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SUBJECT AREA STREET MAP
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DOWNTOWN IMPROVEMENT MAP
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2013 AERIAL PHOTOGRAPH
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AERIAL ENLARGEMENT
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FEMA FLOOD HAZARD MAP
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ZONE ATLAS MAP
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DOWNTOWN 2010 SECTOR DEVELOPMENT PLAN ZONING MAP
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SUBJECT SITE DIAGRAM
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SITE LOOKING NORTHEAST & NORTHWEST FROM CENTRAL AVRUE
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SITE VIEW LOOKING NORTHEAST & SOUTHEAST FROM FIRSTSTREET
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Identification Of The Property

The subject of this report is property locatechatriortheast corner of Central Avenue and Firgtetnear
the geographic center of the city of AlbuquerqoneBérnalillo County, New Mexico. Broadly, the sutije
location is most easily referenced as being oediséern edge of the downtown central busines&t{€BD).
Though not large, perhaps only about eight blogk®b blocks, the CBD remains the home of conctedra
City, County, State and Federal government offaresjudicial facilities, and has one of the citgensest
concentrations of professional and institutionéitet. Like many downtown districts, Albuquerqu€BD
seems constantly in the midst of “revitalizatioféderal, County and Metro Courthouse buildings, and
office buildings for various government agenciegevbuilt in the early to middle 2000s, and with
government assistance of one type or another prid@telopment groups have been and continue to be i
the process of developing entertainment facilitliesited retail/restaurant/office space, and mfdtnily
housing. Together, these arterial and landmarkeetes help to identify the subject’s general locatithin

the city.

More specifically, the subject property is situad¢the northeast corner of Central Avenue and Birget.

In addition to being situated at one of the “gatgstanto the heart of the CBD, the site is notdfaleits
frontage on the west side of the BN & SF railraagks, and for being opposite the Alvarado Trartsgpion
Center and the Century 14 movie theater, which pgthe southeast and southwest corners of the same
intersection, respectively. The First Street canriftom Central Avenue south was one of the mastme
targets of downtown revival, with the propertiesatbbeing the cornerstones of the revitalizatidoref

that have run on for many years.

The subject property is presently owned by the GftAlbuquerque and operated as a paid parking lot
(surface parking). The southwest and northwestegsrof the site are impacted by curved lanes ffidra
for westbound Central Avenue to northbound Firs¢&ttraffic and for northbound First Street traitid
westbound Tijeras Avenue traffic. For purposeshi§ ippraisal, my client has asked that | consider
conceptual site plan reflecting a rectangular aité normalized intersections at Central AvenueFirst
Street and at First Street and Tijeras Avenue. Tiis appraisal involves considering the site scibjo
one or more hypothetical conditions.

Legal Description

The subject site was not legally described by ngntl Based on property tax records related toiqust
of the site, | offer the following as a working &glescription.

A Tract Of Land Within The Northwest ¥ Of The Neafst ¥4 Of Section 20, Township 10
North, Range 3 East, N.M.P.M., Said Parcel Estimidte Contain Approximately 70,400
Square Feet Situated Along The North Right-Of-Way€ntral Avenue And The West
Right-Of-Way Of The BN & SF Railroad Right-Of-Wijithin The City Of Albuquerque,
Bernalillo County, New Mexico.

This working legal description is accepted as ateyrforming the basis for this appraisal. If thisrany
material change to this working legal descriptibis appraisal may be rendered invalid or becorbgstto
revision.
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Purpose Of The Appraisal

The purpose of this appraisal is to estimate théehaalue of dee simple titleo the subject property, as it is
described in this report, in “assumed” conditios,of April 6, 2014, the date of my last inspectairnthe
property, subject to the hypothetical conditiotiedtin the following section of this report.

Within this report, the objective is to present aigtuss in summary fashion the appraisal processiata
considered in developing the estimate of marketevdlnderlying assumptions, limiting conditionsgl aerm
definitions are included in the addendum and shbeldead. My client did not provide an independent
engagement letter, so there are no supplementaisgipguidelines, requirements or term definitiorbe
presented or followed.

Hypothetical Conditions

One or more Hypothetical Condition impacts this rajgal. As defined in the Uniform Standards of
Professional Appraisal Practice (2014-2015 editiartilypothetical Condition is “a condition directilated

to a specific assignment, which is contrary to we&nown by the appraiser to exist on the effectiate of
the assignment, but is used for the purpose ofisisal That is, a Hypothetical Condition assumesradition
contrary to known facts about physical, legal asnemnic characteristics of the subject propertyaloout
conditions external to the subject, such as madkaditions or trends; or about the integrity ofedased in an
analysis.

It is a hypothetical condition of this appraisaitth
the subject site is configured as depicted on ttee diagram provided by my client,
reflecting a rectangular shape, containing appratémy 70,400 square feet, and being

situated at the northeast corner of a conventioatsection of two perpendicular streets;

The reader is advised that if any hypothetical d¢@mlis eliminated, this appraisal could develdffedent
opinions, including a different opinion of marketwe.

Client And Intended User Identification

My initial discussion regarding an appraisal of sject property was with a representative ofGhg of
Albuguerque Real Estate Department. The City ofuglierque subsequently authorized me to complete
an appraisal of the subject property. Therefore, @ity of Albuquerque is identified as tlsele and
exclusiveclient and intended user for whom this appraisas$ wrepared, and the party who may place
reliance on it. | assume no responsibility for oéehis appraisal by any party other than the ¢lemd
intended user identified herein. Possession opg obthis report by other than the client andiioted user
identified above does not convey client or intendselr status.

Intended Use Of The Appraisal

Based on discussions with my client, | understéedintended use of the appraisal to be as an indepe
estimate of market value that my client may usarinasset management capacity related to theirnturre
ownership and future use of the subject propedyn hot responsible for any unauthorized or unaedruse

of this report.
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Scope Of Work

As of July 1, 2006, changes in the Uniform StanslafdProfessional Appraisal Practice (USPAP) effebt
eliminated the terms “Complete” or “Limited” wheeferring to the development of an appraisal. Whidse
terms can still be used to convey a common undhelista of the type of process employed in developging
appraisal, the terms have no formal meaning irtioeldo appraisal standards (USPAP). Nonetheless, f
purposes of simple reference, this appraisal waslojged in a way consistent with the general unideding

of a Complete Appraisal in that it employs alllod applicable approaches to estimating market value

The Scope Of Work for this appraisal included ger@nocesses like a periodic gathering of reledta on
the greater Albuquerque metro area; informatioth @scpopulation, employment, and other economi. dat
Similarly, some of the most prominent sectors efitital real estate market are periodically analjaetrends
related to construction activity, occupancy, sate®l rental rate movement. More specifically, the
neighborhood in which the subject property is leddtas been surveyed and both historic developraéetns
and emerging trends are noted. | have gatheredviafmn from governmental agencies related to legal
descriptions, recorded plats, legal use informataperty tax data, etc., and assembled othendadata
from a variety of sources. | have made an on+s#gdctions of the property to serve as the basikdghysical
description offered herein.

For purposes of valuing the subject property, Ehaade an inspection of the property and convevitbadhe
owner's representatives to obtain a reliable waykinowledge of the property and its physical amtttional
attributes. | have researched recorded transadtidhe subject area and of the same propertyitypepanded
areas, researched sales and listing data, resdancioene, expenses and occupancy data, and resedheh
broad economic data related to commercial propartithe greater Albuguergue metro area. All of¢hdata
have been analyzed and reconciled in the procedsvefloping the market value estimate for the stibje
Analyses included considering the subject’'s physacal functional features, analysis of market daiel
comparisons of market data to the subject for 8efeof the most applicable indicators of markduesfor
the subject.

| have not knowingly excluded any pertinent datdn@development of this appraisal. However, Newite

is a non-disclosure state, and parties to saleseaisds cannot be compelled to provide informatiomeal
estate transactions. Therefore, it is possibldhieat is pertinent data that has not been inclurdkik appraisal
because of non-disclosure issues. It is also deskilt data provided to me and relied upon inapjzraisal is
inaccurate. | have attempted to obtain informafiom knowledgeable and reliable parties, but | assno
responsibility for the accuracy of such data. |enat knowingly excluded any pertinent steps in the
development of this appraisal.

My client has requested the appraisal be presémtad Appraisal Report. As of January 1, 2014, témm
“Summary Report” was formally retired by the ApgeadiFoundation. However, the term Summary Report
may still be used as an adjective to refer tola stfyreporting that appraisal consumers havezatilifor many
years. Therefore, this Appraisal Report follows tihacommonly known as a Summary Report format with
regard to the presentation of narratives and magat The report type does not impact the appraiseess.

| have attempted to develop this appraisal andtépa fashion that satisfies all applicable ajgalsstandards
and our client's expectations.

In accordance with appraisal standards | herebigadve reader that | have provided no servicgsaigal or
other, related to the subject property within thee¢ years leading up to my acceptance of thisaggabr
assignment.
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Albuquerque City Data

Traditionally, Albuquerque’s single largest sounéemployment had been various branches of Fed&igtk
and local government. A high percentage of thislepnpent was in defense related jobs at KirtlandF&irce
Base, Sandia National Laboratories and the mamgtpricontract firms involved in research, develomne
testing, and the like. Over the last decade, thoggirernment employment has begun to represenbidise
employment picture, and as the ‘cold war’ has d@&gynended, and government appears headed fon-dow
sizing, this trend will likely continue.

In early March of 1995, the Federal Government anoed a plan to cut the civilian and military staffof
Kirtland Air Force Base. Through political actiotise Federal Government was persuaded to leavé-IRA.
essentially intact. The city escaped a significaggative economic impact in 1995, and since timag ti
K.A.F.B. staffing has increased and decreased giieally. Nonetheless, the employment list presetdtst
shows KAFB remains one of the city’'s top employér005, K.A.F.B. was not listed on governmengésé
closure list. In fact, K.A.F.B. experienced somede®i growth as a result of tasks shifted to K.A.b&ause
of the closure of other bases around the country.

Entering 2014, the business/healthcare/educatibrsiries represented 30% of the metro area’s emgoty
with the government sector representing 23%, fetailesale trade sector represented 14% and
leisure/hospitality 10%. Though government is nogkr the largest sector of the economy, it remains
prominent part. To a certain extent the governnegnployment figures are bloated by classification of
employment at Indian Gaming Casinos as governrobast put this is not a major influence. Based oreot
budget constrains, government employment couldrdeir! the near future.

ALBUQUERQUE METRO AREA EMPLOYMENT

DATE | 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
Q-1 360,50( | 378,00( | 394,70(| 389,90( | 392,30(| 381,50( | 377,00( | 369,98: | 367,37! | 369,23:
Q-2 388,200 385,400 393,000 391,700 394,400 378,600 377,100| 369,431| 366,511 371,242
Q-3 380,10( | 384,80( | 393,80(| 397,60( | 394,50(| 377,70(| 373,00 | 370,47. | 369,40¢ | 364,59
Q-4 374,70Q 389,500 394,200 393,600 389,300 378,200 374,900| 376,326 373,684 368,354
AVG | 375,875 384,425 393,925/ 393,200| 392,625 379,000 375,500 371,553 369,245| 368,357
CHG |+0.27% |* +2.47% | -0.18% | -0.15% |-3.47% | -0.92% |-1.05% |-0.62% | -0.24%
*Job growth shows a major increase due to an exg@hB#1SA

From 2002 through 2004, individual years showedvigtdrom 0.27% to 3.03% (based on the average of
guarterly reports), and yield an annual compoupdtir rate of 0.95%. The implied job growth in 2@@Hnot

be relied on because of a change in the SMSA cdtigrogob growth from 2005 to 2006 was very fatbea

at 2.47%, but that was the last year of metro pdeayrowth. Albuguerque’s employment growth hasnbee
negative since 2006. As a local/national recess#dim, job losses started in 2007 and continuedigin 2013.
Comparing peak employment from 2006 with that df®26hows the metro area lost over 25,500 jobs.

Though the job count in 2013 is down relative tmipyears, it is somewhat encouraging that thel lefre
employment seems to have stabilized a bit at ar8@A@00 jobs in 2011, 2012 and 2013. Althoughmib&o
area unemployment rate has declined to 6.4% asoémber 2013, the lower unemployment rate is glearl
more a function of people leaving the workforcentay actual increase in the number of jobs imtle&o
area. The work force as of the third quarter ofe2@@s 408,669 and the work force as of the fowrtrtgr of
2013 was 392,925, indicating almost 15,750 fewetiqgi@ants in the work force. If the 2013 laborderwas
the same size as that of 2006, unemployment wauttbminally 10%.
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The city’'s top employers provide a very wide variet employment types. In the main, however, exjmns
has been heavily related to various types of ‘cladastry’. Examples include manufacturers of cotes)
microchips, and aircraft systems; technology tgstienters, research and development firms, dategsing
centers; insurance companies, health care compagsesvation centers for hotel and airline comgmrand
banking, utility and communication companies. Classociation of the Albuquerque area with military
defense research and development is reflectetlighgpercentage of business with government related,
much of which is directly related to the D.O.D. &he D.O.E.

ALBUQUERQUE AREA MAJOR EMPLOYERS - 2008/2009

# | EMPLOYER #EMP | DESCRIPTION

1 | Kirtland Air Force Base 26,960 Government (Caril)

2 | University of New Mexico 15,435 Educational Itstion

3 | Albuquerque Public Schoc 14,00( | Educationalnstitutior

4 | Sandia National Laboratories 8,73( Research &logment
5 | Presbyteria 7,31 Hospital & HMC

6 | City of Albuguerque 6,500 Government

7 | State of New Mexico 5,605 Government

8 | Kirtland Air Force Bas 4,86( Government (Military

9 | UNM Hospital 4,595 Hospital

1C | Lovelace 3,40( Hospital/Medical Service
11 | Intel Corporation 3,300 Semiconductor Manufaatur
12 | Bernalillo County 2,300 Government

13 | Central NM Community Colle¢ | 1,87( Educational Institutio

14 | Rio Rancho Public Schools 1,835 Educationaittrigin

15 | V. A. Medical Cente 1,80¢ Hospita

16 | Sandia Resort/Casino 1,754 Indian Gaming/Resort
17 | T-Mobile 1,700 Customer Service Center
18 | US Post Office 1,600 Government

19 | PNM Electric & Gas 1,585 Utility

2C | LosLunas Public Schoc 1,36t Educational Institutio

The prior chart of metro Albuquerque’s largest egets is dated. In recent years, many companiegartov
keep employee totals secret for security purpdege the specific employee levels have likely ajeoh the
employment categories and even specific emploily Femain unchanged, at least in the top hatlfieflist.

Residential construction and price levels are afterd indicators of economic conditions. The follogvchart
shows the area’s single family residential develepintrend based on building permits, and changésein
average price of all homes sold via the AlbuqueiBperd of Realtors’ multiple listing service.

SINGLE-FAMILY RESIDENTIAL PERMITS & HOME SALES

YEAR | PERMITS | % CHANGE | SOLDS | % CHANGE | AVG. PRICE | % CHANGE
200¢ 4,96¢ -0.26% 12,02¢ +11.46% $182,49( +9.47%
200 4,67¢ -5.80% 14,18 +17.95% $204,50: +12.06%
2006 3,334 -28.70% 13,593 -4.16% $227,883 +11.41%
2007 1,946 -41.63% 10,993 -19.13% $243,089 +6.70%
2008 659 -66.14% 8,174 -25.64% $232,626 -4.30%
2009 654 -0.76% 7,965 -2.56% $214,662 -7.72%
2010 749 +14.53% 7,484 -6.04% $215,989 +0.62%
2011 767 +2.40% 7,373 -1.48% $201,176 -6.86%
201z 902 +17.73% 8,38 +13.75% $204,51. +1.66¥%
2013 849 -5.98% 9,741 +16.14% $210,488 +2.92%
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Following the sagging market in the late 1980gngfrdemand returned to the single-family resideséetor
in the 1990s. Thereafter, despite some ups andsjeustained demand was largely attributed todsteates
that hit near record lows in middle 1990s and reethguite low for a protracted period of time. Negidential
building permits increased steadily from the midt®¥®0s through 2004. The seemingly sharp drop @5 20
was not indicative of slowing growth in the metrea but of some growth shifting to Rio Rancho hod
Lunas, which are not counted in the statistics abBvidence of continued strong demand in the nata
was indicated by sales of existing homes, whichicoed at a strong pace through 2005 and into 2006.

Reflective of the slowing economy and trouble Eshb-prime lending markets, the residential makered

its first truly negative performance in many yaarad007. Although average prices increased slighlthpiance

of new home permits declined significantly and salé existing homes were off by 18%. Deterioration
continued and accelerated in 2008, with buildingnits falling precipitously to fewer than 700 arades of
existing homes falling by more than 28%. For th& fime in many years, the average home pricénfeld08,
marking a 4.30% loss compared to 2007. Deterioratimtinued in 2009, but at a much slower rate ithéme
immediately prior years. Building permits rebounde@010, 2011 and 2012, but dipped a bit in 2G%8.
increase in building permits came at the expenseonfinually deteriorating sales of existing horaes
average prices, which decline in 2010 and 2011. ddew 2012 showed a more extensive rebound, with
permits, sales and average price all increasimgfitst time this has happened since 2003. Thowgmifs
dipped slightly in 2013, exiting home sales andaye price both increased.

Entering 2014, signs are mostly positive for resiidgémarkets. Existing inventories and foreclosues down,
financing for qualified buyers remains cheap bydnis standards, sales volume and average priegssarg,
and building activity is increasing. However, wétlistained high unemployment, significant obstaeesin
to threaten a sustained recovery in the housingehar

Entering 2014, the multi-family residential sedsoshowing clear improvement. Massive over-buildmthe
1980s was overcome by the middle 1990s. Howevspjtgdow levels of new construction since there(age
of less than 515 units per year over the priordie;ahe broader apartment market was not abégaim much
strength. Although apartment occupancy generatteedted 90% for the past 10 years, rentals ratesvgmy
little and rental concessions remained common tirout the market.

In the early years of the real estate and finana#aket crises, apartments suffered elevated vgchigh turn-
over and flat rental rates. In late 2010, the apamt market appeared to be gaining pricing power an
apartments appeared to be regaining their appealegment properties. The crisis in single-famélsidential
markets forced many people to return to the apattmmarket and some are unlikely to go back to home
ownership for many years.

MULTI-FAMILY CONSTRUCTION PERMITS & VALUES

YEAR | #UNITS | % CHANGE | PERMIT VALUE | % CHANGE
2004 462 -28.59% $24,637,800 -41.15%
200t 468 +0.65% $24,830,80 +0.78%
2006 893 +92.04% $83,430,652 +236.009
2007 522 -41.55% $42,596,581 -48.94%
2008 349 -33.14% $27,612,866 -35.18%
2009 262 -24.93% $25,121,477 -9.02%
201(C 264 +0.76% $35,237,89 +40.27%
2011 255 -3.41% $27,462,339 -22.07%
2012 741 +190.59% $60,597,624 +120.669
2013 933 +25.91% $79,798,349 +31.69%
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Development of fewer than 515 units per year (agerahould have allowed the apartment market taimeg
strength in occupancy and earnings, but it proeelet the housing crisis that led to improvementha
apartment market. To date, improvements in occypamng average rental rates have not led to significew
construction. Generally, new construction remagmemically infeasible, and almost all building seser
the past few years has been supported by subsitsesne type. However, if the current trends inupancy
and rents continue, demand for apartments coulkéesustained higher levels of construction theretbeen
seen in the recent past. Data for 2012 and 2018 bewa preview of future demand, but the readeaiigioned

to remember that housing subsidies remain commoagta the apartment market, and this artificially
influences new construction. Moreover, much of28&2 and 2013 construction was restricted to getad

at students of the University of New Mexico.

Starting in middle 1990s, commercial properties @iglled out of a long “down” period. Nonethelesgre

are still problem areas within the commercial sacteor offices, it is the downtown business disthat still

suffers with high vacancies and stagnant rentasrator retail properties, it is the older, smalleanchored
strip centers that struggle to compete with nevppimgy centers. Industrial markets have performestl dned

most consistently in recent years, but the rentaket was strained by a significant movement frorergal

basis to ownership basis that was facilitated lyifderest rates.

COMMERCIAL CONSTRUCTION PERMITS & VALUES

YEAR | #PERMITS | % CHANGE | PERMIT VALUE | % CHANGE
2003 112 +9.80% $95,001,967 +3.56%
2004 115 +2.68% $117,471,395 +23.65%
200 137 +19.13% $174,049,99 +48.16%
2006 119 -13.14% $156,947,442 -9.83%
2007 13C +9.24Y% $212,950,24 +35.68%
2008 131 +0.77% $326,262,746 +53.21%
2009 46 -64.89% $36,421,821 -88.84%
2010 37 -19.27% $43,681,054 +19.93%
2011 35 -5.41% $47,609,373 +8.99%
201z 35 N/C $55,133,47 +15.80%
2013 73 +108.57% $64,533,897 +17.05%

The biggest news in the retail market in many yeasthe 2006 opening of “Abqg Uptown”, a lifestglenter
in the northeast quadrant of Albuquerque. The ceveis built on land adjacent to the Coronado anard¢k
Malls, two of the three regional malls in the cifjrough offering only about 225,000 square feajpaice, the
center re-introduced an open-air shopping enviranrte Albuquerque with a number of high-end retaile
and restaurants. In its seven-year history theecdwats proved successful, so much so that modeahsion
was undertaken in 2012 and again in 2013. Thegthveri Abg Uptown and the immediate market sputined
construction on a huge new Target store oppositgWttown. This multi-level Target sells groceriesl @
full line of retail products. 2012 and 2013 alsw $he resumption of redevelopment efforts of Wikrdtall.

A new national chain restaurant was erected angfund restaurant was re-tenanted. A new multiescre
movie theater was completed near the end of 201Btfe defunct theater it replaced was razed).

Though on a far smaller scale, retail developmastdontinued throughout the city. Projects havedérnio
be small in-line centers that sometimes incorp@diteestanding restaurant. These improvementsrhasty
been seen in the northeast and northwest quadrthits city. Following a lengthy period of almost new
retail development, even these small projects @sitiye signs of a firming market. The followingachshows
the results of surveys performed by the local ef6€ Colliers International (formerly Grubb & Eliis
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RETAIL MARKET VACANCY HISTORY

LOCATION |2004 | 2005 |2006 |2007 |[2008 |2009 |2010 | 2011 | 2012 | 2013

Cottonwood 7.9%| 6.1%| 5.2%| 3.0%| 6.3%| 9.0%| 9.1%| 9.9%| 7.3%| 5.6%
Downtown 21.3%]| 25.9%| 22.9%| 24.0%| 18.6%| 26.2%| 21.1%| 16.5% | 17.4%| 16.09
Far Northeast | 7.5%| 6.4%| 5.0%| 6.7%| 8.0%| 8.3%| 7.4%| 7.9%| 6.3%| 8.0%
North 1-25 7.5%| 52%| 3.3%| 5.4%| 5.8%| 8.8%| 6.5%| 6.5%| 6.7%| 6.3%
North Valley |13.6%| 9.3%| 9.6%| 5.5%|10.3%| 6.2%| 5.3%| 9.0%| 9.0%| 8.5%
Northeast 10.3%| 10.9%| 9.9%| 10.4%]| 11.6%| 17.3%]| 13.9%)| 15.2% | 12.8%| 11.69
Northwest 12.5% | 11.5% | 9.2% | 10.9% | 12.7%| 9.6%| 7.9%| 6.5% | 6.5% | 5.5%
Rio Rancho 7.5%| 5.6%| 5.4%| 4.3%| 5.1%| 4.8%| 7.2%| 6.5%| 4.3%| 3.8%
Southeast 7.6%| 8.1%| 8.0%| 3.6%| 4.1%| 5.1%| 6.6%| 7.8%| 6.5%| 7.8%
Southwest 18.1%| 10.6%| 7.0%| 6.1%| 8.8%| 10.0%| 9.8%| 10.2%| 9.9%| 8.5%
University 14.8%]| 16.4%| 15.6%] 10.1%| 10.2%| 8.1%| 7.4%| 6.5%| 5.3%| 4.1%
Uptown 8.7%| 8.4%|17.3%|19.8%|22.3%| 21.2% | 11.8%| 10.4% | 10.5% | 8.8%
TOTALS 9.7% | 83% | 8.0% | 80% | 94% |108% | 91% | 94% | 81% | 7.6%

Throughout 2009, retail properties suffered detating rents and higher vacancy, plus unexpecteanaes
created by some national companies closing looe¢st Soft conditions continued in 2010, but mathe

big box and department store spaces left vaca2®® found new users in 2010, which helped redoee t
decade-high vacancy rate of 10.80% in 2009 to 9.k02010. There was a mix of large vacancies and re
absorption in 2011, as stores like Borders Boossetd, but stores like Baillio’s took over a spaaeated by
Circuit City. Nonetheless, vacancy inched up in22@19.40%. The cycle of some large closings amaeso
large re-leasing continued in 2012. In additiony menstruction in 2012 was seen in many parts etity,
with some single-tenant national chains erectingsteres, and some developers constructing srripltstail
centers. New construction continued and expand2ais.

By year-end 2012, the retail market had shown satidrovement, with vacancy down to just 8.10%.
Strengthening continued throughout 2013, with atneagry sub-market within the city seeing vacancy
decline, and the city’s overall vacancy rate fgllin 7.60%. This was the lowest year-end vacanaydecade
and the fourth consecutive year of declining vaga@wer the past 10 years, year-end vacancy haagec
8.84%. Thus, the last two years have registereanegcrates below the long-term average.

Office occupancy continues to be negatively imghtte nation-wide economic conditions/trends andesom
associated corporate downsizing. Most sub-markets/ered very well in the middle 1990s, with ocaugya
returning to almost 95% by the end of the decadfgitional corporate departures in the late 1990 we
accompanied by a trend of private companies an@rgoment agencies leaving buildings in which they
previously leased space in favor of freestandirifglipgs built for owner-occupancy or as specifispenses
to government requests for purpose-built buildifigee trend away from renting in favor of owning wex
limited to major corporate or government tenantse Tong-term availability of low interest rates uioed
significant numbers of small space users to leawtat space in favor of owner-occupied space, pifyrsamall
condominium units. As a result, the local officerked has been struggling through one of its woesiodls of
prolonged high vacancy. The following chart sholes tesults of surveys performed by the local ofite
Colliers International (formerly Grubb & Ellis).
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OFFICE MARKET VACANCY HISTORY

LOCATION 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
Airport 30.2% | 23.2%| 21.59 10.2% 7.7% 9.7% 12.0% 118% 15.8%.2%
Downtown 20.3%| 18.0%| 20.49 156% 185p 18.0% 18./% 21{1% 7921. 29.6%
Far Northeast | 13.0% 9.3% 9.7% 8.8% 104% 10.8% 13.7% 148% 12.19%4.6%
Mesa Del Sol 0.0%| 13.9%| 15.49 154% 16.1% 16.1%
North 1-25 10.1% 8.1%| 12.49 10.8% 13.3% 14.3% 18.9% 20/9% 9%8.514.2%
Northeast 12.1%| 12.6%| 10.59 13.2% 16.4Ppp  15.79% 20./%  15[4% 399. 19.2%
Rio Rancho 15.5% 9.8% 55% | 13.3% | 18.7% | 105% | 11.2% | 11.9% | 11.7% | 11.5%
Southeast 6.2% 5.2% 4.4% 41% 10.7% 11406 23.4% 23.4% 24/093.292
Univer sity 5.5% 5.6% 8.2% 53% 10.3% 234 232% 148B% 12/5%.2%
Uptown 14.2%| 10.3% 9.09 9.1% 85% 13.2% 17.2% 196% 22.3%24.0%
West Mesa 20.8% | 20.0%| 14.09 9.3% 26.2% 29.1% 27.5% 30{0% 983.932.0%
TOTALS 151% | 12.5% | 13.4% | 10.8% | 13.1% | 15.0% | 18.0% | 18.5% | 18.9% | 19.3%

It is noted that inclusion of sub-lease space wiaa#d to increases in this accounting. These fighase been
impacted by some new construction in emerging satkats and/or conversions of defunct industriallshe
into large office complexes, but new constructiaa been insufficient to cause these current conditUnlike
in previous periods of high vacancy, over-buildggot to blame. Rather, the crises in real estaddinancial
markets that emerged in the fourth quarter of 20@8lingering effects of a serious recession,parndistently
high unemployment are the prime causes of themlyrigigh vacancy rate in offices. These factoesliely
being compounded by technology factors that anecied requirements for conventional office spadde©
buildings with less efficient HYAC and telecommuations infrastructure suffer the most, but curraatket
conditions have resulted in high vacancy in absts of office space.

The Albuguerque market ended 2011 with an 18.508any rate. The negative trend continued in 2082 an
2013, with vacancy increasing to 18.90% and 19r&%gectively, by year-end. The year-end 2013 vagcanc
rate is a record for the modern era and marksixktie @nsecutive year of increasing vacancy. Abstar
signs of job growth in the local market, erosiorofupancy in office space is likely to continus.iA other
segments of the market, the lower occupancy andlreates that emerged in 2008 combined with higher
capital requirements have resulted in falling propealues.

Clearly, the city’s central business district (Dd@wn sub-market) is the most distressed, with stand
vacancy of nominally 30%. With some large officeaets known to be vacating space in 2014, condifion
Downtown are likely to get worse in the immediateufe. With over 950,000 square feet of vacantesgac
would take massive job growth to absorb existingamaies. Therefore, politicians and property owiaees
exploring alternative property uses, such as pattaversions of office space into residential terar
Although the Downtown market has seen increasetiaeat construction and high occupancy in recesits/e
subsidies of various types have been highly inflabin this sector of the market, so it remainslear if
market forces are sufficient to justify conversionsts.

Industrial markets were better able to maintaitir thealth than commercial markets through the 18@0s
and into the 1990s. Being more oriented to owneupancy than speculative multiple tenancy, indalstri
property, as a class, avoided the very heavy ouidibg of the mid 1980s and through the 1990s.
However, in the early 2000’s, the move to ownerupied space clearly impacted the industrial
marketplace, being at least partly to blame foréased vacancy. Heavy construction of office-wansko
condominium projects in the middle 2000s has altbweny former tenants to become owners, with low
interest rates making the move beneficial from@memic standpoint. The following chart shows #witts

of surveys performed by the local office of Collidnternational (formerly Grubb & Ellis).
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INDUSTRIAL MARKET VACANCY HISTORY

LOCATION 2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011 2012 2013

Airport 9.5%| 7.6%| 3.4%|10.1%| 9.1%|11.6%| 10.3%| 18.9% | 17.3%| 15.19
Downtown 18.9%| 21.6%)| 14.5%| 16.5%]| 13.4%| 18.7%| 12.1%| 12.3% | 14.9%| 14.29
Far Northeast | 3.4%| 31.1%| 1.5%|32.5%| 0.9%| 0.9%| 0.9%| 0.9% 1.9% 0%
Mesa Del Sol 0.0%| 0.0%| 1.0%| 1.0%| 31.9%| 31.99
North 1-25 11.7%| 4.1%| 6.8%| 5.9%| 6.9%| 8.1%| 8.5%| 9.6% 8.3%| 7.7%
North Valley | 13.1%| 11.5%| 12.4%| 14.2%)| 13.4%| 11.6%| 7.7%| 15.4%| 17.5%| 17.99

Northeast 49%| 5.2%| 9.7%| 6.8%|14.0%|21.0%| 7.0%| 15.9% | 12.9% | 13.7%
Nor thwest 9.0%| 19.3%| 5.3%| 2.4%| 8.7%|12.7%| 13.5%| 12.8% | 10.3%| 3.59
Rio Rancho 5.6%| 5.9%| 0.6%| 0.7%| 2.0%| 1.6%| 2.5%| 4.6% 4.1%| 4.4%
Southeast 9.2%| 11.8%| 3.9%| 2.9%] 18.0%| 17.3%| 14.1%| 11.4%| 12.9%| 11.39
Southwest 5.9%| 12.7%| 8.2%| 3.1%| 6.3%|12.5%| 35.1%| 19.1%| 17.9%| 19.09
University 3.2% | 1.6%|14.1%|12.1% | 5.4% | 2.9% | 9.6%| 12.4% | 17.2% | 24.1%

TOTALS 10.7% | 10.5% | 6.5% | 59% | 7.5% | 9.3% | 10.3% | 10.3% | 10.3% | 9.3%

Over the past few years, the lack of availabilityasge industrial facilities was cited by some qamies
interested in locating/re-locating to this areaaagproblem. Some companies want to enter the market
immediately, and not wait for construction of nemprovements. Entering 2014, this remains sometbfiag
problem because the limited number of large bujjglithat have been available have attracted griestesst

in an era when new construction is price-prohibitiynfortunately, the economic crises that haveatted all
markets have also weighed heavily on the industraaket, as vacancy rose sharply after 2007.

Year-end vacancy for 2010, 2011 and 2012 was 10.30Ptle these rates were near 10-year highs for the
industrial market, they at least show that the miahkd stabilized and was not continuing to detaiéo The
year-end 2013 vacancy rate of 9.3% reflects théragd firming of the local market. The 10-yearrage for
vacancy stands at 9.06%. Therefore, while the 3@&8-end vacancy rate remained fractionally highen

the long-term average for the industrial markegppears vacancy is trending back toward the leng-t
average.

Overall, economic conditions in the Albuquerqueaaveere generally good through the middle 2000s.
Population continued to grow, as did employmenthWie exception of the local office market, mesgfraents
of the real estate market were performing wellhwlie single-family residential market having reseetting
performance in the middle years of the decade.dBetial markets began deteriorating in late 2008) w
problems growing worse in 2007 and reaching desisls in 2008. Most commercial markets sustairatig
performance until the latter part of 2008 when @oas banking crisis led to essentially frozen ficial
markets. As crisis conditions spread to equithes niation’s economy slipped into deep recessiahiteally
starting in late 2007). Economic conditions impagtthe nation rippled throughout the entire couariyg
consumers significantly curtailed spending. In &ddito prominent national banks closing, closisgsead to
prominent national retail and restaurant chaind vémtually every company, large or small, enactetlbacks
wherever possible. Now more than five years aftesé crises emerged, signs of recovery mixed aad of
segmented.

Entering 2014, the local retail market has showengtand consistent signs of recovery, the inchlstiarket
has stabilized and shown hints of improvementsthitoffice market continues to experience increasi
vacancy. All sectors of commercial real estate iameacted by employment, but it seems the declining
employment in recent years has impacted the affiaeket hardest and for the longest period of tifinere
has been seven consecutive years of job lossks lllbuquerque metro area, but at least the paest flears
have seen very nearly stable employment at aroed®a0 jobs.
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The impact of these individual features of the eooy on the subject, or any individual propertysistle.
But, all signs point to a recent past of elevatechncies, lower rental rates, increased/sustaiffeaidly in
obtaining financing, and real estate investorspddéwer in numbers, expecting higher rates ofrnetun
invested monies. In sum, lower property values,gamed to those of the middle 2000s, emerged in 2669
persisted for varying lengths of time. While thedbretail market appears to have experienced geomyery
and signs of increasing values, other segmentseahtirket remain flat or still in decline.

City Data Summary And Conclusions

The four influences on real estate and valueshéna just been discussed can sometimes work oirestie
other. However, in Albuquerque, all appear to haweked together to the betterment of the cityresdents
business and property values, at least until B8 2nd early 2008.

Environment features of mild weather, easy moveraadtgood social services make Albuquerque a very
attractive place to live and work. Political elertsefmostly passively) favor growth, offering a nastrictive
zoning structure, moderate tax rates, and, on mgagevelopment incentives like favorable taxsatad/or
financing.

All these efforts have helped diversify the citggonomy. Heavy dependence on government spendihg an
employment has been reduced somewhat via expaofdibe retail and service sectors. The characteeof
industry attracted to the city, partly becauselo$e relations with military defense spending, emegally
“future oriented” and “clean” industry. While gaimsemployment have not been overly impressivegjolwth
remained positive and very steady through thelaitof 2008. However, the crises in real estatkfanancial
markets that emerged in the latter part of 2008bdoed with a serious recession introduced declining
employment in the latter part of 2008, and thiadreontinued through the end of 2013. There amsgap
losses have largely ceased or at least been miargindarue growth in employment remains elusive &n
likely to be weak when it does emerge.

Serious and widespread problems in the real estatkets largely disappeared in the early 1990snamst
markets enjoyed an extended period of growth aosperity that lasted until 2006 or slightly lat8mgle-
family residential markets showed the first sighg/eakening in late 2006, growing worse in 200 thwuie
decline progressing and reaching crisis levelbarfourth quarter of 2008 and suffering fallingesalolumes
through 2011. Though coming off of very low figur@®12 and 2013 posted modest growth in existimgeho
sales and average price. Commercial real estateetaaustained themselves a bit longer, with seétmet
appearing until 2008. By the end of 2008, commept@perties began to feel the impact of the deepssion
and a financial market was/is seriously restrigtedts ability to extend credit. Accordingly, comrogl
property values have suffered moderately to sicanifily since 2008.

As real estate development and prosperity are atitily related to a population that presents a ddrf@an
goods and services, economic conditions that #mgabs and income outweigh other factors andssitve
as a drag on real estate markets for the foresefabie. These conditions will have varying lewdlmfluence
on any individual property, but are fundamentaliyaworable to all types of property, including thject
property. However, each property has individuaikattes that must be considered against thesedrozatket
conditions and influences.
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Subject Neighborhood Discussion

Generally, the subject neighborhood is regardedilasquerque’s Central Business District (“CBD”),twi
the subject property located along or the northerestdge thereof. In broad terms, the CBD is degion
the prefacing aerial photographs and accompanyisgsimit is more specifically identified by the datt
outline on the Downtown Improvement Map includedelme The immediate subject neighborhood lies
along the eastern edge of the maps and aerialsthetsubject property identified thereon by arrows

Generalities

Although some retail outlets have survived, dowmoMbuquerque is truly a central “business” digtric
Development is dominated by numerous mid-rise effigildings, with premiere occupants being federal,
state, county, and city government offices anddjadlifacilities, City of Albuquerque convention den
facilities, major legal firms, commercial banksdahe corporate headquarters of a local utility pany.
Luxury office space for private sector firms isafwesent in the CBD, but does not represent thia ma
character of the CBD.

The immediate CBD is surrounded on all sides byemledsidential neighborhoods/properties. Those
neighborhoods that immediately abut the CBD areggrally pressured for conversion to commercia us
or complete redevelopment. For the most part, tlesnding commercial buildings and residences are
quite old and functionally obsolete when compadnbre modern buildings and homes. A few of the
residential areas have become “fashionable” andeege strong cohesion and pride of ownership.
However, most are typical of old neighborhoods scthjo periodic transitional pressure.

The subject property is located in the south hiadfie CBD, which | consider to be the area soutBabper
Avenue. Through the 1990s and early 2000s, thénrsinle of the CBD grew ever more separate from the
south side of the CBD. The north side experient®dst all of the major modern era government boddi
development during that time. Although most of teeently-past developments in the CBD focused
attention on the north side of the CBD, year 2000 the start of a return to development on thelssidle

of the CBD, with government offices, transportatfagilities and entertainment facilities introducéwa

the most recent of times, the south side of the ®@BPexperienced a greater share of new buildiogt m
of which has been residential in nature.

Development Background

Downtown Albuquerque has been in the process of)Renewal and core area redevelopment since the
late 60s. Urban Renewal started in the late 196€i area east of 4th Street and west of 1stt$tetéween
Copper Avenue and Lomas Boulevard. The propertigaieed for “renewal” were virtually all razed and
the sites made available at attractive prices éoievelopment. Illustrative of this era are Wellsgea
(formerly United New Mexico Bank) building, Plazaayh, Plaza Del Sol building, First Plaza, and Bank
of America (formerly NationsBank) building (augmeditsince).

Following downtown’s Urban Renewal phase, a dracr@tbdus from the CBD to the Winrock-Coronado
Regional Shopping Center area, or “Uptown Districteated a demand for governmental assistance in
“redevelopment” of CBD buildings. This avenue toile guise of low interest rate funding through
industrial revenue bonds for rehabilitation of neing, though mostly functionally obsolete, stuves.
Evidence of such developments are the La Posadllibdguerque Hotel, Old First National Bank Building
Copper Square building, Hudson Hotel Building, Slebirger Building, Rosenwald building, and others.
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Coincident with the Urban Renewal program, and iooimg through the latest bout with CBD
redevelopment, were acquisitions for, and new coasbn of Civic Plaza, the City-County complexeth
Sheriff and Police Building, Detention Center, t#etropolitan Court building, and most recently new
buildings for Federal Courts, County Courts, anolftetropolitan Court building, and the County’s Dist
Attorney’s offices, all of which are on the norilles of the CBD.

Private sector growth was attempted by First Cigidbhal Bank (MONCOR), which acquired numerous
land tracts in the area north of Lomas Boulevarthinearly 1980s and was successful in assemliiang t
full block from Lomas to Slate Avenue between 3nd &" Streets, plus half block to the east and west.
Due to various banking problems, this site was ndegeloped. It was more than a decade beforesitieis
would become important to CBD development, wheh988 the site was acquired for development of a
new Federal Courthouse building.

In the middle 1980s, Cavan and Associates acqtlieethnds between 5th and 6th Streets on the sai¢h

of Marquette for “500 Marquette”, a 230,000 squaat high-rise office building project. This projegas
completed with some assistance from the City ofuglierque. As with most CBD office projects, 500
Marquette subsequently failed to satisfy its ecaogoaxpectations/requirements and was soon sold at a
fraction of its original construction cost.

On a smaller scale, the northeast corner of LomdsZ4 Street was developed with a multi-level office
building that was in the planning stages for sdwaars. This 100,000 square foot office structurigh

an adjacent parking structure, also failed to rereehomic expectations and stood only partly firnisfoe
several years. The property did not receive fintdrior build-out until the late 1990s, and hassibeen
home to First Community Bank (fka First State Bank)

More recently, the City completed expansion of @mnvention Center and multi-level parking garage.
Aerial walkways spanning Second Street connecidéfw structure to the old convention center. Téve n
convention center is on the north side of the C&8Dits far eastern periphery.

Built at about the same time, and in close proxirtotthe new “expanded” Convention Center, wasva ne
high rise office and hotel complex known as theuiiberque Plaza Office and Hyatt Regency Hotel. This
project was also sponsored to a degree by the @itflbuquerque. And like almost all other CBD
developments, its economic performance fell fartsbbexpectations/requirements and the propery so
within a few years of being completed at only ab&@fo of its construction cost. This property ioads

the north side of the CBD.

Following a few years of no new construction, therementioned Federal Courthouse structure was buil
in 1998 and 1999. As only the second major CBDgmtopn the north side of Lomas, this project had th
effect of stretching the core area to the northitHeu, since the GSA’s original intention was taqe the
building on the far south side of the CBD, its éuahplacement on the far north side was sometbirey
double blow to the status of the south side ofGB®.

Lastly, site acquisitions were completed and caoietittn of new facilities for Bernalillo County were
completed on the south side of Lomas, between Faumtl Sixth Streets. Two buildings, for the Digtric
Attorney's office and for the County Court have bdriilt, and a supporting parking garage was also
erected. Though the D.A.’s offices were immediattgupied, dissatisfaction with parts of the County
Courthouse necessitated renovations before theeswas ever occupied. It has since moved to full
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occupancy by the County. On the northwest cornet.ahas Boulevard and Fourth Street, a new
Metropolitan Courthouse and adjacent parking gavegge built.

Effectively, these assemblies and acquisitionsyéw development, redevelopment, and/or rehabditati
of existing structures, have left a dearth of lamdthe CBD. Without a potentially expensive assgmb
process, lands sizeable enough to accommodatedeale CBD projects like those noted above, with
unified ownership, are very rare.

Demand for future development must, therefore, entrate on very few available vacant sites, or atmp
with other market entities in assemblage of snmajproved properties. When/if market-based demand
returns to the CBD, the acquisition of already-added vacant lands, or assembly of many smaller
improved tracts, implies the possibility of incligi values. Currently, however, over-supplied cooads

do not bode well for appreciation in the foreseediture.

While limited acquisitions by some groups have takace in the past few years, the real demanddar
commercial development is considered moderatenyplog at this time. Since the early 1980s, the CBD
office market has been dramatically over-built. &téiag back to the late 1985 and early 1986 timmés,
and running to the present, occupancy in the overalket has approximated only 75% to 85%, eveh wit
some owner occupied buildings included. Even Chaspace, which is often thought to out-perform the
market at large, suffers from persistent vacanoplems.

The few real gains in occupancy that have takecept@ve been almost immediately, and often more tha
equally, off-set by the development of new builditige 500 Marquette, First State Bank, and Albuque
Plaza, for example. Adding to these new buildinggenedevelopment projects that brought back into
service, as offices, buildings that had been oweofice for a few to many years, as in the casgiloér
Square, the Springer Building, and the “Old Seari¢dBg”, to name a few. Those gains not off-setiey
construction have generally been overshadowed logaton of some major tenants, namely Federal
Government agencies, to buildings outside the CBD.

While new buildings often appeared to be leasingngbincreasing overall occupancy, the real eftec,
large degree, was simply a shuffling in occupamognfone building to another, and sometimes a deerea
in overall occupancy rates. Very little new occupawas generated. And in many cases, tenancy has on
been preserved through renegotiations (reductiorisase rates. The economic failure or precarbbaisis

of many core area offices attests to the unfaverabbnomic conditions in the private sector of GiBb.

Activity & Status

The City of Albuguerque is strongly committed towaown, and continues to make every effort to
revitalize the area. Because of the lack of privagetor economic interest or strength, the City tmus
generally be the driving force in development, offg various forms of assistance. As of 2014, tiig i§
trying to take advantage of plans by the Universitilew Mexico to utilize a large building on thaestern
edge of the CBD as something akin to incubatorepa@romote new technology and business. The City
envisions an “innovation corridor” that would limlowntown with areas to the east, and eventualtido
Sandia Science & Technology Park and Sandia Nati@atmratories.
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Government Offices

City and County government offices are concentratdde City/County building at 5th and Marquettela
the Plaza Del Sol building at Second and Roma. SCmaty offices moved east of the CBD core to
buildings east of the railroad tracks several yegs. With completion of new structures at Lomad an
Fifth Street, most County offices returned to tleart of the CBD. The south side of the CBD also
experienced some growth with the development afilding for the Social Security Administration. The
130,000+ square foot facility was the first majowgrnment project in the south CBD in many years.

There have also been some losses in this sectbevéloper received approval for construction ofa n
office building to house the Forest Service, whigs previously located in the southwest quadrathef
CBD. While the move outside the traditional CBD vepestioned, the new building was built on the far
eastern edge of the CBD, east of the BN & SF radlrtracks. Another government office building was
built along Broadway and is occupied by the BurehiReclamation and some Social Security offices.
Finally, new offices for the F.B.l. and Bureau oéllan Affairs were built far away from the CBD r&mng

in the exodus of these tenants from CBD buildings.

In 2008, Bernalillo County considered acquiring 210,000 square foot building at 500 Marquette,
adjacent to the City/County building. In 2010, Bailto County revisited the possible acquisitiontbis
property, underscoring the need of Bernalillo Cguntacquire or build new office space to accomn®da
government growth, but no agreement was reachezD18, Bernalillo County turned its attention te th
Public Service Company of New Mexico headquartaiklimg in the southwest quadrant of the CBD. This
282,500 square foot building has been vacated byl BNd it is available. As of this writing, Bernédil
County has had an appraisal performed and inveéstigen acquisition, but my understanding is that th
parties could not reach an agreement.

Judicial Facilities

Judicial facilities include federal courthouseswadl as district, County and City courts. The Adjogrque
Police Dept. and the County Detention Center age abunted in this group. Clearly, the status & th
group has been dynamic over the past few yearl,ngilv Federal, District, County and Metro courtheous
having been completed. A huge parking garage tousierve these facilities has been completed, emahg
floor retail space along the front of the garagaviailable for lease. In some cases, courts mawed 6ld
buildings on the south side of the CBD, leaving oliolete structures empty. New buildings have left
some older courthouse and jail buildings empty mateniutilized, but their functionally obsolete desig
make reuse of the buildings challenging. Substarg@evelopment of the buildings may be the onlywa
to make them usable in the current market.

Private Offices

The largest office buildings in the CBD are typigainchored by local, regional or national banksluded

in this group are Bank of The West, Wells Fargo IBabompass Bank, First Community Bank, New
Mexico Bank & Trust, Bank of America and Bank oftdfuerque. Some small banks and credit unions
occupy smaller facilities. Interestingly, only ookthese major banking institutions is based inghath
side of the CBD, all others in the north side.

Notable exceptions to the banking association EEaPRCompana, Simms Tower, 500 Marquette (Bank of
The West has signage rights) and the AlbuguergagaPbuildings (Bank of Albuquerque has signage



Market Value Appraisal-Appraisal Report
Unimproved Commercial Land

Central Avenue & First Street
Albuguerque, NM, Page 28

rights). While the latter two have space controldgdbanks, the buildings were never strongly asdedi
with institutions, nor does the presence of thekbaerve to “define” the buildings. Simms Toweaisold
building on the south side of the CBD. The propérag been in need of modernization for years. The
property was sold in the latter part of 2007, lng hew owner was forced to declare bankruptcy almos
immediately. In 2013, a local developer acquired gnoperty and has long-range plans for a major
renovation. Still, the property remains dated amdtruggling for economic viability. Conversely,060
Marquette and Albuquerque Plaza are on the nodé sf the CBD, have modern and more efficient
construction, and are very attractive buildingssji its location in the north half of the CBDetRlaza
Compana building’s design and its limited parkingikability serious hinder its competitive positionthe
marketplace.

Additional details will follow, but the CBD’s offie market has long suffered from over-building, hésg

in relatively low rental rates and high vacancyspfce available for sub-lease is included, thaserérely
been a period over the last 15 to 20 years when @GRRncy has been less than 15% to 20%. To be sure,
vacancy is normally lower in Class A buildings, buer the years, these buildings have not been imemu

to depressed rents and high vacancy. Repeated lisyand takeovers by major banks, and changes
impacting utility companies have resulted in coitdlon and down-sizing, periodically making large
amounts of space available in some of the CBD’egtibuildings.

Whether real or perceived, agents say that prospetgnants believe the CBD has poor access, poor
parking, and has a danger element that is not iatsdcwith alternative office districts or emerging
suburban office locations. Generally, it is oftezatd that unless a person/firm has a specific rettsbe

in the CBD, they are rarely drawn to the CBD.

In the middle 2000s, construction of new office @ominiums, or conversion of older buildings to
condominiums, was very popular throughout Albuquetdrhis concept came to the CBD mostly in the
context of buildings offering primarily residentizdndominiums, with perhaps some commercial umits o
the ground floor. Combined live/work spaces hae dleen offered. Despite only modest success in the
CBD, enormous success elsewhere in the city ledldpers to initiate conversions of a couple of éarg
multi-tenant office buildings into condominium pecfs. These include the Copper Square building at
Copper and Sixth, and the Plaza Maya building abS@& and Roma. Given that the “condo craze” was
closely tied to readily available financing, thetet®@rating financial markets in 2008 severelyIstif
demand for condominiums throughout the city. The lavge CBD projects encountered serious problems
and both failed. Those condos that got completdéddarCBD have mostly been forced to compete aalrent
units, and this has exacerbated an office rentakebavith chronic high vacancy.

Based on the lack of success of these major pspjant other smaller ones, it is something of prae
that the owners of the Springer Building at 12% i Avenue on the eastern periphery of the CB® hav
announced plans to convert the building to condamis. The building is generally well occupied by
tenants, which could provide something of a baggradpective buyers. It is my understanding thdaesu
will remain available for lease, but also be avdédor sale.

The newest speculative lease office building ecbeteLomas Boulevard and Eighth Street stood totall
vacant more than a year after construction was t&ath After more than two years on the market, the
building achieved about a 50% occupancy rate. Catey has improved over time, but this last gasp of
construction shows the poor demand for office sjiatiee CBD.
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Cor por ate Offices

Major corporate offices are associated with lodgityicompanies or suppliers. On the south sidehef
CBD, Public Service Company of New Mexico contrdlidne majority of space within the Alvarado
Square, a two-tower office complex, and severahtmoring buildings for many years. In 2012/2013MPN
vacated the Alvarado Square building, leaving ®&&9,000 square feet vacant. On the north sideeof th
CBD, Qwest and AT&T control two buildings along Qap. Before down-sizing, Qwest had occupied a
considerable amount of space in Albuguerque PIBzat space has been available on a sub-lease, some
having been occupied. Qwest recently closed itscgalter space within the Plaza Compana (Qwest)
building in the CBD, leaving over 100,000 squaret feacant. A part of this space has been re-leased,
Qwest recently completed development of a “datdecenvithin the building, but a sizeable amount of
space remains vacant.

Hospitality I ndustry

There are currently three major hotels operatingpénCBD. Following numerous attempts, the formar L
Posada de Albuquerque hotel was thoroughly rendwaeeopened as Hotel Andaluz. This property joins
the Double Tree and the Hyatt Regency hotels. ArHalliday Inn facility on the far west side of 68D

was completely renovated in 1997/1998 and reentthimdnarket thereafter. However, its location om th
far west side of the CBD, and its use of exteriatks to guest rooms diminish the ability of thigperty

to complete with more traditional hotel facilitiehjs property no longer carries a national frasetand
has changed names several times. Both east andfuwbst CBD, old motels offer very budget-oriented
rooms.

The City has long promoted the need for additiguality hotel rooms in the CBD. The lack of an adkteq
number of rooms is cited by some as the reasoAlfarquergue not being able to attract some of éingd
convention business it could otherwise get. Withgity assistance, however, the private sectordrggly
been unwilling or unable to be the developmentdoin the middle 2000, a moderate expansion of the
Double Tree hotel was discussed, but not undertakesimilar consideration and dismissal took plate
La Posada hotel. In 2006, new owners reported angitan of renovation for the La Posada hotel.
Renovations finally started in 2008, but moved v&@owly as the economy turned down. Renovation was
finally completed and The Andaluz hotel eventuadlgpen in 2009 with a “silver” LEED certification.

A local development group acquired the Old Firstibtel Bank building in late 1999. The buyer planed
to renovate the structure into a first class hiateility, with 151 rooms and several unique sujpdians. A
parking garage necessary to support the projectsteated in early 2001. Throughout most of 2001 the
developer reported the hotel redevelopment wasotegeo start in the fourth quarter of 2001. Howeve
near the end of the year the developer abandoreidi¢la of a hotel renovation, and planned to reteova
the property into residential units. The propergsvgubsequently sold in 2003, and the new owndedta
gutting the interior to prepare the building fonogation into residential loft-style condominiumitgnwith
some ground floor commercial space envisionedldftehave extremely high price-points, and absorpt
has been nearly non-existent. The ground levelattagcted a small bank facility as a tenant, butano
buyer.

Though the City had long hoped a new hotel woutdte in the CBD, the City supported and provided
financial incentives to the developer of a 300-rd&mbassy Suites constructed east of the CBD at koma
Boulevard and Interstate 25. Even though Lomas &a@ut is a main gateway to the CBD, the specific
location of the new hotel is certainly outside timeindaries of the CBD.
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Civic/Social Facilities

Facilities that fall into this category include tpeblic library, the post office, bus and traintistas,
churches, the convention center, and civic pldZa.these last two uses that have been majorriaictahe
CBD.

The convention center was expanded in 1990. Albugigehas been able to attract larger and moredvarie
events/conventions since, and the City believesftindner expansion is warranted. There is talkmfther
expansion, but this is likely an event tied to éxpansion of the area’s hospitality facilities. #Agch, no
certainty surrounds expansion. Although the conwantenter has not been expanded, a significant
renovation project started in 2013 and is expetdik completed in 2014. This process involvesriite
and interior renovations to modernize and refurleigiments of the facility.

Civic plaza is situated between the City/Countyding and the old convention center. It has longrbe
used by the City as the site for political/socllies, various forms of entertainment, and ettifaas”.
The plaza was recently renovated, and is now cersitimore pedestrian friendly.

After long planning, one of the City projects fdret CBD broke ground in 2000. The Alvarado
Transportation Center is a project that combinedaiunified facility, terminals for train and bus
transportation, as well as cab service. This ptagepositioned on land at the southeast corné&iirst and
Central Avenue and extends a couple of blocks stetfveen the railroad tracks and First Street.fiFbe
phase of the project progressed slowly, not opeairtd late 2002, and not including all the usérs City

had expected. In 2006, relocation of bus termit@lhe property was completed, and in the summer of
2006, a light-rail service began, originally lingidlbuquerque to Bernalillo. Since then, light-redrvice
has expanded to Los Lunas and Belen, and as ohiibexre2008, to Santa Fe.

Eating/Drinking & Entertainment Establishments

This has been one of the strong areas of growtth&oCBD in recent years. Concentrated along Clentra
Avenue, a variety of new establishments have opefese include medium to mid-priced restaurants,
espresso bars, a number of bars/nightclubs thatremeted to young adults, and some specialty ¢gheat

While this has been an area of growth, it is nebamted with strong economics. The names of dijats
“The Zone”, “Brewster’s Pub”, “University Draft Hse”, and others suggest an appeal to a young @dult
college type crowd, as opposed to professionalssiiprisingly, not all of these facilities haveebdong-
lived, and not all are seen as desirable for tbaddowntown revitalization effort.

As a result of City and private development groaffaborations, significant changes are startintpke
place in this sector. Following condemnation ceridly acquisition, the City has sold land to thetbtiic
Downtown Improvement Company (HDIC) for redevelopitdhe area termed the “arts and entertainment
district” covers several blocks, and is concenttaleng Central Avenue, from the railroad trackBaarth
Street. The highlight and focal point of the redepeent is the newly built modern stadium-seatirayia
theater. Century Theaters occupy a 14-screen theatgplex at First and Central Avenue, having ogene
in November of 2001. The theaters are supportea loyodest amount of retail and restaurant space
developed in the same structure, and a large gagdrage on the adjacent site. To date, sevetalrasit
spaces have been leased/occupied, but none ddttdikespace has been leased.
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The only private-sector development in this catgd@s been the re-development of buildings at @entr
Avenue and Third Street. The building has one eftiost unique facades in the entire city, and ¢cerd
floor was leased to an up-scale billiards clubednly 2008, the owners renamed the facility andnated

the restaurant and nightclub attributes of the @riypover billiards. The restaurant eventually elbsind

in 2013 the space was reconfigured for an offiex asd leased in 2013. The ground floor remairtkén
lease-up phase. Several tenants have been atfrhatethe space struggles to maintain occupancy and
tenant turn-over is high.

On a more long-term basis, the City has periodioaplored development of a sports or entertainment
arena on the east side of Second Street, nortteofr& Avenue. However, budget considerations make
such a development project highly speculative. ikgte development company attempted to work with
the City in 2004 to develop an arena at no cosftéaity except for a land contribution, but pooahcials
forced the Mayor to terminate the agreement. Thghhering City of Rio Rancho announced plans to
build an arena, and this quickly re-ignited they®it Albuquerque’s interest in construction of aars. In

late 2006, the Mayor announced that a developeibkad selected, but timing of construction waseo b
subject to funding and condemnation of private prop Since then, plans have started and stopped. A
inverse condemnation action was brought by a kegenty owner in the target area, and that furttediesl

the development efforts. The city eventually skiftee target site east of the BN & SF railroad ksaio

the site of the First Baptist Church, but did rieémpt an acquisition. In 2010, Albuquerque PuBktools
contracted to buy the First Baptist Church sitensiagly scooping the City of Albuquerque. Subsequen
discovery of environmental issues with the properdided the APS purchase, and put future use of the
property in question.

Following continued marketing of the First Bap@turch facility, the University Of New Mexico has
moved to acquire the property. UNM plans to usepitoperty as something of an incubator facilityrio

to help new business emerge and move to profitabllhe acquisition is not yet complete, as theraain
environmental issues that must be resolved. Asqyithise issues can be resolved to the satisfauftibie
parties involved, transformative work could begir2D14 and parts of the facility could be readyiuse

by the end of the year or early part of 2015. Irattampt to be a part of and expand upon the effufrt
UNM, the Central New Mexico Community College (CNNgs agreed to lease a sizeable amount of office
space in the First Plaza office building at Sec8tebet and Tijeras Avenue. CNM plans to implement
similar programs as those proposed by UNM.

The City of Albuguerque has concurrently announaedsion for an “innovation corridor” that would

eventually extend east of the CBD to the main UNivhpus, on to Nob Hill, and eventually as far east a

south as the Sandia Science & Technology Park andi& National Laboratory facilities in the soutstea

region of the city. These ideas are in their infaaod will probably not progress much until the UNM
acquisition and renovation of the First Baptist @hfacility is completed.

In early 2005, the City promoted redevelopmentaot pf the rail yards on the south side of the CRih
some film industry facilities the initial drivingpofce behind the plans. This project failed to maliee in
the CBD area, but the film industry user moved fmawvith development of a large facility in the egieg
Mesa Del Sol project in the southeast quadranhefcity. In the first quarter of 2007, talks stdrteith
another film industry user who was interested értil yard property. In late 2007, the City of Atjuerque
acquired the land and several defunct railroadiceruildings from a local development group. The
buildings have historical significance and had bglamned as the site for museums, possible cororenti
facilities, etc., but the private development grdwapl not been able to bring the plans to fruititime City
still plans to use part of the space for the Whbkliseum, and already has lease obligations for safime
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the space to the film industry. | consider it likghat extensive planning will be needed before any
significant work to the property is started. Thisgerty is off the far southeast corner of the C&idl is
considered a peripheral component as the preseet ti

Retailing

Retailing has all but vanished in the downtown afdeere remain scattered stores along Central atdl G
Avenues, but there are also many vacancies. Thelégsrture of a major retailer from the CBD was by
Walgreens in 1998. Outside of some ground levatespamajor offices or hotels, retailing has ontpken
presence in the CBD.

As noted, part of the theater project is a smatbamh of retail and restaurant development. It issidered
pertinent to point out that the huge success obther Century Theater property in Albuquerque spaiv
considerable restaurant development in immediaigimity to the theater, with the first retail addiis
coming in very small quantities, and only four yeafter the theater opened and demonstrated jisgta
power. Thus far, the downtown theater has sparkdg lomited restaurant development/tenancy, and no
retailing.

It is also noted that the Acropolis Garage buildaigp incorporates retail space on the perimetéhef
ground level. This is consistent with new zoningdglines introduced in 2000 that promote “pedestria
friendly” building fronts, regardless of the buitdi's overall use. Though the garage opened in 20t
of the retail space has been leased under market.te

To date, the only location where retail uses hawerged with any success is along Gold Avenue, pifyna
between Second and Third Streets. This limitedesstas had comparatively little impact on the CBD,
and 2007 saw the departure of a couple of retailéas had relatively long-term operations in the dol
Avenue corridor.

Given the fact that Gold Avenue has been aboubihesection of the CBD with any recent retail sgs;

it is natural that a long-awaited grocery stord ladé part of a mixed-use development planned f@ibtbck
bounded by Gold and Silver Avenues, and by Secawt Tdird Streets. The multi-story project won
approval in early 2013 and a developer was selettesl grocery store element is to be somewhat eniqu
as the developer envisions multiple independetesfor a grocer, butcher, and all other relatettigities
along the grocery spectrum. Construction could #1a2014.

Housing

This was clearly the least active sector of theketafior many years. Aside from City assisted apart®
built in the early 1980s (Alvarado Apartments),rthbad been no measurable growth in the residential
market in or around the CBD.

Over the past several years, the City has acquineterous tracts of land along the south periphétigeo
CBD with the intention of the land being used fabsidized housing (apartments of some type). After
calling for bids from private developers, the Gityarded the development rights to the lands alareg C
to a local developer. The inability to obtain adedge financing led the developer to sell the prb{plans)

to a major national apartment developer who coowrtlia 161-unit apartment project in 2001. The
apartments provide housing at market rent and uod@&r-income housing guidelines.
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The City also awarded a development group withlltea the rights to redevelop the old Albuquerque
High School property east of the CBD, at Centraéwe and Broadway. This project includes a mix of
commercial and residential uses, including apartmeits. The first phase of the renovation staiezhrly
2001 with approximately 70 units. The initial ocempy of units took place in early 2002. New unasédn
continued to be renovated, and the project hascals® to include a new parking garage that incatesr
ground-floor commercial space. The final phase eamspleted in 2007. This project has performed well,
with all early condominium units having been sadd all early apartments rented. The most recently
completed condominiums saw only limited sales,naarly 100% occupancy as rentals.

The Gold Street Lofts are one of the most recenéldements in the CBD. Located on the south side of
Gold, between First and Second Streets, the lodi® iuilt backing up to a parking garage. The lofts
reported were in high demand and were mostly ple{sefore construction was finished. However, since
being finished, absorption has been extremely slodvis still not complete more than five yearsratie
property came to market. A few of the office condidms on the second floor were sold and the reimgin
units were leased. None of the commercial condamision the ground floor sold, and the only occupanc
has come by virtue of space being let to userfrderor at exceptionally low cost.

In the far southwest corner of the CBD, a localedleper specializing in in-fill projects developée tSilver
Lofts along Silver Avenue, between Eighth and Nitreets. The project was highly successful ifiriés
phase, prompting a national home builder to acathieerights to develop the second and third phases,
which proved equally successful. Ultimately, fullllsout of 47 condominiums was achieved prior to
residential markets experiencing the 2008 crisis.

As noted previously, the owner of the Old Firstibiadl Bank building initially planed to renovateeth
property into a hotel, but switched the end ugesalential condominium units. The latter plan disked,

but new owners acquired the property in 2003, arehily 2005 started gutting the building in pregian

for developing lofts on the upper floors. The grmuioor has been built-out for a bank, and might
eventually contain limited retail/restaurants terdike large residential buildings in major urbanmeas.
The developer originally targeted unit deliverylate 2005, then by late 2006. Completion was exdnd

to 2007. The units are aimed at very up-scale eesi] with prices ranging from $500,000 to over
$1,000,000 per unit. Only two units have sold, #mase two sales were to related parties. There has
reportedly been some transition from a sale tontal@latform, but formal market ceasing in 2008.

One other residential condominium project in theDias fared quite well. Office space was convetted
residential condominium units in the Quickel Builgiat Central Avenue and Sixth Street. All unitllso
quickly in 2005/2006. The success of this projeothgpted the developer to acquire additional propetrt
the southeast corner of the same intersection.raefetail improvements were razed and the develope
launched construction of a 9-story condominiumding. The building was to feature very modern and
unique architecture and was targeted to up-scaferbuPartway through construction the project lost
funding and has been left idle for nearly one yA#er sitting unfinished and in disrepair for sealeyears,
the property was sold out of foreclosure to an éme company that is currently finishing the buiglfor

its originally intended use.

Despite serious trouble in the residential markadslitional residential product has been develdpeie
CBD. At First Street and Silver Avenue, a new aparit complex with adjacent parking garage was
completed in 2009. All 66 units rented, the majoot which are on a subsidized basis. A secondefas
this project, containing 70 units, was initiatedlaompleted in 2011. Nearby, land along Lead Avenue
between Second and Third Streets has been develifedhe first eight of a planned 72 townhouse
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project; only one of the units sold, and the othersted. In 2013, the remainder of The Elements was
constructed, with occupancy following immediatdly.addition, land at the corner of Lomas Boulevard
and Second Street was improved with 72 residentiti$ targeted directly at low-income residentsarnd
City of Albuguerque sponsorship. The project opeime@010 and reached full lease-up in just a few
months. Commercial space associated with this meatt property took nearly two years to gain
occupancy.

Outside I nfluences

Generally, the CBD is considered to have good acckserstate access is available from multiple
interchanges. Interchanges with I-25 include thaideead/Coal, Central Avenue, Grand and Lomas. From
I-40, there are interchanges and/or frontage raadsssible from 2nd, 4th and 6th.

Summary

In summary, then, the subject is located on théhsside of the CBD. The core area, despite thefgignt
construction that took place in the 1990s, hasreally added new tenants/employees, at least nat of
significant nature, since that time. Tenant shadflrepresents the bulk of the activity, and thiterf
develops a weaker overall market.

For more than 20 years, the City of Albuquerquegther governmental agencies, has been the driving
force in the development of the CBD. Aside fromitttoavn facilities, the City has assisted in almakt
development, from multi-family residential to commeial construction. Despite assistance, commercial
office developments have consistently failed tisfaeconomic requirements, forcing foreclosuresales

at heavily discounted prices. Currently, the ecoavacancy of commercial office space is over 20%,
with sub-lease space adding to total physical vecain attempt by some developers to capitalizéhen
mid-2000s demand for office condominiums came @@ lin the cycle, and projects initiated were
devastated by the 2008 recession and near tokabfanortgage financing.

The City’s constant push for revitalization anchrégoration of the CBD continues. The City is wardi
on refurbishment of the convention center. The Gig also acquired considerable property on théhsou
side of the CBD and turned the land over to the Eldr commercial development, a national company
for apartment development, and internally handatstruction of the intermodal transportation center

No City participation was required for the Fede&alurthouse built on Lomas, on the far north sidéhef
CBD. County monies were obviously used for acdgwisiof land that was improved with the County
Courthouse and D.A.'s office, and the City was obly responsible for development of the Metro
Courthouse. Considerable participation was requaedthe part of the City for the Social Security
Administration building on the south side of the[B

Extremely high hopes were placed on the multi-screevie theater development and the surrounding
retail and restaurant space. Residents of Albugigergsponded so favorably to the first Century Tdrea
project, and the success of the theater led tdol@vent of numerous restaurants and retail ceatjesent

to the theater. While the CBD theater has surviutsdnfluence has not been very broad, as onlgva f
adjacent restaurants have survived, and no retagldpment has been fostered. The City continues to
express interest in developing an arena facilithéCBD, but numerous missteps and economic dondit
beyond the control of the City have brought they@it a point where such a project may no longer be
possible.
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A hopeful start to the residential condominium nedria 2005 and 2006 was largely choked off by the
deteriorating housing market, a recession, and ¢heear total collapse of the financial marketsisTh
perfect storm has resulted in prominent projedtséato find buyers, or not even be completed. $arh
the projects completed as condominiums have tiansil to rental properties and generally foundaalye
tenant base. However, property values associatibrantal units is generally a fraction of thagteted as
sale units. Despite the problems with ownershipshay subsidized rental housing has been an gutiste

of downtown’s development scene over the past fears; with new projects experiencing rapid
absorption.

Specific Subject Location

The subject property is located at the northeastezaf Central Avenue and First Street. This lorais
within the CBD, but on its eastern edge. Becausssite backs to the BN & SF railroad lines on #ste
side, there is no opportunity for vehicular trafiicbe exposed to the site except along its sauthnaest
sides.

The subject property abuts the BN & SF railroadksao the east. This location subjects the prgpera
level of noise, vibration and exposure that istgpical of sites further removed from the railrdemhtage,
and this is an influence on the property. To themdhe subject abuts the south side of the eas) of
the convention center and the convention center'kipg garage’s exit. The subject stands across fhe
Alvarado Transportation Center to the south, thet@g 14 movie theater and abutting restaurantkeeo
southwest, and a commercial building used as acdati®r and surface parking lot to the west.

Access to the subject’s specific location is averfag the CBD. Central Avenue is a main east/wsstial
leading into and out of the CBD, and Central Aveimtiersects with all north/south streets within @&D
and more prominent arterials outside the CBD. Btstet is a two-way street south of Central Avebué
carries only one-way northbound traffic north oh@al Avenue. As part of the proposed reconfigorati
of the subject site and adjacent streets, | amtieifirst Street will carry two-way traffic nortfi Gentral
Avenue.

Growth in the immediate area has been limited fanynyears by a lack of vacant land, with criseglev
economic conditions exacerbating this situatiortiierpast five to six years. The most recent canttm
close to the subject is of apartment and townhawdeings two to three blocks to the south/southwes
Benefitting from subsidies, the rental units hagerbquick to lease-up. Though a construction sdhaslu
not yet fixed, a proposed grocery store and aduitioesidential units are planned for land justack
southwest of the subject.

Overall, this location is considered average fer@BD. As considered herein, the subject is aofitdout
1.6 acres of level ground at a reconfigured andr@ation perpendicular street intersection. The isite
opposite the CBD’s premier entertainment and reatdproperty, and is opposite a transportatioilifiac
for bus, commuter train and long-range rail. Pesttap most notable drawback to the subject’s lonadt
that it abuts the BN & SF rail lines, which arepassible for periodic noise and vibration that aot
common elsewhere in the CBD.
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Description Of The Subject Site

A copy of a diagram provided by my client representhe way in which the subject site is to be tered
is included in the preface for the reader’s refeeehis diagram differs from the way in which 8ie
actually exists as of the effective date of apaitaisccordingly, this appraisal is subject to tlypdthetical
condition that the subject site is a rectangulaatled at the northeast corner of Central AvenueFanrsd
Street, which is assumed to be configured as aertional intersection of two perpendicular streets.

Location: The northeast corner of Central Avenue and Firgte® The site abuts the BN & ST rail right-
of-way to the east and the east wing of the comermenter and its associated parking garage.

Size: My client did not provide a plat or survey. Theref, | have used the diagram provided and analyzed
it and various aerial photographs to estimate ittee & the subject site. | estimate the site tobminally
220’ by 320, deriving a gross site area of 70,400are feet, or 1.6162 acres. This area is sutgect
verification upon demising of the site as depidigdny client.

Shape: As considered herein, the site’s shape is rectand®ertinent dimensions include 220’ of frontage
along the north side of Central Avenue and 320tarftage on the east side of First Street. Basatiese
dimensions, the site offers favorable frontage épthl ratios to either street, with the corner lorat
enhancing overall visibility and accessibility. Tafore, | consider the shape of the site to be gt
readily usable.

Topography: Inspection of the site in “as is” condition rewvetie site to be essentially level, with perhaps
just the slightest downward slope from east to waspresent, the site is at the street/curb gfderst
Street, but mostly super-grade to Central Avensi€entral Avenue “dips” to pass under the BN & &F r
lines that abut the east side of the subject &terall, reconfiguration of the site as it is calesed herein
should not have any measurable impact on topographppography is considered mild and readily lesab

Flood Zone: According to my reading of FEMA Map #35001C-033@&g&ptember 2008), the site is in a
Zone ‘X’ (un-shaded), defined as “areas outside5b@year flood”.

Soil: Absent current or past soil bearing or compasitlata, this appraisal is predicated on the uriderly
assumption that the site is sufficiently stablsupport any legal and reasonably probable futupedaements.
Discovery of any adverse soil conditions could nthieappraisal invalid.

Environmental: Absent a current Phase | or other environmentaluation, this appraisal is predicated
on the underlying assumption there are no abowaibground conditions or contaminants that could
negatively impact the value of the site or propebigcovery of any adverse environmental conditounld
make this appraisal invalid.

Zoning: Under the authority of the City of Albuguerqueg ssite is zoned SU-3 for intense development. The
zoning is very permissive regarding property tyges development density, but still has restrictiefeted to
property lines, building height restrictions andyiding adequate on or off-site parking, etc. Rdgethe City
enacted the Downtown 2010 plan that details thg<Citesires for the redevelopment and revitalizatid
downtown, and provides a streamlined approval gofm conforming developments. For additional itigta
the SU-3 section of the zoning code is reprintetiéraddendum.
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Utilities. Public/private utilities extended to the site ird# water, sewer, electricity, natural gas and
telephone. The Albuquerque Bernalillo County Wadélity Authority provides water and sewer, while
private utility companies provide the remaininglitytiservices. All are within standard overhead or
underground easements. In addition, the propersyhigh-speed telecommunication services of various
types available to it. It is my understanding thame of the most intense telecommunication lines ar
located within the adjacent rail right-of-way.

Easements: The diagram provided by my client does not shoy easement information. Generally,
original recorded plats for most of the surroundamgls also fail to show easements. Absent a ddttile
report or a current survey, | cannot state foraterthat there are no other easements on thel bigeefore,

it becomes and underlying assumption of this apptdhat there are no unknown detrimental easements
on the subject site.

Access. Legal access to the site is assumed to be pogsinteboth fronting streets. Based on the super-
grade status of the site relative to Central Avehaensider it unlikely that the City of Albuquerg would
grant a driveway cut to Central Avenue, most liketing police power and public safety. Given thedth

of frontage the site controls along First Streatould anticipate multiple driveway cuts would lppeoved
depending on the specific development scheme peopios the site.

Streets: As considered in this appraisal, | assume thaadjgcent section of Central Avenue would remain
a four-lane street with raised concrete and/ortpdimedian dividers east of First Street, withfitddnes
narrowing to one lane in each direction west aétFtreet. This implies the north lane of westboQedtral
Avenue traffic would be required to turn north oiecond Street. | assume that Second Street sbuth o
Central Avenue would remain a two-lane street wiffainted center lane serving as a median divigr a
turning lane, and that this configuration wouldéxéended to Second Street north of Central Avehue.
assume that the traffic light that now controls ittersection of Central Avenue and First Streetildo
remain.

Summary: Overall, the site is considered well suited tiovariety of commercial and industrial uses in
accordance with underlying SU-3 zoning, as wellh@sexisting self-storage use. Aside from immediate
proximity to railroad tracks, there are no obviompediments to development or use of the site.

Existing Improvements

The subject property is owned by the City of Albeique and has a lengthy history of operating asface
parking lot. The parking lot historically has agted surface, with concrete parking blocks anddaaped
planters along the perimeters. Pole-mounted lijhtsinate the parking lot. In 2013, the subjet¢tias paved
and striped.

Clearly, these improvements would be subject toifisation, or removal, for the site to be configuiras
considered in this appraisal. Therefore, no furtlescription of the improvements is offered.

Assessed Value And Property Taxes

The property is not independently assessed. Therseaeral assessment parcels that fall withirstiigect
site and/or include lands outside the subject Sitailarly, there are parts of the subject sitec@ssidered
herein, that are not covered by any assessmerelpaiwrefore, it is impossible to provide an aater
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accounting of the subject’'s assessed market vdlugetheless, | have included information from ohthe
assessment parcels that is wholly contained wilt@rsubject site for example purposes.

UPC #1-014-057-287-422-1-19-22

YEAR | ASSESSED | AREA | $/SF | TAXES
2013 $236,800 16,988 $13.94 $0

Assuming this one example of assessment datadetate part of the site were a proxy for the whalléhe
site, the assessed value approximates $14.00 yemesigot. Based on the estimate of market valueloeed
in this appraisal, | conclude that the assesselaneaalue is well below the actual market valu¢ghefsubject
site, as it is considered herein.

The relative assessment of the land is immatenaksent because property owned by the City afiddierque
is not subject to ad valorem taxes. However, iploperty were sold to a non-tax-exempt entityagmessment
would lead to a specific tax hill.

Subject Property Sales & Listing History

My investigation of the property did not reveal amnns-length sales of the property within the plaste
years leading up to the date of appraisal. Theeefihis appraisal has not been influenced by aognte
sales of the subject property.

To the best of my knowledge, the subject propertyot now, nor has it recently been, listed foe el the
open market. Therefore, there is no pertinennigstiistory to analyze.

Highest And Best Use

Prime concerns within a highest and best use sitelyhe legal, possible, probable, and profitabke af
land and/or improvements. These elements are exanais they apply to the subject site as vacantiand
the property with the existing improvements. Thestaxg improvements are assumed to either be wiped
out by the proposed reconfiguration of the sitb@subject to reconfiguration. Therefore, the higlaad
best use is analyzed for the land as though vaedthiput consideration of the parking lot improvertse

Land AsVacant

Zoning is the determinant of legal use. Under tkistieg SU-3 zoning and the 2010 Downtown Sector
Development Plan, the land can legally be used fjreat many purposes and can be developed tda hig
intensity level. The subject falls within the “Gaaenent/Financial/Hospitality District”, which isiented

to government and private offices, encourages telgpiuse, requires ground-level retail-commercise,

and permits residential uses above the ground.flaoessence a mixed-use is mandated by zoning, but
market forces would also naturally support a mixigds.

Physically possible uses of the subject site, asidered herein, are numerous. The land is appraise
though containing about 1.60 acres of level lantthwicorner location at a signalized intersect®iven
these factors and the zoning of the land, theisitmnsidered physically able to support any legal
reasonably probable use.



Market Value Appraisal-Appraisal Report
Unimproved Commercial Land

Central Avenue & First Street
Albuquerque, NM, Page 39

Financial feasibility is the single most importaiément in assessing highest and best use. Unébelyn
this is an exceptionally difficult task in the CBDhe last market-driven development of a signiftazfice
building in the CBD was more than 20 years agotaedoroperty was an almost instant financial faijur
as was the last one to have been built beforeate@ment development experienced its last sigific
flurry well over 10 years ago, when various couutt® buildings were erected in the Lomas Boulevard
corridor. The last notable market-driven retail-coencial and residential developments/re-developsnent
in the CBD are now roughly 10 years old, and thm@eeperties at Central Avenue and Third Street, @ént
Avenue and Fourth Street, and at Central AvenueSaxtti Street have struggled since inception.

Developments evidencing some level of financialkcess are all beneficiaries of government support or
subsidies of one type or another, including evéngtirom the multi-screen movie theater and adjacen
restaurant spaces at Central Avenue and Firstt$tréee multi-family housing projects that haveaetly
been built at Lomas Boulevard and Second Stredtat&econd Street and Lead Avenue.

As assessed by the local office of Colliers Reaates the condition of the primary market sectoithiw

the CBD is as follows.

DOWNTOWN MARKET VACANCY HISTORY

LOCATION | 2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013
Office 20.3%)| 18.0%| 20.4%)| 15.6%| 18.5%)| 18.0%| 18.7%| 21.1% | 21.7%| 29.69
Retail 21.3% | 25.9% [ 22.9% | 24.0% | 18.6% | 26.2% | 21.1%| 16.5% | 17.4% | 16.0%
Industrial 18.9%] 21.6%| 14.5%| 16.5%| 13.4%] 18.7%)| 12.1%| 12.3% | 14.9%| 14.29

Based on the current levels of vacancy that exill sectors of the market, and especially iroffiee market,

it is difficult to foresee any development that Webrneet the tests of financial feasibility. In fgotivate-sector
markets are so negatively impacted by existing n@acand rental rates that it is not reasonableltakly

forecast a time at which development will beconasifele within the private sector.

Therefore, based on traditional measures of th&et@ace, | conclude that development of the stilgjée,
as considered herein, is not financially feasilithiw the private sector. Therefore, the highestlaast use of
the land would be a speculative holding use avgpitmprovement in market conditions such that deprelent
of the land becomes financially feasible.

This stated, the reader is advised that governragtite city, county, state and federal levelsehaesence in
the CBD and acquisition of lands for governmentdings has been a consistent theme in the CBDtbeer
decades. The reader will recall that Bernalillo @gunas been seeking a building in the CBD for sdwears,
and if an existing building that satisfies theieds cannot be found, at some point the Bernaliion®/ could
move to acquire land and build a building. The pagpin stating this is to acknowledge that suchiattipns,
while not being triggered by financial feasibility the way a private sector development must, lhge
potential to occur at any time. Absent immediatielence that a government acquisition is likely, $aene
conclusion of a speculative holding use applies.
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Appraisal Procedure

Standard approaches to market value include theedieped cost approach, sales comparison approach,
and net income capitalization approach. While tired approaches may use some common data, the
analysis of data is usually different for each, aadh focuses on a different attribute of propestye.
Since any analysis can include certain variablas, report may develop low, high, and most probable
indications from each study used. A final reviewtltd approaches, in light of each other, is théskfas

the final value estimate.

The depreciated cost approach considers the pyofperh a developer’s standpoint. Thus, all aspe€ts
land acquisition, planning costs, construction €o0ahd financing costs must be considered, asasedl
developer's incentive. When “new” cost is estimatitiuctions, if appropriate, may be made for areas
where the property is concluded to suffer from dejation, be it physical, functional, or economic.

The sales comparison approach is essentially a axsop-shopping study that reflects “typical” buser
and sellers. This approach considers the propsryndtem to be bought or sold like other goodsn@on
denominators like price per square foot or netigiasome multipliers are used as units of compariso
developed from the sales and applied to the subléet approach pays particular attention to aspacts
quality, condition, size, and potential.

Finally, the capitalization of net revenue is ttasib for the income approach, which considersesiate
as an investment. Prime concerns are the quamiityjaality of income that the property can be etgubc
to produce, subject to the anticipated expensepefating the property. Capitalization of the mebime
is based on required and desired capital retusmay be extracted from sales, or developed frdmarot
sources.

Applicable Approaches

As a tract of functionally vacant land, the subjeatot reproducible, so the cost approach is pplieable.
Though vacant land is sometimes leased, the subjeot the type of land that is customarily maulejesct
to a lease. Thus, the income capitalization approahile technically possible, is not consideredlmble
indicator of value for the subject and it is exelddrom this appraisal. The subject land is valtmedugh
the sales comparison approach. This is the apptbatimarket participants consistently apply ireasing
the value of vacant land.

Sales Comparison Approach

The market value of vacant land is best estimdtenigh a sales comparison process. This proceslvas/
analysis of sales of similar lands that have sattiva reasonably proximate period of time. Uratues
like price per square foot or price per acre akeridfrom the sales as indicators for the subjeqpgnty’s
market value. If there are significant differenbeswveen the sale and subject properties, and ihtdr&et’'s
reaction to the differences can be isolated andbdstrated, then adjustments to the sales can be.dfad
sound, the adjustments make a sale, or its vatlieation, more applicable to the subject. Wheratdith
data is available, or adequate support for quaivétaadjustment(s) cannot be demonstrated, sales mu
normally be used in a “raw” form, possibly subjertjualitative adjustments.
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Sales Selection

| concentrated my search for comparable salesdrCBD. As one might imagine based on the market
statistics previously presented showing high toesre vacancy in the CBD, land sales are compahative
few. For this reason, | have been forced to considies that cover an extended period of timeudiog
sales that occurred prior to the market crash B828Vhile | would generally not consider sales pt®
such a significant market event, the dearth of ¢&tal sales makes them relevant to some degree.

| have selected eight sales for direct compariedhe subject. In keeping with a Summary Repornédr
the comparable sales are not discussed in indivithreatives. Pertinent sale details are tabultdedasy
reference and analysis, with additional detailgitimn maps presented in the addendum.

Sales Presentation

Pertinent data from the sale properties is predéantthe following chart.

SALE SUMMARY —BY SALE DATE

# | STREET DATE SIZE SITE SHAPE ZONED | USE $/SF

1 | 6"Marquette/?" | 02/03/2005| 21,907 Corner Oblong SU-3 Parking $26.4
2 | 6M/Fruit 03/01/200! | 27,84: | Corne Oblonc SU-3 Parking | $33.5(

3 | Central/Broadway| 04/14/2007 35,500 Corner Rectilang SU-3 Parking $32.39
4 | 4"Rosemont/th 05/14/200: | 42,60: | Corne | Rectangule C-2 Service | $22.3(

5 | Lomas/Broadway| 07/24/2008 120,596 Corper Rectangu SU-2 Excess| $17.41
6 | Central/?/Copper| 05/14/201( 32,725 Corner Rectangular SU-3 arkiy | $29.65

7 | Central/éh 06/15/201. | 24,85( | Corne | Rectangule SU-3 Parkin¢ | $33.5:

8 | Central/16 06/26/2013] 60,019 Corner Semi-Rer. SU-B Nope 35BIP.

The sales are analyzed for relevant adjustments.
Analysis. .. Sale Conditions

The first consideration in analyzing sales is whethr not there are “conditions of sale” uniqguene sale
that might influence the sale price. Such cond#ticould be some form of distress on the part o§étler,
favorable financing by the seller, or some othetdathat is atypical of the normal conditions afesfor
real property.

| note that Sale #2 was reported as part of amdsgel also note that Sale #3 was sold to the owhéhe
abutting property. It is not uncommon for theseetypf sales to reflect above average motivatiothen
part of the buyer. However, it a downtown markattstransactions are such a typical and common part
of the marketplace that | do not believe any adjesit can be extracted from area sales. Therefore, n
adjustments are applied for these conditions @. sal

Expenditures After Sale

Sale #4 was improved with defunct service-clas&dmgs that the buyer was responsible for razing. N
specific cost of demolition was reported, but imeistigations with companies who perform such work |
have learned at a cost near $5 per square foatildfiy area is reasonable, There was reportediyab
15,000 square feet of buildings to raze, suggestingst to the buyer of about $75,000. This eséhat
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demolition cost equates to $1.76 per square footeasing the cost of acquiring a vacant site tb@&@per
square foot, which | have rounded to $24.00 peasgjfoot. Thus, Sale #4 is adjusted to $24.00 gpeare
foot for expenses after sale.

Date Of Sale (Time)

The sales cover a period of more than eight years the first to the last sale, and roughly ninargdrom
the first sale to the effective date of apprai€aler such an extended period of time, it is reasiengnat
market conditions would have changed and that ¢beld have impacted prices positively or negatively

Overall, while market conditions have certainlyehed in the broader market, the CBD has beentiata s
of elevated office vacancy for an extended periathee. While there are retail and industrial upessent
in or on the fringe of the CBD, offices have beka life blood of the CBD and their stagnant cooditi
suggests a market that changes little with regardrid value. This stated, the significant worsgrom
vacancy in the CBD office market in 2013 has theptial for a dampening of land values in the CBD.

DOWNTOWN MARKET VACANCY HISTORY

SECTOR | 2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013
Office 20.3%)| 18.0%| 20.4%)] 15.6%| 18.5%)| 18.0%| 18.7%| 21.1% | 21.7%| 29.6%

| have examined the comparable sales presenteith lagre cannot find a reliable pairing to try torext a
time adjustment from the marketplace. Thereforegabany specific indication of a change in lanides
within the CBD over the study period, | elect mttake any adjustment for date of sale.

Site Size

It is often the case that large sites command lawérvalues than otherwise similar small siteflenting
economy of scale. The sales are sorted in ordsiteo§ize to test for a correlation to unit price.

SALE SUMMARY —BY SITE SIZE

STREET DATE SIZE SITE SHAPE ZONED USE $/SF
6"Marquette/T" 02/03/2005| 21,907 | Corner Oblong SU-3 Parking $26.48
Central/& 06/15/2011] 24,850 | Corner| Rectangula SU-3 Parking$33.52
6"/Fruit 03/01/2006| 27,843 | Corner Oblong SU-3 Parking $33.50

Central/™/Coppe | 05/14/201( | 32,725 | Corne | Rectangule SU-3 Parking | $29.65
Central/Broadway| 04/14/2007 35,500 | Corner | Rectangula SU-3 Parking$32.39
4"Rosemont/8 05/14/2008| 42,602 | Corner | Rectangula C-2 Servige$24.00
Central/18 06/26/2013| 60,019 | Corner| Semi-Rec. SU-3 Nong $19.58
Lomas/Broadway| 07/24/2008120,596 | Corner | Rectangulal SU-2 Exces$s$l7.41

GO~ [W|O(N|N|F|H

Assuming size is the only factor influencing unicp, the sales support the common correlation detw
site size and unit price, as is better seen iridt@ving graphic.
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SIZE - PRICE CORRELATION

$40.00
$35.00
$30.00 °
$25.00
$20.00 °
$15.00
$10.00

$5.00

$0.00
0 20,000 40,000 60,000 80,000 100,000 120,000 140,000

| think it is also possible to make one paired-salemparisons. Sales #3 and #5 are located alaagiay
Boulevard at Central Avenue and Lomas Boulevarsheetively. Sale #3 at 35,500 square feet sold for
$33.50 per square foot compared to Sale #5 at 9@0sHuare feet at $17.41 per square foot. This
comparison indicates a 48% decline in value forlgea 3.5 times increase in site size. Based o thi
indications, | will use a downward 40% adjustmentsites under 30,000 square feet, a downward 10%
adjustment on sites between 30,000 and 45,000 esdeet; and a positive 15% adjustment on sites over
100,000 square feet.

Site L ocation
The sales used herein are scattered all aboutatligianal CBD, and one of the sales is a few bdackthe

north. | have studied the sales to see if locagaa discernable influence, but cannot find anystiant
indication that location was influential on theesalTherefore, no adjustment for location is emgdioy

Application Of Adjustments

My analysis of the comparables presented hereircates multiple adjustments are applicable. The
following chart shows the sales and all applicasgistments, with the sales sorted by price pearsqu
foot.

SALE SUMMARY —BY ADJUSTED PRICE PER SQUARE FOOT

# | STREET $/SF C.0.S. EXP DATE SIZE SHAPE | LOCATION $/SF

1 | 6"/Marquette/? $26.48 -$10.59 $15.89
8 | Central/1(" $19.5¢ $19.58
5 | Lomas/Broadway $17.41 +$2.61 $20.02
2 | 6"/Fruit $33.50 -$13.40 $20.10
7 | Central/ $33.52 -$13.41 $20.11
4 | 4"Rosemont/8 $22.30 +$1.70 -$2.40 $21.60
6 | Central/f/Coppe | $29.6¢ -$2.91 $26.69
3 | Central/Broadway $32.39 -$3.24 $29.15

Following adjustments, the sales indicate a rarigaloes from $15.89 to $29.15 per square foothifit
this broad range, there is better support for aomabracketing of $19.58 to $21.60 per square faot
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within that bracketing three sales indicate $2000820.11 per square foot. Based on the narrovkbtiag,
| conclude that $20.00 per square foot is mostiegiple to the subject site.

Conclusion
The prior analyses indicate a unit value of $2@&0square foot is applicable to the subject site.
Estimated Unit Valu $ 20.0¢

Subject Land Are X 70,40(
Indicated Site ValL.  $ 1,408,00!

Incidental rounding leads to a conclusion of $1,800 ($19.89 per square foot).

Final Value Estimate

The subject property is a conceptual site locateleanortheast corner of Central Avenue and Stiset,
near the eastern edge of the CBD. As is, the larmbinprised of multiple tax parcels and its shape i
rendered irregular because of a slip-lane from bastd Central Avenue to northbound First Street. My
client has provided a diagram that shows the sgenfigured into a rectangle and the intersectf@emtral
Avenue and First Street reconfigured into a corigeat perpendicular street intersection. This ajgpta

is based on the hypothetical condition that thgesuiband is so shaped and that the adjacent stagetso
reconfigured. | have estimated the site area oftimeeptual site at 70,400 square feet.

Eight comparable sales spanning roughly nine yeamgprise the database for this appraisal. | coredud
several adjustments were applicable to the saléssize being the primary adjustment. The adjustdds
yield a rather narrow bracketing among five satgth three yielding almost the exact same unit galu
The analysis led me to conclude a unit value of 82@er square foot, or $1,400,000 (rounded) fer th
subject site.

Therefore, based on information provided by myrtlia review of documentation provided by my cljent
my personal inspection of the property, and analgspertinent market data, | conclude that

ONE MILLION FOUR HUNDRED THOUSAND DOLLARS

represents the market value of a fee simple tidesubject site, as it is described in this repanmsidering
“assumed” condition, as of April 6, 2014, subjeztthe hypothetical condition that the subject site
rectangular, contains approximately 70,400 squeet &nd is located at a conventional perpendistieet
intersection.

Exposure Time

Exposure time is the theoretical time a propertylddhave had to be exposed to the market, pritingo
date of appraisal, to realize a sale at or neaapipeaised value. Estimating exposure time is niiftleult
by several factors. The motivations of buyers agibis can be very strong or just passing. Lisfiriges
can be set excessively high and discourage alirieguAnd conditions impacting the overall market
certain sub-markets can be very influential. Thiéitalof any or all of these elements to changecilyi is
also a factor.
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Working against the subject is the fact that theree been less than one sale per year over thelgzeaie

of lands similar to the subject in or close to @D. In the subject’s favor, the CBD market is watly
devoid of vacant sites, especially of sites aselagthe subject. Also in the subject’s favorddatation
close to prominent transportation and entertaimyelsas most of the newer housing stock (aparteand
homes) having been built in the CBD over the pasgt years. The subject is similarly close to planned
development of a grocery store and additional eggiel units. Finally, the subject is benefitteddigse
proximity to a large commercial property that islancontract for sale to the University of New Mzxi
for use as an incubator facility to foster and potemew technology, industry and business. Givesah
factors, but the consistently slow pace of develepnn the CBD, | estimate exposure time of nad tban

12 months and probably not more than 24 month#, pvibper marketing.

This estimate of exposure time assumes that ipthperty had been placed on the market for sade,ith
would have been listed with a qualified commertiadker, that it would have been actively marketed
through all reasonably available sources, thatsking price would not have been inflated, and that
seller would have responded promptly to all offierade on the property. Failure to properly exposge th
property would conflict with estimates of value aggosure time expressed within this report and may
render them invalid.
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Certificate Of Appraisal

| hereby certify that, to the best of my knowledgel belief:

» the statements of fact contained in this reportrare and correct;

» thereport analyses, opinions, and conclusionraited only by the reported assumptions,
extraordinary assumptions, limiting conditions drybothetical conditions, and are my
personal, unbiased professional analyses, opisindsonclusions;

» | have performed no services (appraisal or oth@wisgarding the subject property within
the three-year period immediately preceding acoegtthis assignment;

» | have no present or prospective interest in tiopgnty appraised that is the subject of this
report and no personal interest with respect tg#rées involved;

» | have no bias with respect to the property apprhthat is the subject of this report or to
the parties involved with this assignment;

» the engagement of this assignment was not basext oantingent upon developing or
reporting a requested minimum valuation, a spedifiluation, approval of a loan, the
occurrence of any subsequent event, or any oteelepgrmined result;

« the compensation for completing this assignment masbased on or contingent upon
developing or of a predetermined value or directiomalue that favors the cause of the
client, the amount of the value opinion, the ati@nt of a stipulated result, of the
occurrence of a subsequent event directly relatéle intended use of this appraisal;

» the reported analyses, opinions, and conclusioms developed, and this report has been
prepared, in conformance with the Code of Profesdiccthics and the Standards of
Professional Appraisal Practice of the Appraisatitate;

» the reported analyses, opinions, and conclusioms developed, and this report has been
prepared, in conformance with the Uniform Standafd3rofessional Appraisal Practice;

» the use of this report is subject to the requirdmen the Appraisal Institute relating to
review by its duly authorized representatives;

» as of the date of this report, Bryan E. Godfrey, IMAs completed the requirements under
the continuing education program of the Appraigatitute;

* my contractual agreement with my client does nth@rize the out of context quoting from
or partial reprinting of this appraisal report, rawes it permit all or any part of this
appraisal report to be disseminated to the gemperalic by the use of media for public
communication without my written consent;

» Bryan E. Godfrey, MAI has made a personal inspaabicthe appraised property;

* no one provided significant professional appragssistance to me in the preparation of
this report.

This certification is prepared specifically for thppraisal, subject to hypothetical conditionsyatant
land located at the northeast corner of Centrafieeand First Street, on the eastern edge of thg ©B
Albuguerque, Bernalillo County, New Mexico.

Respectfully submitted,

Bryan E. Godfrey, MAI, State Certified General Agiser #G-192
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

Opinions of value and/or other conclusions conthiimethis appraisal report are based on the foligwi
basic assumptions and limiting conditions.

1. This report is based in part upon informatiorefidly selected from a variety of sources, inchglpublic
records and other sources deemed to be reliablée Wheasonable effort has been made to verifir suc
information, the appraiser for its accuracy assunceesponsibility.

2. Legal descriptions of the property were furngsbg my Client, or were obtained from public reegrd
and are assumed to be accurate. Plans, sketchasphetography, and the like included in thisoggare
intended only to assist the reader in visualizimg property and are not to be construed as engigeer
drawings or surveys unless so identified.

3. Property proposed for construction has been mainto the extent possible. Available plans and
specifications have been examined and conclusiassedbon such examination reported herein. | assume
no responsibility for the quantity or quality ofcfumaterial provided to me and | restrict my anegyand
conclusions to information so obtained.

4. The appraiser assumes no responsibility forerategal in nature, nor does the appraiser resalgr
opinion as to the property title, which is assunt@dbe marketable. Unless otherwise stated within th
report, any and all liens and encumbrances havediseegarded and the property appraised as thioegh
and clear under responsible ownership and competenagement.

5. I assume that all applicable zoning and uselatigns and restrictions have been complied witless
non-conformity has been stated, defined, and ceresitdin this report.

6. | assume that all required licenses, consentsther legislative or administrative authority ficany
local, state, or national governmental or privatétg or organization have been or can be obtainred
renewed for any use on which the value opinionaioetl within this report is based.

7. | assume that the utilization of the land angriorements of the subject is within the boundaoes
property lines described and that there is no etnment or trespass unless otherwise noted witiein t
report.

8. | assume that there is full compliance with agalile federal, state, and local environmental lagns
and laws unless non-compliance is stated, defimed considered in this report.

9. No soil borings or analyses have been madeeddubject. | assume that soil conditions are adedoa
support standard construction consistent with tgkedst and best use as stated in this report, rextdhere
are no surface or sub-surface conditions or comants present that would materially impact value.

10. No responsibility is assumed for engineerindgtens, mechanical or structural. Good mechanicdl an
structural condition is assumed to exist.

11. I did not observe, during inspection of thejeat) any materials considered to be hazardousdimaj,
but not limited to, asbestos, urea formaldehydemfoasulation, and aluminum wiring. However, no
guarantees against the presence of such hazardaesats are implied by this report.
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12. No environmental impact studies were eithenested or conducted in conjunction with this apgadai
and the appraiser hereby reserves the right tq alteend, revise, or rescind any of the value opimbases
on any subsequent environmental impact studiesarels, or investigation.

13. This appraisal report was prepared for theidenfial use of the Client for the purpose speditad
must not be used in any other manner. Possessthisa€port, or a copy thereof, does not carrytithe
right of publication, nor may it be used by anydng the Client and Intended User(s), for any puepos
without the written consent of the Client and thppfaiser, and in any event, only with the proper
gualification.

14. The appraiser is not required to provide furttnsultation nor to appear or give testimony befmy
Court or Tribunal with reference to this report &mdhe property in question unless previous aramnts
have been made therefore.

15. This appraisal report and/or valuations statein shall not be relied upon or utilized in angtters
pertaining to any syndication, or any State or Faldeecurities and Exchange Commission registration

16. The Americans with Disabilities Act (ADA) becareffective January 26, 1992. The appraiser has not
made a specific compliance survey and analysisisf groperty to determine whether or not it is in
conformity with the various detailed requirement@ADA. It is possible that a compliance survey ot
property together with a detailed analysis of #guirements of the ADA could reveal that the propir

not in conformance with one or more of the requigata of the act. If so, this fact could have a tiega
impact on the value of the property. Since the aigpr has no direct evidence relating to this igsassible
noncompliance with the requirements of ADA was cmisidered in estimating the value of the property.

Disclosure of the contents of this report is goeeriby the By-Laws and Regulations of the Appraisal
Institute. Neither all nor any part of the contenttshis report (especially any conclusions asglue, the
identity of the appraiser or the firm with whichetlppraiser is connected or reference to the Aggirai
Institute or the MAI designation) shall be disseatéd to the public through advertising media, anglip
relations media, news media, sales media or argr @ihblic means of communication without the prior
written consent of the appraiser(s).
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COMMON DEFINITIONS AND RESTRICTIONS

Market Value. . . “The most probable price which a propertgg bring in a competitive and open market
under all conditions requisite to a fair sale, biger and seller each acting prudently and knovdatity,
and assuming the price is not affected by undueustis. Implicit in this definition is the consumritat of

a sale as of a specified date and the passingeofrom seller to buyer under conditions whereby

1) Buyer and seller are typically motivated;

2) Both parties are well informed or well advisadd acting in what they consider
their own best interest;

3) A reasonable time is allowed for exposure sndpen market;

4) Payment is made in terms of cash in U.S. dollar in terms of financial
arrangements comparable thereto: and

5) The price represents the normal consideratiichfor the property sold unaffected
by special or creative financing or sales concessgranted by anyone associated
with the sale.”

(Source: Financial Institutions Recovery, Reformd &nforcement Act of 1989 (FIRREA), Title 12 CHRrt 34.42(q))

“As Is” Market Value. . . “The estimate of the market value of realpgmby in its current physical
condition, use, and zoning as of the appraisafecidte date.”

(Source: Interagency Appraisal & Evaluation Guidesi, Department of Treasury, 2010)

Prospective Opinion Of Value. . “A value opinion effective as of a specifiedure date. The term does
not define a type of value. Instead, it identifiegalue opinion as being effective at some spetiitiare
date. An opinion of value as of a prospective dafeequently sought in connection with projectatthre
proposed, under construction, or under conversi@rtew use, or those that have not yet achievkxaise
or a stabilized level of long-term occupancy.”

Fee Simple Title. . . “Absolute ownership unencumbered by any rottierest or estate; subject only to
the limitations of eminent domain, escheat, patioerer, and taxation.”

Leased Fee Estate. . “An ownership interest held by a landlordtwihe right of use and occupancy
conveyed by lease to others; usually consistseofight to receive rent and the right to repossesat the
termination of the lease.”

Leasehold Estate. . “The right to use and occupy real estatafsrated term and under certain conditions;
conveyed by a lease.”

Highest And Best Use. . “The reasonable and probable use that stgothar highest present value of land
or improved property, as defined, as of the dateppkaisal.”

Cash Equivalent . . “A price expressed in terms of cash, asrdjsished from a price which is expressed
all or partly in terms of the face amounts of naiesther securities which cannot be sold at face.”

(Source: The Dictionary of Real Estate Appraisahekican Institute of Real Estate Appraisers, 19840&0)
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QUALIFICATIONS OF BRYAN E. GODFREY, MAI
REAL ESTATE APPRAISER

BASIC EDUCATION

Highland High School, Albuquerque, Graduated 1977
University of New Mexico, Albuquerque, B.A. 1983

RECENT SPECIALIZED EDUCATION

Uniform Appraisal Standards For Federal Land Adtjois (Yellow Book), March 2007
Real Estate Investment & Development, July 2007

Rates & Ratios: GIMs, OARs, And DCF, July 2007

Business Practices & Ethics, December 2007

Appraisal Operations, December 2007

Valuemetrics (Stats & Graphs), July 2009

Valuemetrics | (Stats & Graphs), March 2010

Lending World In Crisis, November 2010

Conservation Easements, June 2011

Appraisal Curriculum Overview, September 2011

Uniform Standards OF Professional Appraisal Pradfigpdate), January 2012
Evaluating Commercial Construction, September 2012

Practical Linear Regression, October 2012

Business Practices & Ethics, December 2012

PROFESSIONAL EXPERIENCE

Real Estate Appraiser, Godfrey Appraisal Servitres, since 1976
Appraisal Witness Before Albuquerque City Zoningh@uission
Appraisal Expert Witness Before NM District Court

SAMPLE CLIENTELE

State of New Mexico

City of Albuquerque

County of Bernalillo

Native American Pueblos

Attorneys At Law

Real Estate Investment Trusts

Banks, Mortgage Companies, and Savings And Loans
Private Lending-Investment Institutions

Insurance Companies

Private Individuals and Corporations

PROFESSIONAL MEMBERSHIPS

The Appraisal Institute [MAI #8030], 1988
State Of New Mexico, Certified Real Estate Apprajg80192-G]



LAND SALE #1

DB#. 36 ID#:11353CP City: ABQ Doc: WD Re
Street Name: MARQUETTE/6TH/7TH Quad: NW Zo
Subdivision: PERFECTO ARMIJO  Block: 2 Lo
Seller: VO, LLC Buyer: PARKING CO Da
Square Feet: 21,907 Acres: 0.50 En

Zoning: SU-3 Site: COR Imp: CSP Util: WSGE To
Sale Price: $ 580,000 DOM:  Pr/Sft: $ 26.48 Pr
Downpayment: 100% Rate: Term: Sp
Comments: PROPERTY USED AS PARKING LOT.

LAND SALE #2

DB #: 381 ID#: 11318CP City: ABQ Doc: REC Re
Street Name: SIXTH/FRUIT Quad: NW Zo
Subdivision: PERFECTO ARMIJO Block: 18 Lo
Seller: AJAX PTN Buyer: KARSTEN, S Da
Square Feet: 27,843 Acres: 0.64 En
Zoning: SU-3 Site: COR Imp: CSP Util: WSGE To
Sale Price: $ 932,759 DOM:  Pr/Sft: $ 33.50 Pr
Downpayment: 50% Rate: Term: Sp

Comments: PART OF AN ASSEMBLY FOR A NEW OFFICE.

LAND SALE #3

DB #: 751 ID #: 11786CP City: ABQ Doc: WD Re
Street Name: CENTRAL/BROADWAY Quad: SE Zo
Subdivision: HUNING'S HIGHLAND  Block: 2 Lo
Seller: FIRST BAPTIS  Buyer: HUDSON ABQ Da
Square Feet: 35,500 Acres: 0.81 En

Zoning: SU-3 Site: COR Imp: CSP Util: WSGE To
Sale Price: $ 1,150,000 DOM:  Pr/Sft: $ 32.39 Pr
Downpayment: 100% Rate: Term: Sp

Comments: SOLD TO TENANT. PRICE INFLATED BY OUTSIDE
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c#: 5-17159
ning Map: J14D
t: 18-24ptn

te: 02/03/05

d Use: PARKIN
po: LEVEL

IAc: $1,153,275
ecial:

c#: 6-31199
ning Map: J14D

t: 223-228p

te: 03/01/06

d Use: OFFICE
po: LEVEL

/Ac: $1,459,289
ecial: ASSEMBLY

c#: 7-70690
ning Map: K14B
t:1-5

te: 05/14/07

d Use: PARKIN
po: LEVEL

/Ac: $1,411,099
ecial: ADJACENT
OFFER TO BUY.



Market Value Appraisal-Appraisal Report

LAND SALE #4

DB #: 950 ID #: 12042CP City: ABQ Doc: WD Re

Street Name: FOURTH/ROSEMONT/5 Quad: NW Zo
Subdivision: ROMERO Block: 5 Lo

Seller: SAG PROPERTY Buyer: RIO GRANDE C Da
Square Feet: 42,602 Acres: 0.98 En

Zoning: C-2/SR Site: DBCR Imp: CSP Util: WSGE To

Sale Price: $ 950,000 DOM:  Pr/Sft: $ 22.30 Pr
Downpayment: 100% Rate: Term: Sp

Comments: BUYER TO RAZE 15,000sf BLDG TO BUILD CRED

LAND SALE #5

DB#: 971 ID#: 12163C City: ABQ Doc: SWD Re
Street Name: BROADWAY/LOMAS Quad: NE Zo
Subdivision: SLADE-OLSEN Block: TRACT Lo
Seller; US POSTAL SE  Buyer: CITY ABQ Da
Square Feet: 120,596 Acres: 277 En

Zoning: SU-H-M Site: COR Imp: CSP Util: WSGE To
Sale Price: $ 2,100,000 DOM:  Pr/Sft: $ 17.41 Pr
Downpayment: 100% Rate: Term: Sp
Comments:

LAND SALE #6

DB #: 1265 ID #: 12479~ City: ABQ Doc: LSE Re

Street Name: CENTRAL/7TH/COPPER Quad: NW Zo
Subdivision: ORIGINAL TOWNSITE Block: 13 Lo

Seller: PUCCINI TRUS  Buyer: P & CDOWNTO Da
Square Feet: 33,725 Acres: 0.77 En

Zoning: SU-3 Site: DBCR Imp: CSP Util: WSGE To

Sale Price: $ 1,000,000 DOM:  Pr/Sft: $ 29.65 Pr
Downpayment. % Rate: Term: Sp

Comments: 60-YEAR LEASE BASED ON VALUE OF $1,000,00

Unimproved Commercial Land
Central Avenue & First Street
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c#: 8-55297
ning Map: J14
t: 1-12 ++

te: 05/14/08

d Use: BANK
po: LEVEL
/Ac: $ 971,363
ecial:

IT UNION.

c#: 8-84493
ning Map: J14C
t A1

te: 07/24/08

d Use: PONDIN
po: LEVEL

/Ac: $ 758,533
ecial:

c#:10-

ning Map: K14
t: 8-12/20-

te: 05/17/10

d Use: PARKIN
po: LEVEL

/Ac: $1,291,623
ecial:

0. SEE FILE.
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LAND SALE #7
DB #: 1721 ID #: 12936C City: ABQ Doc: WD Re c#:11- 56133
Street Name: CENTRAL/SIXTH Quad: NW Zo ning Map: K14
Subdivision: ORIGINAL TOWNSITE Block: 13 Lo t: 13-19
Seller: UNITED ENTER  Buyer: PARKING MNGM  Da te: 06/15/11
Square Feet: 24,850 Acres: 0.57 En d Use: PARKIN
Zoning: SU-3 Site: COR Imp: CSP Util: WSGE To po: LEVEL
Sale Price: $ 833,000 DOM:  Pr/Sft: $ 33.52 Pr IAc: $1,460,180
Downpayment: 100% Rate: Term: Sp ecial:

Comments: SALE OF PARKING LOT. SELLER THOUGH HAD SO ME VALUE.

LAND SALE #8
DB #: 1684 ID#:12897C City: ABQ Doc: WD Re c#:13- 73245
Street Name: CENTRAL/10TH Quad: SW Zo ning Map: K13
Subdivision: NM ORIG TOWNSITE Block:48 Lo t: 13-A
Seller: SILVER MOON  Buyer: SILVER MOON Da te: 06/26/13
Square Feet: 60,019 Acres: 1.38 En d Use: APARTM
Zoning: SU-3 Site: COR Imp: CSP Util: WSGE To po:
Sale Price: $1,175,000 DOM:  Pr/Sft: $ 19.58 Pr IAc: $ 852,780
Downpayment: 100% Rate: Term: Sp ecial:

Comments: FORMER MOTEL THAT HAD BEEN DEMOLISHED.
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LAND SALES LOCATION MAP



Zoning
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ITEMS TO FOLLOW THIS PAGE






























	LETTER.pdf
	CENTRAL & FIRST REPORT.pdf
	ZONING.pdf



