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Ms. Cleven:

Pursuant with our engagement, the above captioned property was appraised utilizing best practice appraisal
principles for this property type. This appraisal report satisfies the scope of work and requirements agreed upon
by MidWestOne Bank and Colliers International Valuation & Advisory Services.

The date of this report is December 1, 2022. At the request of the client, this appraisal is presented in an Appraisal
Report format as defined by USPAP Standards Rule 2-2(a). Our appraisal format provides a summary description
of the appraisal process, subject and market data and valuation analyses.

The purpose of this appraisal is to develop opinions of the As-Is Market Value, Aggregate Value Upon Completion
and Bulk Value Upon Completion of the subject property’s leasehold interest. At the request of the client, we
have also completed an Insurable Replacement Cost Estimate. The following table conveys the final opinions of
market value of the subject property that are developed within this appraisal report:

VALUE TYPE INTEREST APPRAISED DATE OF VALUE VALUE
As-Is Market Value Leasehold November 16, 2022 -
Bulk Value Upon Completion Leasehold November 1, 2023 $11,570,000
Aggregate Value Upon Completion Leasehold November 1, 2023 $13,700,000
OTHER CONCLUSIONS AS OF NOVEMBER 16, 2022
Insurable Replacement Cost $5,680,000

The subject is a proposed Multifamily (Condominium/PUD Projects) property with 29 units and one office and 15
carports located on a 1.23-acre site at TBD Lusher Court in Frisco, Colorado. The improvements will be

Colliers International Valuation & Advisory Services, and certain of its subsidiaries, is an independently owned and operated business and a member firm of Colliers International
Property Consultants, an affiliation of independent companies with over 500+ offices throughout more than 68 countries worldwide.
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completed in 2023, will be in good condition and have a remaining economic life of 50 years based on our
estimate.

The subject is currently vacant land. It is part of a larger property known as Alpine Inn that is located on a 2.46-
acre parcel. There will be a land lease in place for the subject land. The land associated with the lease is the
footprint of the proposed building, according to the developer. A copy of the pending lease was available to the
appraisers. The ground lease base rate is $1,200 per year per unit constructed. The developer indicated that
the HOA at the subject property will be responsible for the ground lease with the residential condominiums paying
a prorate share, or $200/month, $1,200 annually. Each year the base rate will increase based on CPI. The land
lease has not been executed as of the effective date of this report. Upon commencement of the lease, it will
create a leasehold for the tenant. The land lease is reported to be at a market rate and as such, there is no value,
either positive or negative to the leasehold interest. According to the developer, the land lease would most likely
be renegotiated prior to the end of the 99-year term; however, if it were not renegotiated, the condominiums
would revert to the ground lessor.

The units will provide locals with first right of refusal to purchase the units. There is no restriction on income level.
Based on the market analysis and comparables sales in the area, the deed restricted units are at market levels.

The analyses, opinions and conclusions communicated within this appraisal report were developed based upon
the requirements and guidelines of the current Uniform Standards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute. The report is intended to conform to the Financial Institutions Reform, Recovery and
Enforcement Act (FIRREA) standards and the appraisal guidelines of MidWestOne Bank.

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, and inseparable
from, this letter. USPAP defines an Extraordinary Assumption as, “an assignment specific-assumption as of the
effective date regarding uncertain information used in an analysis which, if found to be false, could alter the
appraiser’s opinions or conclusions”. USPAP defines a Hypothetical Condition as, “that which is contrary to what
is known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose of
analysis”.

The Extraordinary Assumptions and/or Hypothetical Conditions that were made during the appraisal process to
arrive at our opinions of value are fully discussed below. We advise the client to consider these issues carefully
given the intended use of this appraisal, as their use might have affected the assignment results.

EXTRAORDINARY ASSUMPTIONS

The Prospective Market Value at Completion is based on current market conditions and assumes that the subject
will complete construction according to the plans and cost schedules provided. It is assumed that the ground
lease will be executed as described to the appraisers. The appraiser reserves the right to change their value
conclusion should any new information be discovered.

HYPOTHETICAL CONDITIONS
No Hypothetical Conditions were made for this assignment.
RELIANCE LANGUAGE

The Appraisal is for the sole use of the Client; however, Client may provide only complete, final copies of the
Appraisal report in its entirety (but not component parts) to third parties who shall review such reports in
connection with loan underwriting or securitization efforts. Colliers International Valuation & Advisory Services is
not required to explain or testify as to appraisal results other than to respond to the Client for routine and
customary questions. Please note that our consent to allow the Appraisal prepared by Colliers International
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Valuation & Advisory Services or portions of such Appraisal, to become part of or be referenced in any public
offering, the granting of such consent will be at our sole and absolute discretion and, if given, will be on condition
that Colliers International Valuation & Advisory Services will be provided with an Indemnification Agreement
and/or Non-Reliance letter, in a form and content satisfactory to Colliers International Valuation & Advisory
Services, by a party satisfactory to Colliers International Valuation & Advisory Services. Colliers International
Valuation & Advisory Services does consent to your submission of the reports to rating agencies, loan
participants or your auditors in its entirety (but not component parts) without the need to provide Colliers
International Valuation & Advisory Services with an Indemnification Agreement and/or Non-Reliance letter.

Colliers International Valuation & Advisory Services hereby expressly grants to Client the right to copy the
Appraisal and distribute it to other parties in the transaction for which the Appraisal has been prepared, including
employees of Client, other lenders in the transaction, and the borrower, if any.

Our opinion of value reflects current conditions and the likely actions of market participants as of the date of
value. It is based on the available information gathered and provided to us, as presented in this report, and does
not predict future performance. Changing market or property conditions can and likely will have an effect on the
subject's value.

The signatures below indicate our assurance to the client that the development process and extent of analysis
for this assignment adhere to the scope requirements and intended use of the appraisal. If you have any specific
questions or concerns regarding the attached appraisal report, or if Colliers International Valuation & Advisory
Services can be of additional assistance, please contact the individuals listed below.

Sincerely,

COLLIERS INTERNATIONAL
VALUATION & ADVISORY SERVICES

Andrew Irland

Valuation Analyst

Certified General Real Estate Appraiser
State of Colorado License #CG.200002747
andrew.irland@colliers.com

Jacie Ottersberg

Senior Valuation Specialist

Certified General Real Estate Appraiser
State of Colorado License #CG.200000770
+1 303 773 3326

jacie.ottersberg@colliers.com

Jonathan Fletcher, MAI

Managing Director

Certified General Real Estate Appraiser
State of Colorado License #CG.100013881
+1 303 779 5503
jon.fletcher@colliers.com
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GENERAL INFORMATION

Property Name Basecamp Lofts + Studios

Property Type Multifamily - Condominium/PUD Projects

Address TBD Lusher Court

City Frisco

State Colorado

Zip Code 80443

County Summit

Market Colorado

Submarket Summit County

Longitude -106.099765

Latitude 39.589851

Number Of Parcels 1

Assessor Parcel 2097-2620-09-002

Total Taxable Value $232,708

Census Tract Number 3.01

Land Area Acres Square Feet
Usable 1.23 53,557
Unusable 0.00 0
Excess 0.00 0
Surplus 0.00 0
Total 1.23 53,557

Topography Sloping at street grade

Shape Irregular

Access Awverage

Exposure Awerage

Appeal Average

Current Zoning Gateway (GW)

Flood Zone Zone X (Unshaded)

Seismic Zone Medium Risk

Number Of Units 29

Average Unit Size 441 SF

Net Rentable Area SF (NRA) 13,125 SF

Gross Building Area SF (GBA) 13,950 SF

Development Density 23.6 Units/Acre (29 Units / 1.23 Acres)

Number Of Apartment Buildings 2

Number Of Non-Residential Buildings o

Total Number Of Buildings 2

Number Of Stories 3

Year Built 2023

Quality Good

Condition Good

Marketability Average

Type Of Construction Wood frame

Parking Type Carports & Surface

Number Of Parking Spaces 36

Parking Spaces/Unit 1.2

Property Amenities The subject's common amenities will include: courtyard, covered parking, .

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES 1



EXECUTIVE SUMMARY

CONTINUED DEN220694

HIGHEST & BEST USE

As Vacant Development of a multi-family residential property as market conditions warrant

As Proposed Development of proposed improvements

Exposure Time Six Months or Less

Marketing Period Six Months or Less

AS-IS BULK VALUE AGGREGATE VALUE

VALUATION INDICES MARKET VALUE UPON COMPLETION UPON COMPLETION

INTEREST APPRAISED LEASEHOLD LEASEHOLD LEASEHOLD

DATE OF VALUE NOVEMBER 16, 2022 NOVEMBER 1, 2023 NOVEMBER 1, 2023

SALES CONCLUSION - $11,570,000 $13,700,000

Sales Conclusion $/Unit - $398,966/Unit $472,414/Unit

Sales Conclusion $/SF - $881.52/SF $1,043.81/SF
COST CONCLUSION - $8,380,000 -
Cost Conclusion $/Unit - $288,966/Unit -
Cost Conclusion $/SF (GBA - $600.72/SF -

FINAL VALUE - $11,570,000 $13,700,000
Final $/Unit - $398,966/Unit $472,414/Unit
Final $/SF (NRA - $881.52/SF $1,043.81/SF

OTHER CONCLUSIONS

Insurable Replacement Cost $5,680,000
Insurable Replacement Cost/Unit $195,862/Unit
Insurable Replacement Cost/SF (GBA) $407.17/SF

N
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SWOT ANALYSIS

SWOT is an acronym for the internal strengths and weaknesses of an asset and the environmental (external)
opportunities and threats facing that property. Based on our analysis of the subject property we have identified
the following strengths, weaknesses, opportunities and threats.

Strengths
»  The subject is located in Frisco within proximity to several ski resorts in a highly desirable mountain
community within proximity to Interstate 70 and near a center that is anchored by Whole Foods.
> There are 15 carport units that will be available to purchase.

Weaknesses
> The ground lease may shallow the pool of potential buyers.

Opportunities
»  The median price of homes currently listed in Frisco is $976,632. The subject’s pricing is reasonably
within the ranges as a new development. Further upward trending values could result in sale prices above
the projected sale prices for subject units.
> The subject is located adjacent to the Frisco Transit Center which is a 6-acre property is utilized by many
transportation services, including the county’s Summit Stage public transit system, regional bus services
provided by Greyhound and CDOT's Bustang, four airport/resort shuttle services and Hertz car rental.

Threats
> Should construction of the subject stall for an extended period of time, rising interest rates could cause
housing prices to stagnate or even decline, making the subject not cost feasible, however this appears
unlike based on current and anticipated market conditions.
> Construction defect law in Colorado increases litigation risk to a developer for five years after completion
of the project.

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES 3
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The overall land parcel is outlined in red and the subject’s land lease is outlined in yellow.
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PROPERTY IDENTIFICATION

The subject is a proposed Multifamily (Condominium/PUD Projects) property totaling 29 units. It is located on a
1.23-acre site at TBD Lusher Court in Frisco, Summit County, Colorado. The assessor’s parcel number is: 2097-
2620-09-002. The subject is proposed construction on a land lease and does not have a parcel number
associated with it yet. Additionally, the following legal description is from the overall current land parcel. The land
lease has not been executed as of the effective date of this report.

he legal description of the subject property is as follows: A Leasehold interest in the following property: LOT 1
BLOCK A DISCOVERY INTERCHANGE WEST SUB

CLIENT IDENTIFICATION
The client of this specific assignment is MidWestOne Bank.
PURPOSE

The purpose of this appraisal is to develop opinions of the As-Is Market Value, Aggregate Value Upon Completion
and Bulk Value Upon Completion of the subject property’s leasehold interest. At the request of the client, we
have also completed an Insurable Replacement Cost Estimate

INTENDED USE

The intended use of this appraisal is to assist the client with a potential loan that would be collateralized by this
asset.

INTENDED USERS

MidWestOne Bank is the only intended user of this report. Use of this report by third parties and other unintended
users is not permitted. This report must be used in its entirety. Reliance on any portion of the report independent
of others, may lead the reader to erroneous conclusions regarding the property values. Unless approval is
provided by the authors no portion of the report stands alone.

ASSIGNMENT DATES

Date of Report December 8, 2022
Date of Inspection November 16, 2022
Valuation Date — As-Is November 16, 2022
Valuation Date — Prospective Upon Completion November 1, 2023

PERSONAL INTANGIBLE PROPERTY

No personal property or intangible items are included in this valuation. Removable fixtures such as the kitchen
appliances and hot water heaters are considered to be real estate fixtures that are essential to the use and operation
of the complex. Supplemental income typically obtained in the operation of an apartment complex is included; which
may include minor elements of personal and business property. As immaterial components, no attempt is made to
segregate these items.

PROPERTY AND SALES HISTORY

Current Owner

The subject title is currently recorded in the name of Alpine Inn LLC who acquired title to the property on
December 3, 1998 as improved for $2,450,000, as recorded in (Book/Page) 583714 of the Summit County Deed
Records.

The subject is currently vacant land. It is part of a larger property known as Alpine Inn that is located on a 2.46-
acre parcel. There will be a land lease in place for the subject land. The land associated with the lease is the

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES 7
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footprint of the proposed building, according to the developer. A copy of the pending lease was available to the
appraisers. The ground lease base rate is $1,200 per year per unit constructed. The developer indicated that
the HOA at the subject property will be responsible for the ground lease with the residential condominiums paying
a prorate share, or $200/month, $1,200 annually. Each year the base rate will increase based on CPI. The land
lease has not been executed as of the effective date of this report. Upon commencement of the lease, it will
create a leasehold for the tenant. The land lease is reported to be at a market rate and as such, there is no value,
either positive or negative to the leasehold interest. According to the developer, the land lease would most likely
be renegotiated prior to the end of the 99-year term; however, if it were not renegotiated, the condominiums
would revert to the ground lessor.

Three-Year Sales History

Research of the applicable public records, private data services and an interview of the current owner and/or
broker revealed that the subject property has not transferred during the past three years of the effective date of
value stated in this report.

Subject Sale Status
The subject as a whole is not currently listed for sale. The listing prices range from $332,500 to $525,000
depending on the size and location of the unit within the building.

DEFINITIONS

This section summarizes the definitions of value, property rights appraised, and value scenarios that are
applicable for this appraisal assignment. All other applicable definitions for this assignment are located in the
Valuation Glossary section of the Addenda.

DEFINITIONS OF VALUE
Given the scope and intended use of this assignment, the following definition of value is applicable:

Market Value

The most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably, and assuming that the price
is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date
and the passing of title from seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated,;

2. Both parties are well informed or well advised, and acting in what they consider their own best interests;

3. Areasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in United States dollars or in terms of financial arrangements comparable
thereto; and

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

PROPERTY RIGHTS APPRAISED

The property rights appraised constitute the leasehold interest.

1 office of Comptroller of the Currency (OCC), Title 12 of the Code of Federal Regulation, Part 34, Subpart C - Appraisals, 34.42 (g); Office of Thrift
Supervision (OTS), 12 CFR 564.2 (g); This is also compatible with the FDIC, FRS and NCUA definitions of market value.

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES 8
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VALUE SCENARIOS

The valuation scenarios developed in this appraisal report include the As-Is Market Value, Aggregate Value Upon
Completion and Bulk Value Upon Completion of the subject property’s leasehold interest. At the request of the
client, we have also completed an Insurable Replacement Cost Estimate.

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES )
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INTRODUCTION

The appraisal development and reporting processes requires gathering and analyzing information about those
assignment elements necessary to properly identify the appraisal problem to be solved. The scope of work
decision must include the research and analyses that are necessary to develop credible assignment results
given the intended use of the appraisal. Sufficient information includes disclosure of research and analyses
performed and might also include disclosure of research and analyses not performed. The scope of work for this
appraisal assignment is outlined below:

»  The appraisers analyzed the regional and local area economic profiles including employment, population,
household income, and real estate trends. The local area was further studied to assess the general quality
and condition, and emerging development trends for the real estate market. The immediate market area
was inspected and examined to consider external influences on the subject.

> The appraisers confirmed and analyzed legal and physical features of the subject property including sizes
of the site and improvements, flood plain data, seismic zone, zoning, easements and encumbrances,
access and exposure of the site, and construction materials and condition of the improvements. This
process also included estimating the remaining economic life of the improvements, analysis of the
subject’s site coverage and parking ratios compared to market standards, a process to identify deferred
maintenance and a conclusion of the subject’s overall functional utility.

»  The appraisers completed an apartment market analysis that included market and sub-market overviews.
The Colorado market and Summit County sub-market overviews analyzed supply/demand conditions
using vacancy, absorption, supply change and rent change statistics. Conclusions were drawn regarding
the subject property’s competitive position given its physical and locational characteristics, the prevailing
economic conditions and external influences.

> The appraisers conducted a Highest and Best Use analysis, determining the highest and best use of the
subject property As-Vacant and As-Improved. The analysis considered legal, locational, physical and
financial feasibility characteristics of the subject property. Development of the Highest and Best Use As-
Improved explored potential alternative treatments of the property including demolition, expansion,
renovation, conversion, and continued use "as-is."

»  The appraisers confirmed and analyzed financial features of the subject property including cost budgets
and tax and assessment records. This information as well as trends established by confirmed market
indicators was used to forecast performance of the subject property.

»  Selection of the valuation methods was based on the identifications required in USPAP relating to the
intended use, intended users, definition and date of value, relevant property characteristics and
assignment conditions. As a result, this appraisal developed the Sales Comparison and Cost approaches
to value. The resulting value indicators were reconciled within the Analysis of Value Conclusions section.
The appraisal develops opinions of the As-Is Market Value, Prospective Value Upon Completion and
Prospective Value Upon Stabilization of the subject property’s leasehold interest. At the request of the
client we have also completed an Insurable Replacement Cost Estimate. The reasoning for including or
excluding traditional approaches to value is developed within the Valuation Methodology section.

> Reporting of this appraisal is in an Appraisal Report format as required in USPAP Standard 2. The
appraiser’s analysis and conclusions are summarized within this document.

> We understand the Competency Rule of USPAP and the authors of this report meet the standards.

> No one provided significant real property appraisal assistance to appraisers signing this certification.

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES
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SOURCES OF INFORMATION

The following sources were contacted to obtain relevant information:

SOURCES OF INFORMATION

ITEM SOURCE

Tax Information Summit County Tax Assessor

Zoning Information City of Frisco Zoning Code

Site Size Information Summit County Tax Assessor

Building Size Information Summit County Tax Assessor

New Construction City of Frisco / Summit County

Flood Map InterFlood

Demographics Pitney Bow es/Gadberry Group - GroundView ®
Comparable Information See Comparable Datasheets for details
Legal Description Summit County Property Records
Other Property Data Summit County Property Records

Cost Budget Property Contact

SUBJECT PROPERTY INSPECTION

The following table illustrates the Colliers International professionals involved with this appraisal report and their
status related to the property inspection.

SUBJECT PROPERTY INSPECTION

APPRAISER INSPECTED EXTENT DATE OF INSPECTION
Andrew Irland Yes Site Only November 16, 2022
Jacie Ottersberg No - -

Jonathan Fletcher, MAI No - -

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES
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REGIONAL ANALYSIS

The subject is located in the Town of Frisco in Summit
County. Summit County is located among the high peaks of
the Colorado Rockies, immediately west of the Continental
Divide. The elevation ranges from a low of 7,947 feet above
sea level at Green Mountain Reservoir to 14,270 feet at
Gray’s Peak. Summit County is centrally located in Colorado,
only an hour’s drive from the Denver metropolitan area via
Interstate 70, the state’s main east-west transportation
corridor. Included within the county are: six municipalities
(Blue River, Breckenridge, Dillon, Frisco, Montezuma, and
Silverthorne); four major ski areas (Arapahoe Basin,
Breckenridge, Copper Mountain, and Keystone); portions of
the White River National Forest; some Bureau of Land
Management lands; and two Congressionally-designated
wilderness areas (Eagles Nest and Ptarmigan Peak).
Approximately 80% of the land in the county is federal public
land.

DEMOGRAPHIC ANALYSIS

The following is a demographic study of the region sourced by Pitney Bowes/Gadberry Group - GroundView®,
an on-line resource center that provides information used to analyze and compare the past, present, and future
trends of geographical areas. Demographic changes are often highly correlated to changes in the underlying
economic climate. Periods of economic uncertainty necessarily make demographic projections somewhat less
reliable than projections in more stable periods. These projections are used as a starting point, but we also
consider current and localized market knowledge in interpreting them within this analysis. Please note that our
demographics provider sets forth income projections in constant dollars which, by definition, reflect projections
after adjustment for inflation. We are aware of other prominent demographic data providers that project income
in current dollars, which do not account for inflation. A simple comparison of projections for a similar market area
made under the constant and current dollar methodologies can and likely will produce data points that vary, in
some cases, widely. Further, all forecasts, regardless of demographer methodology(ies), are subjective in the
sense that the reliability of the forecast is subject to modeling and definitional assumptions and procedures.
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YEAR uUs CO COUNTY  YEAR us (ef0] COUNTY
POPULATION NUMBER OF HOUSEHOL DS

2010 Total Population 308,745,538 5,029,196 27,994 2021 125,920,087 2,251,259 11,870
2021 Total Population 331,582,303 5,887,393 30,967 2026 130,248,641 2,382,173 11,918
2026 Total Population 342,006,764 6,284,699 32,639 CAGR 0.7% 1.1% 0.1%
2010 - 2021 CAGR 0.7% 1.4% 0.9% AVERAGE HOUSEHOLD SIZE
2021 - 2026 CAGR 0.6% 1.3% 1.1% 2021 2.57 2.56 2.59
POPULATION DENSITY 2026 2.56 2.59 2.72
2021 Per Square Mile 92 57 50 CAGR (0.04%) 0.19% 0.98%
2026 Per Square Mile 95 60 53 HOUSING UNITS
MEDIAN AGE Ow ner Occupied 81,634,787 1,477,481 7,736
2021 38.61 37.32 39.87 Renter Occupied 44,285,300 773,778 4,134
2026 39.39 37.94 40.33 AVERAGE HOUSEHOLD INCOME
CAGR 0.40% 0.33% 0.23% 2021 $94,862 $105,427 $109,991
MEDIAN HOME VALUE 2026 $114,245 $128,271 $129,747
2021 $216,425 $346,165 $578,194 CAGR 3.8% 4.0% 3.4%
PER CAPITA INCOME MEDIAN HOUSEHOLD INCOME
2021 $36,918 $41,141 $42,536 2021 $66,358 $77,024 $85,537
2026 $44,556 $49,576 $47,776 2026 $80,318 $93,942 $102,461
CAGR 3.8% 3.8% 2.4% CAGR 3.9% 4.1% 3.7%

Source: Pitney Bow es/Gadberry Group - GroundView ®

Population

According to Pitney Bowes/Gadberry Group - GroundView®, a Geographic Information System (GIS) Company,
Summit County had a 2021 total population of 30,967 and experienced an annual growth rate of 0.9%, which
was lower than the Colorado annual growth rate of 1.4%. The county accounted for 0.5% of the total Colorado
population (5,887,393). Within the county the population density was 50 people per square mile compared to the
higher Colorado population density of 57 people per square mile and the higher United States population density
of 92 people per square mile. The 2021 median age for the county was 39.87, which was 3.16% older than the
United States median age of 38.61 for 2021. The median age in the county is anticipated to grow by 0.23%
annually, increasing the median age to 40.33 by 2026.

Household Trends

The 2021 number of households in the county was 11,870. The number of households in the county is projected
to grow by 0.1% annually, increasing the number of households to 11,918 by 2026. The 2021 average household
size for the county was 2.59, which was 0.63% larger than the United States average household size of 2.57 for
2021. The average household size in the county is anticipated to grow by 0.98% annually, raising the average
household size to 2.72 by 2026. Summit County had 34.83% renter occupied units, compared to the lower
34.37% in Colorado and the higher 35.17% in the United States.

Income Trends

The 2021 median household income for the county was $85,537, which was 28.9% higher than the United States
median household income of $66,358. The median household income for the county is projected to grow by
3.7% annually, increasing the median household income to $102,461 by 2026. As is often the case when the
median household income levels are higher than the national average, the cost of living index is also higher.
According to the American Chamber of Commerce Researchers Association (ACCRA) Cost of Living Index, the
cost of living for Summit County is 101.0 compared to the national average score of 100. The ACCRA Cost of
Living Index compares groceries, housing, utilities, transportation, health care and miscellaneous goods and
services for over 300 urban areas.
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Consumer Spending Summit County
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EMPLOYMENT

Total employment has increased annually over the past decade in the state of Colorado by 1.9% and increased
annually by 2.1% in the county. From 2020 to 2021 unemployment decreased in Colorado by 1.5% and
decreased by 5.3% in the county. In the state of Colorado unemployment has decreased over the previous month
by 0.2% and decreased by 0.1% in the county.

© 2022 COLLIERS INTERNATIONAL VALUATION & ADVISORY SERVICES




REGIONAL ANALYSIS

CONTINUED DEN220694

EMPLOYMENT & UNEMPLOYMENT STATISTICS 2012 - 2021

TOTAL EMPLOYMENT UNEMPLOYMENT RATE
Colorado Summit County, CO
United States* Colorado Summit County, CO
Year Total " <U $JR Total % AYr Ago

2012 2,529,785 1.5% 18,085 1.0% 8.1% 8.0% 6.1%
2013 2,579,568 2.0% 18,394 1.7% 7.4% 6.7% 4.9%
2014 2,661,070 3.2% 19,398 5.5% 6.2% 5.0% 3.4%
2015 2,719,997 2.2% 20,070 3.5% 5.3% 3.7% 2.4%
2016 2,803,504 3.1% 20,722 3.2% 4.9% 3.1% 2.0%
2017 2,885,980 2.9% 21,287 2.7% 4.4% 2.6% 1.7%
2018 2,957,690 2.5% 21,841 2.6% 3.9% 3.0% 2.0%
2019 3,019,934 2.1% 22,383 2.5% 3.7% 2.6% 1.7%
2020 2,874,857 (4.8%) 19,912 (11.0%) 8.1% 6.9% 9.3%
2021 2,986,711 3.9% 21,818 9.6% 5.3% 5.4% 4.0%
CAGR 1.9% - 2.1% - - - -

Source: U.S. Bureau of Labor Statistics *Unadjusted Non-Seasonal Rate

UNEMPLOYMENT RATES

County  34%

Unemployment has historically been low due to strong demand for employment from businesses that serve the
tourism and recreational opportunities in the county.

NATIONAL SKI & SNOWBOARD RESORTS MARKET OVERVIEW

In this section, market conditions that influence the subject property will be considered. The major factors
requiring consideration are the supply and demand conditions, which affect the competitive position of the subject
property. The National Ski Areas Association (NSAA) released their report on skier visits and other metrics for
the Winter 2020-2021 season. Highlights include:

1 National skier visits totaled 59 MM, the 5th best season on record

1 This was a record season for skier visits in the Pacific Northwest region, and second best in the Rocky
Mountain region

1 Skier visits were up over last season in all six geographic regions

1 Technology assisted ski areas in altering their operations to align with public health best practices
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! Small and mid-sized ski areas performed well with skiers opting to stay close to home rather than travel.

Ultimately, the pandemic season didn’t end up being as bad as anticipated for most ski areas and resorts. Some
larger resorts that rely on tourism may have suffered, but the smaller resorts welcomed an influx of people staying
closer to home. The following table summarizes total US skier visits since the 1978/1979 season.

Table 2

Estimated U.S. Snowsports Visits by Region, 1978/79 - 201819 (in millions)
(Extrapolated Data®)

Rocky Pacific Pacific  Pacific West National  National
SEASON  Northeast  Southeast  Midwest Mtn. Southwest  Northwest (total) Total Rank

201819 12514 4.262 £.498 24 408 7585 4075 11.660 58343 4
201718 11987 a6t 6257 20782 627 3850 10081 53273 24
2016017 11.936 4.184 541 21.736 7.385 4098 11.483 54.761 14
201516 9.346 3057 5516 22287 7480 4 206 11.686 52,792 %5
2014/15 13332 5673 6O82 20788 4822 2.000 6823 531578 22
201314 13.386 5.769 7695 21.100 5154 3.387 B.541 56.491 12
2012/13 13334 5.155 7273 19.800 7140 4202 11.342 56.904 10
20112 11021 4405 6382 19430 6OG6 392 10028 50866 @
201011 13.887 5789 781 20.900 RER! 4042 12153 60.540 1
2009/10 13.411 6.016 7718 20.378 8411 3853 12.264 59787 3
2008/09 13.730 5664 7.247 19.974 7.001 3647 10.738 57.354 7
2007/08 14.261 5204 8099 21.324 7617 3.998 11.615 60.502 2
2006/07 11.801 4,888 7.200 20.849 6.536 3794 10.330 55.068 13
2006107 12.505 5830 7.787 .77 7916 4133 12.049 58897 5
2004/05 13 661 5504 7533 19.606 8888 1.690 10.579 56.882 11
2003/04 12892 5588 7773 18.868 8.033 3012 11.945 57.067 9
2002103 13.991 5833 8.129 18728 7885 3027 10.913 57.594 6
2001/02 12.188 4994 £.980 18.123 7.047 4179 12126 54.411 16
200001 13,607 5458 7.580 19.324 7836 3442 11.278 57.337 8
1999/00 12.025 5.191 6422 18109 £ 651 3.800 10.451 52198 28
1998/99 12.299 4261 6.005 18.440 7485 3.509 11.084 52.089 29
1997/98 12.7112 4343 6.707 19.191 7918 3.251 11.169 54122 17
1996/97 12.407 423 7.137 18.904 f.350 3482 9,841 52.520 27
1995/96 13.825 5693 7284 18.148 6.012 3.022 9034 5383 19
1994/35 11.265 4746 6.907 18.412 Motaval.  Nat avail 11.346 52677 26
1993094 13718 5808 7364 17503 Notaval.  Motavall. 10244 54837 1§
1992/93 13.217 4660 6.078 18.602 Motavail. Mot avail. 10575 54.032 18
1991/92 12.252 4425 6535 17.687 Motaval. Mot avail. 9493 50.835 33
1990091 14457 4257 6486 16705 MNotavai.  Notaval.  B115 46720 40
1989/90 13.209 4447 6.915 16.048 Motaval. Mot avail. 9.311 50.020 a7
1988/89 12.741 5424 7013 16.601 Motaval. Mot avail. 11.556 53335 2
_l9eTis a4 5885 6783 16.584 | Motavail. _ Motaval. 10255 53808 an
1986/87 14.745 5816 £.044 16.680 Motavaeil. Mot avail. 9564 53.749 21
1985/86 12.836 5218 7201 16.889 Motavail. Mot avail. 9797 5193 30
1984/85 11083 4304 6809 {726 Notavail  Notaval. 113582 51384 3
1983/84 12.087 5.175 6.961 16.801 Motaval. Mot avail. 9606 50.630 35
1982/83 9523 4256 6.213 14.808 Motavail. Mot avail. 12.061 46,861 K]
_feetig2 1MA67 5064 86 15337 | Motaval.  Notavail. 1.004 s0.m18 M
1980/81 8.053 4172 7688 10.486 Motaval. Mot avail. 8.401 39.700 4
1979/80 8655 4230 aga2 17.180 Motavail. Mot avail. 9473 48.200 38
1978/79 11.204 3763 9743 15.837 Motavail. Mot avail. 9560 50.197 36

Note: Pacific Was! wisils are segmented by sub region (Pacific Southwes! and Pacific Northwes!) from 199556 - 201849, Pacific West wists an reporied in
aggregate fotal for 197879 — 1554/85 sub regional breakouls tmavatabie).

LUisars of ihe regional dafa in this fabls ane cawlioned thal prior o 1982 no estimate of industry-wide snowsparts vislis was made for the “End of Season” studies.
Therefore, for 197879 ko 198081 the estimales wene derved by appiving e NSAA Members® Skier Wisll Index. Since 1982, the esfimates have been oblaked
by appiying a salistical extrapalation procedure wsing regional mathemalical equations derved from the NSAA survey respandeni data. The procedums is

reported in “An Estimate of the U.S. Skl Industry Busimess Valume and Lt Capacity for 195182 " unpublished NSAA repart (November 1982), by Marwin Kodtike.

.

The market share of each region is calculated by dividing the 10-year historical average of visitors by the 10-
year national average. The visitor’s index is based against the first recorded season, 1978-79 at 50.2 Million or
100.

The subject is located within the Rocky Mountain region which contains Colorado, Idaho, Montana, New Mexico,
Utah and Wyoming. This region dominates the national market with well over one third of skier visits at 41.1% of
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the total market. From the 1980s to 1990s, volume increased by 2.39 Million visitors on average or 15.1%. From
the 1990s to the average of the last 10 years, visitors increased by 2.21 Million or 12.1%. The Rocky Mountain
region had its highest visitor count in 2018/2019 with 24.408 million visitors. The market bottomed out in 2011-
12 at 19.13 million visitors due to poor snowfall. The 2013-14 season was just shy of the record setting year in
2007-08.

Real Estate Values and Skier Visits do not share a perfect correlation due to a variety of factors; however visits
do reflect demand for resort areas. Based on the data above, there should be continued favorable demand
generated by skier visits to resort areas into the foreseeable future. The following table presents SKI Magazine’s
annual ranking of the top 30 resorts in North America as ranked by their staff and readership.

2021 SKI MAGAZINE TOP 30 NORTH AMERICA RESORTS

Rank Resort State / Province Lifts / Trails  Skiable Acres Avg. Snowall (in.)
1 Sun Valley D 18/121 2,154 220
2 Deer Valley uT 21/101 2,026 300
3 Whitefish MT 14 /105 3,000 300
4 Taos Ski Valley NM 137110 1,294 305
5 Aspen Snow mass CcO 20/94 3,332 300
6 Telluride CcO 18/ 147 2,000+ 309
7 Whistler / Blackcomb BC 37/ 200+ 8,171 458
8 Steamboat CcO 25/150 1,832 325
9 Beaver Creek CO 25/150 1,832 325
10 Crested Butte CO 15/121 1,547 300
11 Park City uT 41/314 7,300 360
12 Breckenridge CO 347187 3,444 350
13 Jackson Hole wy 127133 2,500 459
14 Vail CO 33/193 5,289 354
15 Lake Louise Alberta, Canada 10/ 160 4,200 179
16 Banff Sunshine Alberta, Canada 12/ 145 3,358 364
17 Winter Park CcO 25/143 3,081 348
18 Arapahoe Basin CO 9/145 1,428 350
19 Keystone CcO 20/121 3,148 235
20 Mammoth CA 287150+ 3,500 400
21 Heavenly CA 29/ 170+ 3,600 450
22 Big Sky MT 34 /300 5,800 400+
23 Alta ur 11/116+ 2,200 551
24 Copper Mountain CcO 23/ 140+ 2,465 305
25 Squaw Valley-Alpine Meadow s CA 42 [ 270+ 6,000 450
26 Revelstoke Mountain BC 5/59 3,120 413
27 Snow bird ur 117169 2,500 500
28 Grand Targhee WY 5/98 2,602 500+
29 Solitude ur 8/77 1,200 500+
30 Loveland Ski Area CO 11/94 1,800 422

Colorado resorts dominate the list with 12 areas accounting for approximately 31,198+ skiable acres. Eleven of
the top 25 resorts are located within this state making it the premiere destination for skiing in the country. Utah
follows with five areas on the list with one in the top 10 totaling 19,106 acres in the raking. California is the third
most ranked state with three areas totaling 13,100 acres. Overall, the Colorado Ski and Snowboard industry
have a significant impact on jobs and overall achievable revenue not only in ski towns, but for the state of
Colorado as a whole.

Colorado Ski Industry - According to the NSAA, the United States recorded the highest number of skier visits
in the 2017-18 ski season, surpassing the 59 million mark (as noted on the prior table). Colorado resorts
accounted for more of these visits than any other state in the nation, with more than one in five skiers choosing
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to ski at a Colorado resort and as previously shown makes up 60% of the top 15 resorts in North America. The
following table shows major resort ownership in Colorado according the NSAA.

Aspen Skiing Company Vail Resorts, Inc.
Aspen Highlands Beaver Creek
Aspen Mountain Breckenridge

Buttermilk Keystone
Snow mass Vail

Overall, the Colorado market is dominated by two main resort groups. To boost the skiing experience and draw
more skiers, Colorado resorts continue their dedication to maintaining the highest standard in ski vacations.

Ski Industry Conclusions - Rocky Mountain real estate resort markets experienced second best ever skier
visits in 2020-21. Real Estate Values and Skier Visits do not share a perfect correlation due to a variety of factors;
however visits do reflect demand for resort areas and the potential for retail sales. Based on the data above,
there should be continued favorable demand generated by skier visits to resort areas such as Snowmass/Aspen
into the foreseeable future, which will fuel demand for commercial, office and multi-family uses that support these
resorts.

Tourism and Recreation

Colorado has an incredible outdoor recreation system that is anchored by four premier national parks: Rocky
Mountain National Park, Mesa Verde National Park, the Great Sand Dunes National Park and Preserve, and
Black Canyon of The Gunnison National Park. The following table found in the 2019 Colorado Business Outlook
(most recent available) summarizes statewide visits (in thousands) to national parks.

COLORADO PUBLIC LAND VISITS

2009-2019
(In Thousands)
2009 2010 2011 2012 2013 2014 2015 2016 2017 20187 2019"
Colorado State Parks® 12,0000 12,3000 12,3000 12,2000 11,5000 11,9000 13,2000 14,2860 153980 150060 165976
National Parks and Sites
Bent's Old Fort NHS 28.1 29.1 26.8 258 233 246 26.2 319 26.4 254 276
Black Canyon of the Gunnison NP 171.5 176.3 168.3 192 6 1759 183.0 2092 238.0 3071 3218 359.0
Colorado MM 400.3 433.6 435.5 454 5 409.4 419.8 S88.0 /11 375.0 376.6 M7 .3
Curecanti NRA 953.2 969.5 924.5 862.6 814.2 931.4 9447 982.5 1,041.4 851.7 938.7
Dinosaur NM* 150.9 146.4 158.0 2241 2031 1854 2159 2252 2338 2283 2591
Florissant Fossil Beds NM 64.3 65.4 61.3 62.6 58.0 63.3 69.1 736 71.8 834 845
Great Sand Dunes MP 290.0 2833 280.1 2547 242 8 27M.8 2995 388.3 4869 4453 5493
Hovenweep NM® 12.3 12.1 1.4 1.7 11.0 11.8 15.4 18.9 17.6 18.4 207
Mesa Verde NP 550.4 5597 5723 4889 460.2 501.6 5473 5835 6138 574.5 6149
Rocky Meuntain NP 28223 29558 31769 32206 29911 34348 41559 45176 44372 46312 49546
Sand Creek Massacre NHS® 4.1 39 4.4 4.8 7.4 59 6.8 6.5 6.1 56
Total Visitors to Parks and Sites 54433 56353 5,819.0 28115 59,3838 6,035.0 70771 74574 76175 7,562.8 81613
Bureau of Land Management 5,576.0 6,448.0 6,844.0 73100 6,963.0 7,536.0 7,694.0 7,739.0 8,310.0 84031 86624
National Forest’ 240000 27,0000 270000 27,0000 270000 27,0000 27,0000 27,0000 261000 310000 31,0000
Total Public Land Visitation®? 47,0193 51,3833 519630 523215 508568 524710 549711 564924 574255 620619 644213

Visits to national parks in Colorado are projected to rise approximately 3.4% (64,421 visits) in 2019. The state’s
outdoor recreation system also includes national forests and Bureau of Land Management lands; state, county,
and city parks; and open-space areas. Historically, these areas have attracted more visitors than the state’s
national parks. Colorado’s state parks alone attract more than 11 million visitors each year.

In addition, there are many other recreational activities in the Roaring Forks area including ballooning, biking,
camping, cultural events, fishing, sightseeing, golfing, hiking, shopping, kayaking, snowshoeing, paragliding,
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rodeo, spas and athletic clubs. Due to the abundance of recreational activities and the prestige of the area,
there is a large population of second homebuyers in the county, which includes condos, townhouses, single-
family homes, and high-end development such as multi-million-dollar condominiums and houses.

AIRPORT STATISTICS

The following chart summarizes the local airport statistics.

EAGLE COUNTY REGIONAL AIRPORT (EGE)

YEAR ENPLANED PASSENGERS % CHG
2011 189,276 -
2012 167,914 (11.3%)
2013 167,166 (0.4%)
2014 165,004 (1.3%)
2015 156,927 (4.9%)
2016 163,840 4.4%
2017 154,577 (5.7%)
2018 173,863 12.5%
2019 191,377 10.1%
2020 143,124 (25.2%)
2021 201,752 41.0%

SUMMARY

Summit County is a growing resort community in north-central Colorado. A large percentage of homeowners in
the county are seasonal residents with second homes in the area. Most of the towns in this region were originally
founded to support the mining industries in the late 1800s but they have primarily been converted to ski resorts
and restaurants aimed at attracting the tourists that frequent the area. These factors have resulted in a relatively
stable population base and economy for this region.
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DEMOGRAPHIC PROFILE

Below is a demographic study of the area, sourced by Pitney Bowes/Gadberry Group - GroundView®, an on-
line resource center that provides information used to analyze and compare the past, present, and future trends
of properties and geographical areas. Please note that our demographics provider sets forth income projections
in constant dollars which, by definition, reflect projections after adjustment for inflation. We are aware of other
prominent demographic data providers that project income in current dollars, which do not account for inflation.
A simple comparison of projections for a similar market area made under the constant and current dollar
methodologies can and likely will produce data points that vary, in some cases, widely. Further, all forecasts,
regardless of demographer methodology(ies), are subjective in the sense that the reliability of the forecast is
subject to modeling and definitional assumptions and procedures.

LOCAL AREADEMOGRAPHICS

DESCRIPTION 1MILE 3 MILES 5MILES DESCRIPTION 1MILE 3MILES 5MILES

POPULATION AVERAGE HOUSEHOLD INCOME
2000 Population 1,686 4,712 13,013 2021 $96,267 $92,122  $102,773
2010 Population 1,873 5,508 14,877 2026 $105,894 $100,824 $120,559
2021 Population 2,098 6,035 16,602 Change 2021-2026 10.00% 9.45% 17.31%
2026 Population 2,213 6,371 17,496 MEDIAN HOUSEHOLD INCOME
Change 2000-2010 11.09% 16.89% 14.32% 2021 $71,412 $73,168 $79,854
Change 2010-2021 12.01% 9.57% 11.60% 2026 $72,721 $77,505 $93,140
Change 2021-2026 5.48% 5.57% 5.38% Change 2021-2026 1.83% 5.93% 16.64%

POPULATION 65+ PER CAPITA INCOME
2010 Population 278 550 1,224 2021 $40,874 $38,547 $38,936
2021 Population 356 1,099 2,717 2026 $42,624 $40,023 $43,537
2026 Population 419 1,291 3,185 Change 2021-2026 4.28% 3.83% 11.82%
Change 2010-2021 28.06% 99.82%  121.98% 2021 HOUSEHOLDS BY INCOME
Change 2021-2026 17.70% 17.47% 17.22% <$15,000 3.9% 4.6% 4.5%

NUMBER OF HOUSEHOL DS $15,000-$24,999 3.5% 2.4% 1.8%
2000 Households 711 2,002 4,912 $25,000-$34,999 14.8% 14.5% 13.0%
2010 Households 898 2,529 6,171 $35,000-$49,999 13.4% 8.9% 7.9%
2021 Households 898 2,529 6,234 $50,000-$74,999 17.5% 20.8% 19.2%
2026 Households 898 2,533 6,263 $75,000-$99,999 13.8% 22.0% 18.8%
Change 2000-2010 26.30% 26.32% 25.63% $100,000-$149,999 21.4% 14.1% 18.2%
Change 2010-2021 0.00% 0.00% 1.02% $150,000-$199,999 2.9% 5.6% 8.2%
Change 2021-2026 0.00% 0.16% 0.47% $200,000 or greater 8.8% 7.1% 8.4%

HOUSING UNITS (2021) MEDIAN HOME VALUE $548,611 $489,071 $553,004
Ow ner Occupied 607 1,721 4,087 AVERAGEHOMEVALUE $604,038 $533,152 $599,088
Renter Occupied 301 807 2,105 HOUSING UNITS BY UNITS IN STRUCTURE

HOUSING UNITS BY YEARBUILT 1, detached 314 935 2,901
Built 2010 or later 0 0 85 1, attached 75 305 707
Built 2000 to 2009 80 230 611 2 9 183 295
Built 1990 to 1999 206 691 1,803 3or4 164 192 307
Built 1980 to 1989 317 772 1,725 5t09 150 209 570
Built 1970 to 1979 262 676 1,516 10to 19 94 346 761
Built 1960 to 1969 16 128 376 20to 49 100 276 504
Built 1950 to 1959 0 13 58 50 or more 0 82 92
Built 1940 to 1949 0 0 13 Mobile home 0 0 55
Built 1939 or earlier 18 18 47 Boat, RV, van, etc. 0 0 0

Source: Pitney Bow es/Gadberry Group - GroundView ®

Community Services
Community services and facilities are readily available in the surrounding area. These include public services
such as fire stations, hospitals, police stations, and schools (all ages). The subject property is located in the
Summit School District.
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Predominant Land Uses

Significant development in the immediate area consists of office, retail, industrial, mixed-use and auto dealership
uses along maijor arterials that are interspersed with multi-family complexes and single-family residential
development removed from arterials. The local area has a mix of commercial uses nearby. The composition of
retail, office, and industrial is shown in the following graph.

COMMERCIAL AREACOMPOSITION

RETAIL

36%
39%
OFFICE

INDUSTRIAL
MULTIFAMILY
10% 15%

©CoStar

The following map shows the subject property and the five largest retail, office, and industrial properties in the
immediate area from CoStar.
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RETAIL SUMMARY

TYPE PROPERTIES NRA (SF) AVGYRBLT OCCUPANCY AVG RENT
General Retail 153 1,590,427 1978 100.0 $45.00
TOTAL 153 1,590,427 1978 100.0 $45.00

Source: CoStar

The largest three retail properties are at 145 Stephens Way, 129 River Run Road and 715 Blue River Parkway
with an NRA of 262,273 SF, 235,000 SF and 127,387 SF that were built in 1988, 1997 and 2003, respectively.
The closest large retail property in proximity to the subject is at 842 North Summit Boulevard with an NRA of
106,781 SF that was built in 1988. The majority of properties were constructed before 2000.

OFFICE SUMMARY

CLASS PROPERTIES NRA (SF) AVGYRBLT OCCUPANCY AVG RENT
A 0 0 - -
B 52 471,456 1991 99.4 $31.33
C 32 187,598 1978 99.8 $22.50
TOTAL 84 659,054 1986 99.6 $27.97
Source: CoStar

The largest three office properties are at 360 Peak One Drive, 68 School Street and 60 Main Street with an NRA
of 41,260 SF, 31,068 SF and 23,824 SF that were built in 2007, 2020 and 1997, respectively. The closest large
office property in proximity to the subject is at 60 Main Street. The majority of properties were constructed before

2000.
TYPE PROPERTIES NRA (SF) AVGYRBLT OCCUPANCY AVG RENT
Industrial 28 330,790 1987 100.0
Flex 10 138,382 1993 100.0 -
TOTAL 38 469,172 1989 100.0 $0.00
Source: CoStar

The largest three industrial properties are at 699 Ten Mile Drive, 220 Buffalo Mountain Drive and 101 East Main
Street with an NRA of 45,260 SF, 34,228 SF and 31,716 SF that were built in 1979, 2004 and 2004, respectively.
The closest large industrial property in proximity to the subject is at 699 Ten Mile Drive. The majority of properties
were constructed before 2000.

MULTIFAMILY SUMMARY

CLASS PROPERTIES NRA (SF) AVG YRBLT
A 1 144,000 -

B 29 1,088,207 1997

C 29 514,333 1988
TOTAL 59 1,746,540 1992
Source: CoStar

The largest three multi-family properties are at 1360 Airport Road, 140 Ida Belle Drive and 0065 Tennis Club
Road with an NRA of 219,879 SF, 150,346 SF and 148,000 SF that were built in 1999 and 1987, respectively.
The closest large multi-family property in proximity to the subject is at 1081 Adams Avenue with an NRA of 59,060
SF that was built in 1993. The maijority of properties were constructed before 2000.
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SUBJECT PROPERTY ANALYSIS

The following discussion draws context and analysis on how the subject property is influenced by the local and
immediate areas.

Subject Property Analysis
The uses adjacent to the property are noted below:

)
)
)
>

North - I-70 then vacant land

South - Retail and residential

East - Hospitality, retail and Summit Blvd
West - |I-70 then vacant land

Subject Conclusion
Trends in the local and immediate areas, adjacent uses and the property’s specific location features indicate an
overall typical external influence for the subject, which is concluded to have an average position in context of
competing properties.
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General Description

Assessor Parcel

Number Of Parcels

Land Area
Primary Parcel
Unusable Land
Excess Land

Surplus Land
Total Land Area

Shape

Topography
Adjacent Use North
Adjacent Use South
Adjacent Use East
Adjacent Use West
Zoning

Drainage

Utilities

Street Improvements

Lusher Court

Accessibility

Exposure

SITE DESCRIPTION

DEN220694

The subject site consists of 1 parcel. As noted below, the subject site has 53,557
SF (1.23 AC) of land area. The area is estimated based on the assessor's parcel
map, and may change if a professional survey determines more precise
measurements. Going forward, our valuation analyses will utilize the usable site
area. The following discussion summarizes the subject site size and
characteristics.

The subject is proposed construction on a land lease and does not have a parcel
number associated with it yet. The land lease has not been executed as of the
effective date of this report. The parcel number below is for the current larger
parcel of 2.46 acres.

2097-2620-09-002

1

Acres Square Feet
1.23 53,557
0.00 0
0.00 0
0.00 0
1.23 53,557

Irregular - See Plat Map For Exact Shape

Sloping at street grade
I-70 then vacant land

Retail and residential
Hospitality, retail and Summit Bivd

I-70 then vacant land

Gateway (GW)
Assumed Adequate

All available to the site

&

2]
SN

Street Direction No. Lanes Street Type /)5 /0T /O

Primary Street two-way two-lane  connector street 9 9

Average - The accessibility of the subject is rated as average. The subject is
accessed from one street, with the main entrance and primary point of
ingress/egress being Lusher Court. Summit Boulevard is a major transportation
arterial within proximity to the subject, providing linkage to the surrounding area.

Average - The subject has average exposure, as it is located along a connector
street. The project's exposure rating takes into account its average visibility and
its average traffic count.
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Seismic The subject is in a medium risk zone.
Flood Zone The subject site falls within the Zone X (Unshaded) flood zone. This is

referenced by Community Number 08117C, Panel Number 0353F, dated
November 16, 2018. The flood zone is defined as follows:

Zone X (unshaded) is a moderate and minimal risk area. Areas of moderate or
minimal hazard are studied based upon the principal source of flood in the area.
However, buildings in these zones could be flooded by severe, concentrated
rainfall coupled with inadequate local drainage systems. Local stormwater
drainage systems are not normally considered in a community’s flood insurance
study. The failure of a local drainage system can create areas of high flood risk
within these zones. Flood insurance is available in participating communities,
but is not required by regulation in these zones. Nearly 25-percent of all flood
claims filed are for structures located within these zones. Minimal risk areas
outside the 1-percent and .2-percent-annual-chance floodplains. No BFEs or
base flood depths are shown within these zones. (Zone X (unshaded) is used
on new and revised maps in place of Zone C.)

Easements A preliminary title report was not available for review. During the on-site
inspection, no adverse easements or encumbrances were noted. This appraisal
assumes that there is no negative value impact on the subject improvements. If
questions arise regarding easements, encroachments, or other encumbrances,
further research is advised.

Soils A detailed soils analysis was not available for review. Based on the development
of the subject, it appears the soils are stable and suitable for the existing
improvements.

Hazardous Waste We have not conducted an independent investigation to determine the presence

or absence of toxins on the subject property. If questions arise, the reader is
strongly cautioned to seek qualified professional assistance in this matter.
Please see the Assumptions and Limiting Conditions for a full disclaimer.

Conclusion Overall, the subject's location is rated as average. This location rating considers
the subject's general market area (Colorado ), its submarket (Summit County)
and the surrounding uses and immediate neighborhood. It also takes into
account the subject's exposure and access to employment centers, educational
facilities, and shopping centers. All of these characteristics provide supporting
uses for the subject site making it desirable for multifamily development. Overall,
there are no known factors that would limit the site's development according to
its highest and best use.
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PLAT MAP
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ZONING MAP
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GW - Geteway

CC - Central Core

CO - Commercial-Oriented

LI - Light Industriel

MU - Mixed Use

©CS - Open Space

PF - Public Facilities

PR - Parks & Recreation

RS - Residential Single-Household
RN - Residential Traditional Neighborhood
RL -Residential Low Density

RM - Residential Medium Density
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RH - Residential High Density
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FLOOD MAP

Prepared for: Colliers International
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BUILDING PLAN

8-Unit Building
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21-Unit + 1 Office Building
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21-Unit + 1 Office Building
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Introduction The information presented below is a basic description of the existing
improvements. This information is used in the valuation of the property. Reliance
has been placed upon information provided by sources deemed dependable for
this analysis. It is assumed that there are no hidden defects, and that all structural
components are functional and operational, unless otherwise noted. If questions
arise regarding the integrity of the improvements or their operational components,
it may be necessary to consult additional professional resources.

Property Type Multifamily - Condominium/PUD Projects
Number of Units 29

Average Unit Size 441 SF

Total Number of Buildings 2

Number of Stories 3

Development Density 23.6 Units/Acre (29 Units / 1.23 Acres)

Net Rentable Area (NRA) 13,125 SF
Gross Building Area (GBA) 13,950 SF

Parking Total 36 (Carports & Surface)
Open Parking Spaces 21
Covered Parking Spaces 15
Parking Comment Parking is adequate and is consistent with the other projects in the market
Parking Spaces/Unit 1.2
Year Built 2023
Agel/Life Analysis
Actual Age Proposed
Effective Age 0 Years
Economic Life 50 Years
Remaining Life 50 Years
Quality Good
Condition Good
Marketability Average

The subject is a proposed condominium property with 29 residential condominiums, an office and 15
carports/charging stations. There are two buildings, one of which is 8 units building and the other has 21 units
and one office. The residential units are studios and studios with lofts and range in size from 350 SF to 525 SF
with an average of 441 SF. This is comparable to other residential condominium units within Frisco and Summit
County. The following table is a break-out of each unit with their gross square footages based on information
provided to the appraisers from the developer.
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Unit Types/SF
Unit Type NRA BEDS BATHS
Unit 1 Lawn 350 Studio 1
Unit 2 Lawn 350 Studio 1
Unit 3 Lawn 350 Studio 1
Unit 4 Lawn 350 Studio 1
Unit 5 Loft 525 Studio 1
Unit 6 Loft 525 Studio 1
Unit 7 Loft 525 Studio 1
Unit 8 Loft 525 Studio 1
Unit 1 Lawn 350 Studio 1
Unit 2 Lawn 350 Studio 1
Unit 3 Lawn 350 Studio 1
Unit 4 Lawn 350 Studio 1
Unit 5 Lawn 350 Studio 1
Unit 6 Lawn 350 Studio 1
Unit 7 Lawn 350 Studio 1
Unit 8 Lawn 350 Studio 1
Unit 9 Lawn 350 Studio 1
Unit 10 Lawn 350 Studio 1
Unit 