liability company,
on. Decanher 19, 13905; as to Tracts 2-A and 18-~B and cantaining a
right of first refusal o acqulre Tract 18-B which has besn validly
exercised Ly Baucis on Decomber 19, 1998 and is subject to the
Agreemant betwvean Catallus, Bauicis and the City af Santa Fe dztaa
Oecémbar 11, 1995,




