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The Place at Caja Del Rio is a proposed facility along Caja Del Rio road that would provide a
variety of senior care services. The project would be built in 4 phases, and would include
Independent Living (180 units), Assisted Living (200 units), Skilled Nursing (120 beds), and
Memory Care (80 units) units. Phase 1 would focus on Skilled Nursing, and the remaining phases
would be built out over a period of approximately 5 years. The project is being developed by
Cauwels & Stuve, and the firm has hired Jenkins & Gavin as their agent. The project Master Plan
was approved by the BCC on October 14, 2014, designating the property as a Large Scale Mixed-
Use District. The project is located on 28 acres at 28 Caja Del Rio road.

The applicant has experience in senior care services, having implemented a similar, multi-phase,
multi-care senior services project in Albuquerque, called The Rio at Las Estancias.

Per the County’s LEDA Ordinance, the applicant has filled out a County LEDA application, and it
is attached as Exhibit A.

This is the 4™ time that this LEDA project has been before the BCC: initially on Sept. 8, 2015 when
it was introduced, on Dec &, 2013, when authorization for Title/General Summary was requested,
and granted, and again on March 29, 2016 for Title/General Summary (due to some delays in
determining the appropriate security/collateral for the LEDA grant, the adoption draft of the LEDA

Ordinance was never brought to the BCC, and an agreement has been reached with the Developer
over the security/collateral in the Ordinance).
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County LEDA Ordinance

Per the County LEDA Ordinance (2014-7), a project or business must be a “qualifying entity” in
order 1o receive LEDA support, and this project would qualify under Section V1,B,3: “a business in
which all or part of the activities of the business involves the supplying of services 10 the general
public or to governmenial agencies or to a specific industry or customer, but, other than as provided
in Paragraph (3) of this subsection, not including businesses primarily engaged in the sale of goods
or commodities at retail.”

Draft Ordinance and Project Participation Agreement (PPA)
Attached 1o this memo are the draft Ordinance (exhibit B) and draft PPA (exhibit C. The Ordinance
details the findings and specific request to the County. The PPA is the agreement between the

County and Caja Del Rio Holdings Inc that contains contractual language regarding the terms of the
agreement.

Funding Guidelines

Internal criteria through which each economic development LEDA funding request is evaluated
includes the following:

e Whether the project ties in to the SF County Economic Development Plan, and whether it 1s
within one of the 6 identified target industries; staff has determined that the project is in the
Health/Wellness target industry listed in the County’s economic development plan;

e Whether the project is economic base in nature, meaning that >50% of revenues must come
from outside NM; staff has determined that it is economic base- greater than 507 of the
revenues for the business would come from Medicare and Medicaid (the project proforma
assumes 3% private pay, 95% Medicare/Medicaid);

e Whether the total private sector investment in the LEDA project. including land, building,
infrastructure, and cash, is greater than70% of the total cost of the project; staff has
determined that SF County financial support would be around 2% of the total project cost;

e Whether the entity requesting LEDA support has been in business for 3 years or longer; staff
has determined that the applicant has demonstrated experience in the senior care industry,
having opened the Rio at Las Estancias in 2013;

e Whether the project is outside the incorporated areas of SF County; staff has determined that
it is outside the incorporated areas;

e Whether the project is in SDA 1 or not; staff has determined that the project is in SDA 1;

s Whether the project provides sufficient economic impact to the County; staff has determined
that the project provides sufficient economic impact, per the State of NM Economic
Development Department’s Economic Impact summary (exhibit D)

LEDA request
The applicant has requested assistance in infrastructure improvements needed to develop the
project, and staff recommends funding support for the following:
a. 7,000 lineal feet of new 8-inch sanitary sewer line with 16 connection points along the 599
Frontage Road from Caja del Rio to the connection point in Paseo de River just north of
Airport Road.
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b. 4,240 lineal feet of 12-inch water line from the development to the existing 12 inch line that
extends east of Caja Del Rio at Cochiti Trail Rd.

The total project cost for The Place at Caja Del Rio is estimated to be $14 million, of which $2.3
million is for infrastructure. Staff recommends $300,000 in LEDA financial support towards the
above-listed infrastructure items. The build-out of the sewer line could eventually assist the County
in its long term sewer infrastructure expansion plans for the Caja Del Rio area.

Economic Impact
The applicant has made an initial estimate as to jobs created, and the State of New Mexico
performed an economic impact analysis for this project, and it is attached as Exhibit D. The
highlights of both include the following:
e Full time employment: 170 jobs with payroll of $8.8 million and average salary of $52,000
o $3.35 million estimated net benefits to SF County over 10 years generated from taxes
o $1.1 million net benefit to SF School District generated from taxes

Securiiv

Staff and the applicant have agreed to a security arrangement that protects the County’s investment
in the project while giving the applicant flexibility with respect to the financing of future
development. Specifically:

s The applicant is proposing to provide 10.9 acres, comprised of lots 3 and 4, as collateral for
the County’s LEDA support- see Exhibit E. An appraisal has been completed (Exhibit F),
detailing the value of the property as a whole.

. The applicant will grant a first priority security interest in lots 3 and 4 (the “Mortgaged
Property”™) to the County, the appraised value of which will be adequate to secure the
County’s interest as determined by the County Manager; and

= The applicant will be able to substitute a standby letter of credit for the security interest in
the Mortgaged Property.

Recommendation

Staff is recommending adoption of Ordinance 2016-, Santa Fe County Local Economic
Development Act (LEDA) support for The Place At Caja Del Rio, a Senior Living project.

Exhibit A: Applicant LEDA application

Exhibit B: LEDA Ordinance

Exhibit C: Project Participation Agreement (PPA)
Exhibit D: Summary of Economic Impact
Exhibit E: Caja Del Rio Plat

Exhibit F: Appraisal
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SANTA FE COUNTY ECONOMIC DEVELOPMENT LEDA
APPLICATION FORM
(IN ACCORDANCE WITH LEDA AS PER ORDINANCE 2014-7

—

Project Requirements for Financial Solvency:

A. History and Background:

1. Applicant name and contact info:

Mark W, Haley

Caja Del Rio Holdings LLC

8814 Horizon Blvd. NE Suite 400
Albuquerque, New Mexico 87113

2. Description of project:

Caja Del Rio Holdings LLC is pleased to present this high quality, fully-entitled 4 Phase
Master Plan tailored to senior lifestyles, with state-of-the-art facilities for Independent
Living, Assisted Living, Skilled Nursing, and Memory Care. Leveraging years of
experience in senior projects, Cauwels & Stuve (C&S) will offer Operators 4 turn-key
facilities in the under-served Santa Fe market.

3. Description of specific LEDA request of Santa Fe County:
Total infrastructure required for the development consists of the following:

a. 7,000 lineal feet of new 8-inch sanitary sewer line with 16 connection points along
the 599 Frontage Road from Caja del Rio to the connection point in Paseo de River
Jjust north of Airport Road.

b. 4,240 lineal feet of 12-inch water line from the development to the existing 12 inch
line that extends east of Caja Del Rio at Cochiti Trail Rd.

c. New power lines will be run along Caja del Rio into the development.

d. New natural gas line will be run from the 8 inch New Mexico Gas Company line at
Caja Del Rio and Cochiti Trail Rd. along Caja Del Rio to the development.

e. A deceleration lane on Caja del Rio into the facility and roadway into the site as
shown on the attached are also included in the infrastructure improvements.

The total estimated cost of the required infrastructure is $2.3 million, a portion of the
amount requested by this grant application.

4. Description of applicant’s experience with the industry in which this project would best fit:

The applicants are experienced in elder care development with extensive background in
development and operation of elder care facilities. Jeff Stuve and Paul Cauwels are both
New Mexico natives. Jeff was Director of Purchasing and Development for Horizon /CMS
Healthcare for eight years prior to their sale. The applicants completed a 120-bed skilled

nursing facility in the south valley area in Albuquergue just like the one planned for Caja
del Rio, in July of 2014.



SANTA FE COUNTY ECONOMIC DEVELOPMENT LEDA
APPLICATION FORM
(IN ACCORDANCE WITH LEDA AS PER ORDINANCE 2014-7

3. NAICS code:

Skilled Nursing 623110
Elder Care without Nursing Care 623312

6. Disclosures including any conflicts of interest or involvement with governmental entities or
their officials (explain in writing):

NONE

7. ls ihe applicant current with all property taxes due to SF County?

YES

8. Has the applicant or any of its officers ever filed for bankruptcy? If yes, provide details:
NO

9. Has the applicant or any of its officers ever defaulted on any loans or financial obligations?
If yes, provide details:

NO

10. Does the applicant have any loans or other financial obligations on which payments are not
current? If yes, provide details:

NO

B. Funding Sources for Project and timeline:

1. Aside from LEDA support from SF County, what other funding sources (public or private) is
applicant pursuing?

Private Equity Raise and Bank Financing TBD.
2. What is the total estimated value of assistance requested by the County?
$2.3 million in infrastructure costs outlined in [tem 3 above.

3. Is a bond issuance requested, and if so, what percentage of the total project cost does the
bond amount request represent?

NO

-2



SANTA FE COUNTY ECONOMIC DEVELOPMENT LEDA
APPLICATION FORM
IN ACCORDANCE WITH LEDA AS PER ORDINANCE 2014~7)

—

4. What is the equity investment for applicant?

$8,000,000.00

5. Describe the security that will be provided to Santa Fe County by the applicant in return for
public support (lien, mortgage, or other indenture)

A five-lot subdivision will be created for the Project. One or more lots designated for
Phases 2 through 5 will be offered as security to Santa Fe County, the value of which will

be established by a third party appraisal. The value of the security parcel(s) shall be no
less than $300,000.00.

6. Describe the schedule for project development and completion, including measurable goals
and time limits for those goals.

The construction of the infrastructure is scheduled to begin in June of 2016. The
construction of the buildings will begin at different times and have separate schedules due

_to the various sizes and purposes. It is estimated the buildings will be constructed over a
five year period from 2016 to 2021.

C. Business Finance Info- please provide the following:

1. Financial statements with independent audits if available, or tax returns for the past three
years:

Not Applicable at this time, Operator not designated yet.

2. List type of business (C-corporation, S corporation, LLC, Partnership, etc.) and attach

bylaws, articles of incorporation and any other relevant documents.
Entity is an LLC, articles attached, of current ownership

3. Federal tax number, NM Taxation and Revenue number and County business license number
if applicable:

FIEN 47-3077473 (current owner) NMCRS ID applied for(current owner)
4, Three year projected income statements:
Operators first three years projected $2,160,000.00

5. Business plan complete with detailed assumptions for business and proposed project. Include
pro-forma cash flow analysis:



SANTA FE COUNTY ECONOMIC DEVELOPMENT LEDA
APPLICATION FORM
(IN ACCORDANCE WITH LEDA AS PER ORDINANCE 2014-7)

]

Will be provided by operator once selected.

6. Any other document or record that pertains to the financial solvency of the qualified entity
that the County deems necessary:

NONE

Cost Benefit Analysis and Community Commitment

All qualified entities seeking LEDA support from Santa Fe County will show as a part of their
application how the proposed project will benefit Santa Fe County in relation to the relative costs

of the project. Please provide an analysis, with both tangible and intangible costs and benefits,
and include at a minimum the following:

1. What are the number and types of jobs to be created by the entity?

Construction employment during the initial four phases is estimated at 170 jobs with a
payroll of $8.8 million. Permanent employment with the new facilities will be 170
administrative, nursing and support jobs with an average salary of $52,000 per year for a
total payroll of $8.8 million.

2. What is the proposed pay scale and payroll proposed by the entity?

New jobs will have an average salary of $52,000 per for a total payroll of $8.8 million

3. Describe efforts made or to be made by the entity 1o provide employment opportunities to
people within the local employment pool:

90% of new jobs will be hired from the local labor pool.
4. Describe any plans for job/workforce training and/or career development for employees:

Eldercare providers provide employee training in the special care required for elderly
patients for their daily care as well as their rehabilitation.

5. Detail estimated impacts to the local tax base:

Projected taxable income of $9,500,000.00 over the first ten years. Taxable purchases of
$6,795,000.00 over the first ten years.

6. Detail any need for additional services from the Sheriff department and Fire department as a
resuit of this project:



SANTA FE COUNTY ECONOMIC DEVFLOPMENT LEDA
APPLICATION FORM
IN ACCORDANCE WITH LEDA AS PER ORDINANCE 2014-7)

——_

Typical additional public services due to the new development.

7. Describe efforts made or to be made by the entity to procure materials and services from
local (Santa Fe) providers:

95% of construction materials and services wiil be purchased from local providers.
The phase one elder care provider is anticipated to purchase approximately $500,000.00

worth of food and non-food items locally each year. The provider for the additional phases
will have similar purchasing habits.






THE BOARD OF COUNTY COMMISSIONERS
OF SANTA FE COUNTY

ORDINANCE NO. 2016-

THE PLACE AT CAJA DEL RIO, A SENIOR LIVING PROJECT,
LOCAL ECONOMIC DEVELOPMENT ACT (LEDA) PROJECT ORDINANCE

IT IS HEREBY ORDAINED by the Board of County Commissioners of Santa Fe
County as follows:

1. SHORT TITLE. This Ordinance shall be cited as the "The Place at Caja Del Rio

LEDA Project Ordinance” and shall be referred to herein as “the Ordinance” or “this
Ordinance.”

2. AUTHORITY. This Ordinance is enacted pursuant to N.M. Const., art. IX,

Section 14(D) , LEDA, and the Santa Fe County Economic Development Ordinance, Ordinance
No. 2014-7.

3. DEFINITIONS.

a. “Board” means the Board of County Commissioners of the County.
b. “County” means Santa Fe County.
c. “Infrastructure” means the following infrastructure to be constructed for

the Project:

1. 7,000 lineal feet, plus or minus, of new 8-inch sanitary sewer line with 16
connection points along the 599 Frontage Road from Caja del Rio to the
connection point in Paseo de River just north of Airport Road; and

il. 1,500 lineal feet, plus or minus, of 8-inch water line from the Property to
the existing 12 inch line on the north side of Caja Del Rio at Cochiti Trail

Road.
d. “LEDA” means the Local Economic Development Act, NMSA 1978,
Chapter 5, Article 10,
£. “PPA” means the Project Participation Agreement attached hereto as
Exhibit A.
f. “Project” means the construction of Independent Living, Assisted Living,

Skilled Nursing, and/or Memory Care facilities and provision of healthcare and other services to
seniors at the facilities, such senior facilities to be known as The Place at Caja Del Rio.

g. “Property” means the real property at which the Place at Caja Del Rio will
be located, the address of which is 28 Caja Del Rio Road Santa Fe NM, consisting of
approximately 28 acres, more or less.

h. “CDRH” means Caja Del Rio Holdings LLC, a New Mexico corporation.
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4. FINDINGS.

a. CDRH has submitted an application for economic assistance pursuant 10
Section V(C) of the Santa Fe County Economic Development Ordinance, Ordinance No. 2014-7.

b. The Board has reviewed the application and hereby determines that the
Project warrants the economic assistance set forth in this Ordinance and the PPA based upon the
following, among other, factors:

i. CDRH is a qualifying entity under LEDA, in that it is “a business
in which all or part of the activities of the business involves the supplying of services to the
general public or to governmental agencies or to a specific industry or customer, but, other than
as provided in Paragraph (5) or (9) of this subsection, not including businesses primarily engaged
in the sale of goods or commodities at retail” (NMSA 1978, § 5-10-3(1)(3)). As judicially
determined in AcCaughey, et al. v. Santa Fe County Board of County Conmmissioners, State of
New Mexico, County of Santa Fe, First Judicial District, No. D-0101-CV-2010-00784, Findings
of Fact and Conclusions of Law entered on November 13, 2011, § 21, such services do not have
to be provided directly by a qualifying entity but, rather, the qualifying entity can arrange for the
services to be provided by others;

il. CDRH is a new business in Santa Fe County that proposes to
create 170 permanent jobs by January 1, 2021;

iii. The economic benefits of the Project, including the permanent
jobs, represent adequate return on the public investment of $300,000 towards the construction
costs of the Infrastructure; and

iv. The economic assistance to be provided under this Ordinance and
PPA is permissible under LEDA, in that it represents the provision of a grant for infrastructure.
NMSA 1978, § 5-10-3(D) (defining “economic development project” as, among other things,
“the provision of direct loans or grants for land, buildings or infrastructure®).

5. APPROVAL OF PROJECT AND PROJECT PARTICIPATION
AGREEMENT. Subject to the contingencies set forth in Section 7 of this Ordinance, the Board
hereby approves of the Project and the PPA.

6. ECONOMIC ASSISTANCE TO BE PROVIDED. Subject to the provisions of

this Ordinance and the PPA, the County shall grant to CDRH $300,000 for construction costs of
the Infrastructure.

7. CONTINGENCIES. The economic assistance to be provided under this
Ordinance and the Project Participation Agreement are contingent upon the following:

a. CDRH dividing the Property into one or more legal lots, in accordance
with the Santa Fe County Sustainable Land Development Code;

b. CDRH granting the County a first priority mortgage on one or more lots,
the appraised value of which is determined by the County Manager to be adequate to secure
repayment of the economic assistance to be provided and other amounts that may become due
under this Ordinance and the PPA, based upon one or more appraisals paid for by CDRH and
performed by an appraiser mutually acceptable to CDRH and the County;
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c. The Project receiving all necessary development permits and approvals
under the Santa Fe County Sustainable Land Development Code.

d. The PPA being fully executed by both parties,

These contingencies must be met by December 31, 2016, or the County’s approval of the Project
and Project Participation Agreement is void.

8. DELEGATION OF AUTHORITY TO THE COUNTY MANAGER. The
Board hereby delegates to the County Manager the authority to:

a. execute on behalf of the County the PPA; provided, however, that the
County Manager may negotiate changes to the PPA so long as the changes do not (i) change the
Job creation requirements for the Project; (i) extend the deadline by which jobs must be created;
or (iii) commit the County to providing any more economic assistance for the Project; and

b. negotiate on behalf of the County the mortgage to be provided by CDRH
to secure repayment of the economic assistance and other amounts that may become due under
this Ordinance and the PPA.

9. PROJECT ACCOUNT. The County Manager shall cause to be established the
Place at Caja Del Rio LEDA Project Account, into which shall be deposited $300,000 and which
shall account for all expenditures for the Infrastructure.

10.  SEVERABILITY. Ifa provision of this Ordinance or its application to any
person or circumstance is held invalid, the invalidity does not affect other provisions or
applications of the Ordinance that can be given effect without the invalid provision or
application, and to this end the provisions of this Ordinance are severable.

11. NO EFFECT ON DEVELOPMENT APPLICATIONS. The adoption of this
Ordinance does not obligate the Board, any County committee, or County staff to approve any
application for or issue any development approval or development permit under the Land
Development Code or Santa Fe County Sustainable Land Development Code. Each such
application shall be evaluated on its merits without regard to this Ordinance.

12. EFFECTIVE DATE. This Ordinance shall become effective thirty (30) days
after it is recorded in the Office of the County Clerk.

PASSED, APPROVED AND ADOPTED THIS DAY OF , 2016.
THE BOARD OF COUNTY COMMISSIONERS
OF SANTA FE COUNTY

By:
Miguel M. Chavez, Chairperson

ATTEST:

Geraldine Salazar
County Clerk
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APPROVED AS TO FORM:

-

Gregory S, Shaffer

y ttorney
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LEDA PROJECT PARTICIPATION
AGREEMENT FOR
THE PLACE AT CAJA DEL RIO

This Project Participation Agreement (“Agreement” or “PPA™) is entered into by and between
Santa Fe County, New Mexico (“the County™) and Caja Del Rio Holdings, LLC, a New Mexico
corporation (*“the Project Party™ or “CDRH™), as of the date it is signed by both parties.

1. Recitals.

A Capitalized terms not otherwise defined herein shail have the meaning ascribed to
them in The Place at Caja Del Rio LEDA Project Ordinance.

B. Pursuant to LEDA, the County adopted the Santa Fe County Economic

Development Ordinance, Ordinance No. 2014-7, authorizing the County to consider applications
for economic assistance.

C. The Project Party has submitted an application to the County for economic
assistance under the Santa Fe County Economic Development Qrdinance. (Attachment 1.) In

the application, the Project Party has requested funding for the construction of certain
infrastructure for the Project.

D. The County has adopted The Place at Caja Del Rio LEDA Project Ordinance,
finding, among other things, that the Project Party is a qualifying entity as defined in Section 5-
10-3(I)(3) NMSA 1978 and approving this Agreement.

2. Economic Assistance to be Provided. The County shall grant $300,000 to CDRH for

construction costs of the Infrastructure.

-

3. Substantive Contribution of the Project Partv. Per the LEDA application submitted to the
County and in accordance with NMSA 1978, § 5-10-10(B), the Project Party agrees to provide
the following substantive contribution in exchange for the economic development assistance set
forth in Paragraph 2:

» By January 1, 2021, the Project shall employ a total of 170 permanent, full time
employees, with an average salary of $52,000 and a total payroll of at least $8.8
million, as documented in biannual reports to the County as well as required
filings with the New Mexico Department of Workforce Solutions.

4. General Terms and Conditions. The economic assistance to be provided under this
Agreement is expressly conditioned upon the following general terms and conditions:

a. CDRH compliance with all applicable County ordinances and policies concerning

water and sewer service, including those conceming line extensions and infrastructure
conveyance;

b. The Project Party shall keep the County Utility Department Director fully
informed as to the progress of the planning, designing, and construction of the Infrastructure and
shall permit the County Utility Department Director and other County representatives to inspect
all work at reasonable times, provided the County provides the Project Party with at least twenty-
four hours advance notice of its intention to do so. The Project Party shall provide the County
with a construction schedule for the Infrastructure and shall update that construction schedule at
least weekly to ensure meaningful inspections can be scheduled.
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c. The Project must obtain all required Development Permits and approvals under
the Santa Fe County Sustainable Land Development Code, as applicable;

d. The Project Party (or the operator or lessee of the Project) must obtain and
continuously maintain any necessary permits and other approvals from the State and any other
regulatory body necessary for the Project, including a County business license; and

e. The Project Party must be current on all property taxes to the County.

5. Events of Default: Recoverv of Proportionate Share of Economic Development Assistance.

a. The following are Events of Default (i) entitling the County to terminate this
Agreement; (ii) causing the amounts set forth in subparagraph b of this Section 5 to be
immediately due and payable; and (iii) entitling the County to execute its rights under the
Mortgage:

i The failure of CDRH to create, either itself or through the lessee or
operator of the Project, 170 new permanent and fuil time jobs by January 1, 2021;

il. The failure of CDRH, its lessee, or operator of the Project to pay when due
all local taxes, including property taxes and gross receipts taxes;

ii. The failure of CDRH, its lessee, or operator to annually maintain a County
business license;

iv. Breach of any covenant or agreement or warranty by CDRH to the
Couaty, whether such covenant, agreement, or warranty is set forth in this Agreement or the
Mortgage;

V. Any attempt by CDRH to sell, transfer, or otherwise encumber the
Property, without first obtaining written consent of the County Manager;
vi. Abandonment of the Property by CDRH;
Vii. The filing, execution or occurrence of:

a) A petition in bankrupicy by or against CDRH, its lessee, or
operator of the Project which remains undismissed or unstayed for sixty (60) calendar days;

b) A petition or answer seeking a reorganization, composition,
readjustment, liquidation, dissolution or other relief of the same or different kind under any

provision of the federal Bankruptcy Code, 11 U.S.C., which remains undismissed or unstayed for
sixty (60) calendar days;

c) Adjudication of CDRH, its lessee, or operator of the Project as a
bankrupt or insolvent, or insolvency in the bankruptcy equity sense which remains undischarged
or unstayed for sixty (60) calendar days;

d) An assignment by CDRH, its lessee, or operator of the Project for
the benefit of creditors, whether by trust, mortgage or otherwise;

e) A petition or other proceeding by or against CDRH, its lessee, or
operator of the Project for the appointment of a trustee, receiver, guardian, conservator or
liquidator with respect to all or substantially ali of CDRH's, its lessee’s, or operator of the
Project’s property which remains undischarged or unstayed for sixty (60) calendar days; or
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) CDRH's dissolution or liquidation, or the taking of possession of
CDRH's property by any governmental authority in connection with dissolution or liquidation; or

viii. A reasonable determination by the County that the property subject to the
mortgage described in Paragraph 6 is inadequate or in danger of being impaired or threatened
from any cause whatsoever.

b. Should an Event of Default occur and should CDRH have not fully met its
substantive contribution under Section 3 of this Agreement as of the date of the Event of Default,
the following amounts shall be immediately due and payable from CDRH to the County:

i. a proportionate share of the economic assistance provided through the date
of the Event of Default, calculated as follows: the amount due shall equal (i) the amount of
economic assistance provided through the date of the Event of Default multiplied by (ii) the
recovery percentage, where the recovery percentage is equal to 1 minus the quotient derived by
dividing the number of new full time jobs actually created as of the date of the Event of Default
or 170, whichever is less, by 170. By way of example, if $300,000 of economic assistance had
been provided to CDRH as of the date of the Event of Default and CDRH had created 150 new
full time jobs as of the date of the Event of Default, the amount immediately due and payable
from CDRH to the County would be $35,294.11; that is, $300,000 x (1-(150/170));

ii. interest on the amount due under Section 5(b)(i) from the date of the Event
of Default through the date of payment by CDRH at the prime rate on the date of the Event of
Default as published by the Wall Street Journal; and

iii. any and all costs and fees incurred by the County in enforcing this Agreement
or the Mortgage or collecting amounts due from CDRH under this Agreement or the Mortgage,
including reasonable attorney’s fees.

6. Securitv Provided bv CDRH.

a. Prior to receiving any funds from the County, CDRH shall execute and deliver to
the County a Mortgage in a form approved by the County Manager that:

i. Gives the County a first priority security interest in one or more legal lots
created from the Property, the appraised value of which is determined by the County Manager to
be adequate to secure repayment of the economic assistance to be provided and other amounts
that may become due under the Place at Caja Del Rio LEDA Project Ordinancee and the PPA,
based upon one or more appraisals paid for by CDRH and performed by an appraiser mutually
acceptable to CDRH and the County. Such lot(s) in which a security interest is granted is
referred to throughout the remainder of this Agreement as the “Mortgaged Property”; ;

ii. Secures to the County the payment of all amounts due to the County under
this Agreement, the Mortgage, and the Place at Caja Del Rio LEDA Project Ordinance; and

iii. Remains in effect until CDRH has met its job creation goals, the amounts
due to the County under this Agreement, the Mortgage, and the Place at Caja Del Ric LEDA
Project Ordinance have been paid, or the Mortgage has been foreclosed upon, is released due to
the County’s acceptance of a substitute standby letter of credit provided in accordance with
Section 6(b) of this Agreement, or is released in accordance with Section 6(c) of this Agreement

due to CDRH having achieved the employment requirements set forth in Section 3 of this
Agreement.
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b. In the event CDRH desires to sell, transfer, mortgage or develop the Mortgaged
Property prior to the release of the security interest through satisfaction of the employment
requirements set forth in Section 3 of this Agreement, CDRH shall have the ri ght to substitute a
standby letter of credit for the security interest in the Mortgaged Property. The standby letter of
credit shail be for the amount secured by the mortgage and issued by a federally insured financial
institution reasonably acceptable to the County in a form acceptable to the County. In such
event, the mortgage in favor of the County shall be released and proper documents shall be
signed, substituting the standby letter of credit for the security’ interest in the Mortgaged
Property.

c. At such time as CDRH has satisfied the employment requirements set forth in
Section 3 of this Agreement, CDRH shall provide written notification to the County that such
employment requirements have been satisfied, together with a proposed form release of
mortgage. Upon receipt of such notice, the County may require additional information or
documentation and may audit the records of CDRH, its contractors, or lessees to determine
whether the employment requirements have been satisfied; provided, however, that CDRH has
the burden of proving that the employment requirements have been satisfied. Within 60 days
after receiving the notice, the County shall determine in writing whether CDRH has satisfied its
employment requirements. The County shall execute a release of mortgage releasing the
Mortgaged Property from the mortgage if:

i.The County determines that CDRH has satisfied the employment requirements; or
it. The County fails to timely make its written determination.

7. Requests for Reimbursement. This section governs CDRH’s requests for reimbursement
for construction costs of the Infrastructure.

a. CDRH shall submit Requests for Reimbursement to the County’s Economic
Development Manager.

b. CDRH may seek reimbursement of construction costs no more frequently than
once per month.

c. CDRH may only seek reimbursement of construction costs that it has already
paid, as evidenced by cashed checks or other proof of payment satisfactory to the County.

d. All requests for reimbursement must be made on forms provided by the County,
be submitted in accordance with procedures developed by the County, and be supported by such
documentation as the County may reasonably require,

e. Submission of a request for reimbursement constitutes CDRH's express
representation and warranty that all conditions precedent to its reimbursement have been met and
that there exists no Event of Default, as defined in Section 5 of this Agreement.

f. The County shall complete the requisite review of each request for reimbursement
within fifteen days of receipt of each request. When additional documentation is necessary to
support the request for reimbursement, the County shall notify CDRH of the need in writing
within the fifteen day review period. The County shall have an additional fifieen days to review
any additional documentation supplied by CDRH.
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g. If the County rejects a request for reimbursement, the County shall notify CDRH
of the rejection and the reasons therefore. If the County approves of the request for
reimbursement, reimbursement shall be mailed to CDRH within thirty days of approval.

8. Term: Earlv Termination: Limitation on Damages.

a. This Agreement shall be effective upon the date it is executed by both parties. It
shall terminate on January 1, 2021, unless the County terminates the agreement early:

i.  Due to an Event of Default as defined in Section 5 of this Agreement; or

ii. Due to CDRH having met its substantive contribution by creating 170 new full
time jobs prior to January 1, 2021.

The County shall provide written notice of early termination to CHRH in accordance with
Sections 15 of this Agreement.

9. Reporting and Review. By May 15 and November 15 of each year during the term of this
Agreement, the Project Party will submit to the County a project report in such format and
containing such information and supporting documentation as the County may reasonably
require. At a minimum, each project report shall include the following: a 1-page narrative on
project progress and a jobs spreadsheet listing all employees, their titles, and salaries as of the
last day of the month preceding the project report. Project report must be supported by any
reports and documentation from the New Mexico Department of Workforce Solutions, including
form ES-903, demonstrating the headcount of the operation.

10.  Ratification. The County and the Project Party hereby ratify all actions consistent with

this Agreement that the County or the Project Party or their respective agents may have taken in
furtherance of the Project.

11. . Miscellaneous. This Agreement binds and inures to the benefit of the County and the
Project Party and their respective successors and assigns. This Agreement may be amended or
modified, and the performance by any party of its obligations hereunder may be waived, only in
a written instrument duly executed by the parties. This Agreement may be executed in any
number of counterparts, each of which is an original and all of which taken together constitute
one instrument. This Agreement is governed by and is to be construed in accordance with the

substantive laws of the State of New Mexico, without giving effect to its choice-of-law
principles.

12, Merger and Integration Clause. This Agreement contains the entire agreement of the
parties with respect to the subject matter hereof. This Agreement supersedes any prior
agreements, understandings, or negotiations, whether written or oral.

13.  Written Amendments Required. This Agreement may only be amended in writing, which
written amendment must be duly executed by all parties.

14, Representations and Warranties of CDRH. CDRH hereby represents and warrants as
follows:

a. CDRH is a New Mexico corporation, duly organized and in good standing;

b. The person signing this Agreement has the authority to bind CDRH to the terms
hereof;
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C. This Agreement and the actions contemplated hereunder do not conflict with
CDRH’s Articles of Incorporation, Bylaws, any agreement to which CDRH is a party, any law or
regulation applicable to CDRH, or any court order to which CDRH is bound; and

d. Once duly executed by all parties, this Agreement shall be valid and enforceable
against CDRH according to its terms.

I5.  Notices. All notices required to given in writing shall be sent by facsimile or regular
mail, addresses as follows:

If to County:

County Manager

102 Grant Avenue

PO Box 276

Santa Fe NM 87504-0276
Facsimile: (505) 995-2740

with a copy to

County Economic Development Manager
102 Grant Avenue

PO Box 276

Santa Fe NM 87504-0276

Facsimile: (503) 820-1394

If to CDRH:

Mark Haley

8814 Horizon Blvd
Albuquerque NM 87113
Facsimile: (505) 255-9922

In the case of mailings, notices shall be deemed to have been given and received upon the date of
the receiving party’s actual receipt or five calendar days after mailing, whichever shall first
occur. In the case of facsimile transmissions, the notice shall be deemed to have been given and
received on the date reflected on the facsimile confirmation indicating a successful transmission
of all pages included in the writing.

A party may change the person or address to which notice shall be sent by giving the other party
written notice of such change in accordance with this paragraph.

[THIS SPACE LEFT BLANK INTENTIONALLY]
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SANTA FE COUNTY

Katherine Miller, County Manager Date

Approved As To Form:

Gregory S. Shaffer, County Attorney

ACKNOWLEDGMENT
State of New Mexico )
) ss.
County of Santa Fe )

This instrument was acknowledged before me on by
Katherine Miller as the County Manager of Santa Fe County.

Notary Public
My commission expires:
CAJA DEL RIO HOLDINGS
(Signature of Authorized Officer) Date
Its:

(Title of Authorized Officer)
ACKNOWLEDGMENT
State of New Mexico )
) ss.
County of Santa Fe )
This instrument was acknowledged before me on by
as the of Caja Del Rio Holdings.
Notary Public

My commission expires:
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Attachment 1: LEDA application

Project Requirements for Financial Solvency:

A, History and Background:

1. Applicant name and contact info:

Mark W. Haley

Caja Del Rio Holdings LLC

8814 Horizon Blvd. NE Suite 400
Albuquerque, New Mexico 87113

2. Description of project:

Caja Del Rio Holdings LLC is pleased to present this high quality, fully-entitled 4 Phase Master Plan tailored
to senior lifestyles, with state-of-the-art facilities for Independent Living, Assisted Living, Skilled Nu rsing,
and Memory Care. Leveraging years of experience in senior projects, Cauwels & Stuve (C&S) will offer
Operators 4 turn-key facilities in the under-served Santa Fe market.

3. Description of specific LEDA request of Santa Fe County:

Total infrastructure required for the development consists of the following:

a. 7,000 lineal feet of new 8-inch sanitary sewer line with 16 connection points
along the 599 Frontage Road from Caja del Rio to the connection pointin
Paseo de River just north of Airport Road.

b. 4,240 lineal feet of 12-inch water line from the development to the existing
12 inch line that extends east of Caja Del Rio at Cochiti Trail Rd.

c. New power lines will be run along Caja del Rio into the development.

d. New natural gas line will be run from the 8 inch New Mexico Gas Company
line at Caja Del Rio and Cochiti Trail Rd. along Caja Del Rio to the
development.

e. A deceleration lane on Caja del Rio into the facility and roadway into the

site as shown on the attached are also included in the infrastructure
improvements.

The total estimated cost of the required infrastructure is $2.3 million, a portion of
the amount requested by this grant application.

4. Description of applicant’s experience with the industry in which this project would best fit:

The applicants are experienced in elder care development with extensive background in development and
operation of elder care facilities. Jeff Stuve and Paul Cauwels are both New Mexico natives, Jeff was Director
of Purchasing and Development for Horizon /CMS Healthcare for eight years prior to their sale. The

applicants completed a 120-bed skilled nursing facility in the south valley area in Albuquerque just like the
one planned for Caja del Rio, in July of 2014.

5. NAICS code:



Skilled Nursing 623110
Elder Care without Nursing Care 623312

6. Disclosures including any conflicts of interest or involvement with governmental entities or their officials
{explain in writing):

NONE

7. Is the applicant current with all property taxes due to SF County?

YES

8. Has the applicant or any of its officers ever filed for bankruptcy? If yes, provide details:
NO

9. Has the applicant or any of its officers ever defaulted on any loans or financial obligations? If yes, provide
details:

NO

10. Does the applicant have any loans or other financia! obligations on which payments are not curremt? 1f yes,
provide details:

NO

B. Funding Sources for Project and timeline:

1. Aside from LEDA support from SF County, what other funding sources (public or private) is applicant
pursuing?

Private Equity Raise and Bank Financing TBD.

2. What is the total estimated value of assistance requested by the County?

$2.3 million in infrastructure costs outlined in Item 3 above.

-

3. Isabond issuance requested, and if so, what percentage of the total project cost does the bond amount request
represent?

NO

4,  What is the equity investment for applicant?

58,000,000.00

5. Describe the security that will be provided to Santa Fe County by the applicant in return for public support (lien,
mortgage, or other indenture)

A five-lot subdivision will be created for the Project. One or more lots designated
for Phases 2 through 5 will be offered as security to Santa Fe County, the value of



which will be established by a third party appraisal. The value of the security
parcel(s) shall be no less than $300,000.00.

6. Describe the schedule for project development and completion, including measurable goals and time limits for
those goals.

The construction of the infrastructure is scheduled to begin in June of 2016. The construction of the buildings
will begin at different times and have separate schedules due to the various sizes and purposes. It is estimated
the buildings will be constructed over a five year period from 2016 to 2021.

C. Business Finance Info- please provide the following:

1. Financial statements with independent audits if available, or tax returns for the past three years:
Not Applicable at this time, Operator not designated yet.

2. List type of business (C-corporation, S corporation, LLC, Partnership, etc.) and attach bylaws, articles of

incorporation and any other relevant documents.

Entity is an LLC, articles attached, of current ownership

3. Federal tax number, NM Taxation and Revenue number and County business license number if applicable:
FIEN 47-3077473 (current owner) NMCRS ID applied for(current owner)
4. Three year projected income statements:

Operators first three years projected $2,160,000.00

5. Business plan complete with detailed assumptions for business and proposed project. Include pro-forma cash
flow analysis:

Will be provided by operator once selected.

6. Any other document or record that pertains to the financial solvency of the qualified entity that the County
deems necessary:

NONE

Cost Benefit Analysis and Community Commitment

All qualified entities seeking LEDA support from Santa Fe County will show as a part of their application how the
proposed project will benefit Santa Fe County in relation to the relative costs of the project. Please provide an
analysis, with both tangible and intangible costs and benefits, and include at a minimum the following;

1. What are the number and types of jobs to be created by the entity?
Construction employment during the initial four phases is estimated at 170 jobs with a payroll of $8.8 million.

Permanent employment with the new facilities will be 170 administrative, nursing and support jobs with an
average salary of $52,000 per year for & total payroli of S8.8 million.



2. What is the proposed pay scale and payrol] proposed by the entity?
New jobs will have an average salary of $52,000 per for a total payroll of $8.8 million

3. Describe efforts made or to be made by the entity to provide employment opportunities to people within the
local employment pool:

90% of new jobs will be hired from the local labor pool.
4. Describe any plans for job/workforee training and/or career development for employees:

Eldercare providers provide employee training in the special care required for elderly patients for their daily
care as well as their rehabilitation.

5. Detail estimated impacts to the local tay base:

Projected taxable income of $9,500,000.00 over the first ten years, Taxable purchases of $6,795,000.00 over
the first ten years.

6. Detail any need for additional services from the Sheriff department and Fire department as a result of this
project:

Typical additional public services due to the new development,

7. Describe efforts made or to be made by the entity (o procure materials and services from local {Sania Fe)
providers:

95% of construction materials and services will be purchased from local providers.
The phase one elder care provider is anticipated to purchase approximately $300,000.00 worth of food and
non-food items locally each year. The provider for the additiona) phases will have similar purchasing habits.
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Economic Impact of The Senior Campus at Caja Del Rio in Santa Fe, NM
Executive Summary

February 13, 2015

Prepared by:

Ndem Tazoh Tazifor

New Mexico Economic Development Department
Joseph Montoya Building

1100 S. St. Francis Drive

Santa Fe, New Mexico 87505

This summary was prepared by the New Mexico Economic Development Department using Total impact by Impoct DataSource.
Please consult the full economic impact report for additional details and assumptions used In this onalysis.

Disclaimer: These calculations use estimates and assumptions; actuals may be different. Neither this document nor the

information contained herein, prepared for the Economic Development Department by a contract service provider, binds
the State of New Mexico.
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EXECUTIVE SUMMARY

Introduction

This report presents the results of an economic impact analysis performed using Total Impact™, a model developed
by Impact DataSource. The report estimates the economic and fiscal impact that a proposed project may have on the
state and local taxing districts. The report estimates the additional costs and benefits for the state and specified local
taxing districts over the first 10 years.

City Santa Fe

County Santa Fe County
School District Santa Fe Public Schools
Special Taxing District Special Taxing Districts

Description of the Project

The project is to be build on a 28 acre parce! located at 28 Caja Del Rio Road, north of NM 589 frontage road. The proposed
Senior Campus will provide a full spectrum of senior care and living options, including a 120 bed skilled nursing facility, 180
units of Independant Living, 200 assisted living units and 80 memory care beds. The project will be developed in four
phases over a period of 4 to 6 years. Phase One is the skilled nursing facility which will employ approximately 120 FTE. The
average annual salary of these employees will be $45,000. Phases two, three and four will follow one per year adding
another 200 FTE with similar annual salaries. The firm is expected to initially invest $14 million in land, building and
equipmet for phase one in 2015.

Summary of the Economic Impact of the Project
The project will have the following economic impact on the State of New Mexico over the first 10 years:

cconomic irmpact Over the_Frrst 10 Years

Economic Dutput:
Direct
indirect & Induced

Total Economic Output

;t:“ﬁ‘)_-.
i:l) rect

ndirect & Induced

Total Jobs

Workers' Earnings:

r on tax rolls in Year 1
The Project’
Naw dential property constructed

Tot al m: rket value of new pri E’l‘.‘\'r

Taxable Sales/Purchases

direct and § n-off workers

Total taxable sales and purchases 3101,5¢ ‘F;.m' 25
The year-by-year economic impacts can be found In Appendix B.
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EXECUTIVE SUMMARY

The project Is not expected to result in a consequential increase in the state's population. A majority of newly hired
employees would likely be current New Mexico residents. However, it is estimated that approximately 10% of the new
workers may be new residents to Santa Fe County, The local population impacts may result in new residential
properties constructed in the county and increase the enrollment of local public schools.

setimated Locad Population Impacts Over.the First 10, Years

Number of direct and indi-reci wbrkers who may rrigﬁire to the qu.r;tjg-_ '
INumber of new residents in the County '
INumber of new residential lpro _Eemes that ma_'[ be built in the Count_'[
Numiber of new students expected to attend local schoo! district

Summary of the Fiscal Impact of the Project

indirect &

Direct  Induced Total
00 ad 38.0
819 28] 1037
32 08 40
147 R 38/ 1856

The project will generate additional benefits and costs for the state and local taxing districts. A summary of the additional
benefits, costs and net benefits is provided below. A discussion of the source of specific benefits and costs are provided

in more detall for each taxing district on subsequent pages.

Additional
Benefits
State of New Mexico ) s 826,047,155 |
Santafe $5,820,036
[Santa Fe County 3,415,344 |
Santa Fe Public Schoals $1,654,233
Special Taxing Districts $708,840
Total $37,649,407

Nat Beaefits Qver the First 10 Years for Local Taxing Districts and the State

Present:

Additional Net Value of
Costs* Benefits  Net Benefits**
(52,210,134} $23837,021 | 618,009,116
(51,720567)  $4,099,469 $3,313,204
_ ($63651)|  $3,349,653 | $2,5526628
(6516,451) |  §1,137,782 5848,462
S0/ 4708, 640" $528,053
(54,516,842)  $33,132,565  $25,251462

The project may result in local and state population impacts, Therefore, some additional costs are estimated for the state
and local taxing districts. Additional costs represent the additional cost to provide state, municipal, county, or school
district services to new residents, businesses or new school students. The calculation of costs are estimated based

on recent budget expenditure information and the projected change In residents, employees and school students in the
community. The Methodology section has additional information on these fiscal Impact calculations.

* Additional costs were estimated for the state, city, county, and school district as the resuit of population changes and the provision of
government services to new residents. The orea popuiation changes result from the portion of the new jobs being filled by workers moving
to the area. A majority of the new fobs ore expected to filled by current New Mexico residents so the project Is expected to have o smoli

effect on odditional costs on a statewlde basis.

** The Present Vaiue of Net Benefits is o way of expressing in today's doilars, dallars to be paid or received in the future, Today's dolior and o
dollar to be received or poid at differing times in the future are not comparoble because of the time value of money. The time value of money is
the interest rate or each taxing entity's discount rate. This onalysis uses a discount rate of 5% to make the doflors comparoble.
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EXECUTIVE SUMMARY

Benefits for the State of New Mexico
The table below displays the estimated additional benefits to be received by the State of New Mexico over the first 10
years . The project Is expected to have a small effect on the statewide population and therefore some additional

statewide costs to provide additional services were estimated for the state. Appendix C contains the year-by-year
calculations.

Siate of New Mexico: Additionat Benefits 2nd Cosis Overthe First 20 Years

Additional Additional Net

e Beneﬁts ) Costs  Bensfits

Gross Receipts Tares ] $3962128 1 S0 53,962,128
Property Taxes - CommercraLfindustrlal Real | $222,642 50 $222,642
erpertrTaxes Commerc;aljlndustnal -8pp | 817,997 S0 s17.997
Property Taxes - New Res:denttal 55,328 §0 ' §'5;‘328
Personal Income Taxes $7,870,952 S0 67,870,952
Corporatz Income Taxes $1,222,407 50 §1,222,407
Miscelfaneous Taxes & User Fees 512,745,701 %0 $12,745,701
Cast of Providing State Services s0/[  (52210134]  (52,210,134)
Total $26,047,155 ($2,210,134) 523,837,021

Gross recelpts taxes are estimated on new taxable gross receipts resulting from the project. Property taxes are estimated
on the firm's property and new residential property constructed. Personal income taxes are estimated based on an
effective income tax rate and the earnings of new direct and indirect workers. Corporate income taxes on the direct
activity is based on the net taxable income projected by the company. Corporate income taxes on the Indirect activity Is
estimated on a per indirect worker basis and the observed statewide carporate income tax collections per worker.

To the extent that the project will result in an Increase in new households in the state, additional miscellaneous taxes and
user fees have been estimated for the state. Additionally, the costs to provide state services to these new households
were also estimated based on racent state expenditure data as detailed in the Appendix.

Benefits and Costs for Santa Fe

The table below displays the estimated additional benefits, costs and net benefits to be received by the city over the first
10 years of the project.

Santa Fe: Additional Benefits and Costs Over the fist 10 Years

Additional Additional Net

Benefits Costs Benefits

Gross Receipts Taxes ' | $2,782,150 | S0l 52,782,150
Property Taxes - Commercial/industrial -Real || $604,570 S0 4604570
Property Taxes - Commercialfindustrizal - BPP 548,871 S0 548,871
Property Taxes - New Residential $8,156 50 $8,156
[Utility Revenue $1,466,289 50 $1,466,289
Utility Franchise Fees $169,043 50 $169,043
Lodgers Tax 7 - : 50 Es0] BN 50
‘Building Permits and Fees I $530,000 $0/[  $530,000
Miscellaneous Taxes & User Fees I [EE710,957] I 50 $210,957
[Cost of Providing Municipal Services S0 | (52s4278]|  (5254278)
|Cost of Praviding Utility Services S0 [51466289) (51,466,285}
Total : $5,820,036 ($1,720,567)  $4,099,469
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EXECUTIVE SUMMARY

Benefits and Costs for Santa Fe County

The table below displays the estimated additional benefits, costs and net benefits to be received by the county over the
first 10 years of the project.

Santa fe Coun:ty: Additional Benefits and Costs Over the Firsz 10 Y2ars

Additional Additional Net
| Benefits Costs Benefits
Gross Receipts Taxes $873,347 $0 $973,347
[Proparty Taxes - Commercial{Industria! - Real $2,208,572 50 52,208,572
Property Taxes - Commercial/industrial - BPP 5178,531 50 5178,531
Prgpe__m Taxes - New Residential 526,874 50 526,874
[Building Permits and Fees 50 20 50
Miscellaneous Taxes & User Fees $32,020 50 532,020
Cost of Providing County Services S0 {569,691} ($69,691)
Total $3,418,334 ($69,691) $3,349 653

Benefits and Costs for Santa Fe Public Schools

The table below displays the estimated additional benefits, costs and net benefits to be received by the school district
over the first 10 years of the project.

Santa Fe Puhlic Schools: Additional Benetits and Costs Over ibe First 10 Years

Additional Additional Net

Benefits Costs Benefits

|Property Taxes - Commercial/industrial - Real }‘1_.21419§2 ' S0 51,214,052
[Property Taxes - Commercial/Industrial - BPP 598,138 50 598,138
Property Taxes - New Residential $140,235 50, 5140,235
Additional State Funding $201,808 50 $201,808
[Cost of Educating New Students $0 (§516,451] (3515,451)
fotal $1,654,233 {$516,451) $1,137,782

Benefits and Costs for Special Taxing Districts

The table below displays the estimated additional benefits, costs and net benefits to be received by other special taxing
districts over the first 10 years of the project.

Specia'! Taxing Disiricts: Addizional Benefits and Costs Over the first 10 Years

Additional Additional Net

Benefits Costs Benefits

Property Taxes - Commercialfindustrial -Real | 643,369 50 $643,369
Property Taxes - Commercial/industrial - BPP 552,007 S0 552,007
PProperty Taxes - New Residential 513,265 0 513,265
Total $708,640 50 $708,640
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EXECUTIVE SUMMARY

New Mexico Economic Development Department Notes

0
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Pendlcton Appraisal, Ltd.

Real Estate Appraisers and Consuflanis

MARKET VALUE ESTIMATE
Appraisal Report of Real Estate

Caja Del Rio Holdings, LLC  28.000 Acre Parcel
Vacantland 28 Caja Del Rio Road
Within Section 2 T16N RBE
Santa Fe County, New Mexico 87507

Appraised In As Is Condition as Vacant Land
Prior to Proposed Development

Preparad for
Caja Del Ric Holdings, LLC
clo
Mr. Mark W. Haley, Vice Presidant
Cauwe!s and Stuve Realty and Development Advisors, LLC

8814 Horizon Boulevard, NE Suits 400
Albuquerque, New Mexico 87113

Effective Date of Appraisal — as of March 24, 2016
Date of Appralsal Inspection

Prepared by

PENDLETON APPRAISAL, LTD.
Matthew H. Pendlaton, MAI

1649 Montezuma, Suite 238 Santa Fe, Wow Mexico 875001 505-983-7315



Pendleton Appraisal, Ltd.

Real Estate Aporaizcrs and Consultanis

Matthow H. Pendlc-!oﬁ, AT March 31, 2016

Caja Del Rio Holdings, LLC ¢/o

Mr. Mark W. Haley, Vice President

Cauwels and Stuve Realty and Development Advisors, LLC
8814 Horizon Boulevard, NE  Suite 400

Albuquerque, New Mexico B7113

Re: Caja Del Rio Holdings  28.000 Acres
Dear Mr. Haley:

| have appraised the referenced property for the purpose of astimating its market value.

The intended use of this appraisa' is to assist Caja Del Rio Holdings as client and intanded user of the appraisa,
along with any designated successors and or assigns including the New Mexico State Finance Board, with real estate
value information and realty asset management

This appraisal conforms to Office of the Comptroller of the Currency (OCC) appraisal standards in Federal Rule 12
CFR Part 34, and appraisal guidelines st forth in the Uniform Standards of Professional Appraisal Practice (USPARP).

The format of this appraisal is an Appraisal Report.
The effective date of this appraisat is March 24, 2016 coinciding with the most recenl appraisal inspection.
Property rights appraised are those of the undivided fee estate assuming immediately marketable title.
The conclusion of this appraisal as of an effective date of March 24, 2018 may be stated as follows.
Market Value Estimate
Caja Del Rio Holdings LLC ~ 28.000 Acres

Appralsed as Vacant Land Prior to Development
Real Estate Only As Is Condition $770,000

Noteworthy assumptions for the appraisal and final value estimate follow.

The recorded survey plat and legal description attached hereto, usad for purposes of detenmining appraised
property land area and boundaries, were assumed {0 be accurate as of the effective data of this appralsal.

This appraisal assumes legal and perpetual access rights would be attainable In the future off Caja Del Rio
Road, as necassary for ordinary coursas of vehicular access to the property.

This appraisal is pradicated on the undarstanding that there are no title conditions, easements. deed restrictions
or legal mattars that would impair value or marketability. Clear and immediately marketable title s assumed.

Absent profassional land enginearing raports, this appralsal assumes there are no significant detrimental physical
conditions or soil conditions In tha appraised land that would impair value or marketability,

This appraisal reflects real estate only as vacant land in as Is condition excluding personal property itams
including but not limited to future development entillements, ficansas, business value or other intangibles

A synopsis of this appraisal is provided on the following Appralsal Summary.

With regards,

/PE%ET\ON APPRAISAL,“Q.

Matthew H. Pendleton, MAI

359 Monleruma, Suite 235 Santa Fe, New Mexico B7501 505 w83-7315



Appraisal Summary

Compatanty Provision

Intended Use of Appraisal:

Intended User of Appraisat:

Property Appraised:

Property Rights Appraised:

Purpose of Appralsal:

Definition of Market Value:

Matthew H. Pendleton holds the MAI dasignation and is licensad as a General Appraiser by
the New Maxico Real Estats Appralsers Board. Appraisal experience since the 1980s
includes a variety of commercial and spacial purpose properties. For reference see the
appraiser cartificates at Exhibit A,

The Intended use of this appraisal is to assist the appraisal clisnt and any designated
successor end o assigns with real estate value information and realty asset management.

The client and intended user of this eppraisal is Caja Del Rio Holdings LLC and any other
designated successars and or assigns, including the New Maxico State Finance Board.

Caja Del Rio Holdings property consisting of 28 acres of vacant undeveloped land situated
southwest of the city limiis of Santa Fe New Mexico. Street address is defined as 28 Cala
Del Rio Road and the tract location is along the east fronlage of said raadway about 922
feet north of Santa Fe Bypass Highway 599, As of appraisal, a master plan for senior [iving
had baen recommended for approval by the County Development Review Commitles as
racorded January 2016, though any effact on the value of the appraised land was rol
possible to precisely delemine as of this appraisal As such, the properly has besn
appraised In as is physical condition as raw land priof to final development entitiernents and
future improvemeants. For property location sae the maps at Exhibit B.

Undivided fee simple estate.

Estimate the market value of the appraised real estate.

The tamm “market valug™ used herein is synonymous with the term used by the Office of the
Comptroller of Currency of tha United States (OCC) and is defined as.

The most probable price which a preperty should bring in a competitive and open
market under all condiions requisits to a fair sale, the buyer and selier, each acting
prudently, knowledgeably and assuming the price is not affected by undue stimulus.

Implicit in this definition is consummation of a sala as of a specified date and
passing of title from seller to buysr under conditions whereby:

Buyer and seller are typically motivated;

Both parties are well informed or well advised and each acting in what he considers
his own best interest,

A reasonable time is alowed for exposure in the open market,

Payment is made in leams of cash in U.5. doliars or In terms of financial
amangements comparable thereto; and

Tha price reprasents the normal considaration for the proparty sold unaffected by
special or craative financing or sales concessions granted by anyone associated
with this sais '

Effective Data of Appraisal: March 24, 2016 date of appraisal inspection.
Date of Report: March 31, 2016 the date of final report writing.
t Frhaer] Sugtatr, Vohuma B8, Num3ur 148, Tharsdey, August 34, 1990, Rulss and Reguiations, Page 3434, Bectian 34.A41M appreved by the Do of Thift Supervision tnd the Office

of tha Comptretier of the Curtency of thw Unitad Siztes of America.

Pendleton Appraisal, Lid



Legal Description:

Property Salas History:

Condition of Title:

Scope of the Appraisal:

Past Appraisal’

Usa of Property:

Pendleton Appraisal, Lid

The legal description of the appraised propery is by metes and bounds along the east
right-of-way line of Caja Del Rio Road defined as Tract 1 within Section 2 of Township 16
North, Range 8 East, NMPM, Santa Fe County New Mexico. For llustration see the 2008
Del Rio Survey and the more racant 2013 Morris Survey both attached at Exhibit C, along
with tha metes &nd bounds description within the Special Warranty Deed.

The appraised property was formerly listed for sale by Phase One Really through year
2013 at an asking price of $758 000 which equates to §27,000 per acra. The property sold
in December 2013 te Caja Del Rio Holdings LLC from Eastar Saals Maria El Mirador at an
undisclosed price, confidentiality agreement cited by the appraisal client Caja Del Rio
Holdings LLC. Discussion and further mention of the sppraised properly aclivity is
prasented hersinafsr im the valuation section of this appraizal. Aside from this activity there
have bean no open market sales of the appraised propenty within the past three years.

The mos! recent known title document is attached for reference at Exhibit C. This appraisal
assumes clear and immediately marketable titis.

The format of this study is an Appraisal Report.

This appraisal conforms to the Uniform Standands of Professional Appraisal Practice.
Expianations of the scope of work are provided, as well as summaries of the information
considered and method of valuation employed. The depth of discussion contained in this
report is specific to the needs of the client and for the intended use staled hereln, The
appraisaris not responsible for unauthorized use of this report.

Appraisal investigations were performed to determine the value characteristics specific to the
appraised real estate. Information used in this cass included the boundary survey plats,
County assessment maps, past land listing information, property tax information, proparty
owner information, Courty zoning map and zoning criteria, saleflite image photography and
othar mapping, as well as through physical inspections of the appraised propedy and
neighborhood by the appraiser and appraisal staff,

Measuremants of value were developed through the land sales comparison method of
valuation. Research of comparable land data was undertaken in the process of valuation,

The property has bsen is valued as vacant raw land in as is condition. The final estimata
raflacts an opinlon of value that the property would command as real estate only in a3 is
condition within a reasonabla marketing time under the conditions and assumptions defined.

Pendleton Appraisal has not parformed any appraisal work or other study on the subject
property of this report within the last three years,

The current use of the appraised property as of appraisal is vacant raw 1and. The appraisal
assumes vacant land conditions prior to final construction entitlements or developmeant.



Property Taxes.

Estimatad Marketing Time:

Exposure Tima

Fina! Value Estimata:

Appraiser,

Pendleton Appralsal, Ltd

Property tax information for the appraised property rasearched through the Santa Fe
County Assessor and Treasurer offices is summarized below

Property Assessed as Ona Parcel

Owner of Asssssment: Caja Del Rio Heldings LEC
8814 Horizon Boulevard NE  Suite 400
Albuquerque, New Mexico 87113

Property Address 28 Caja Del Rio Road
Santa Fe, New Mexico 87507
Legal Description; within Saction 2, TIEN, RBE
Santa Fe County, New Maxico
Land Area: 28.000 acres per assessor records
Parcel Coda #: 1-047-086-462-443
Account #: 99305858
Assessor Full Value and Taxas 2016
Land $630,000
Improvemeants £-
Altemata Value $151
Annual Tax Bill 2014 $5.838.84
Annual Tax Bill 2015 5140 altemnata grazing value
Status paid

According to the County Treasurer ali property taxes due as of appraisal are paid.

The estimated marketing time required {o sell the appraised property forward from the
eflective date of this appraisal, may extand up to 12 months, This estimate is based on
obsarvation of marketing times found In comparable land data cited hereinafier.

This is an estimata of the time required to have successfully marketed the appraised
property culminating in 8 consummatad sale as of the effactive date of appraisal. This
estimate Is based upon review of marketing times and conditions leading up to the effective
date of appraisal which suggest an exposure time of up to 12 months.

Market Value Estimats

Calja Del Ric Holdings LLC  28.000 Acres

Appralsed as Vacant Land Prior to Davelopmant

Real Estate Only As Is Condition $770,000

Matthew H. Pendleton, MAI



Census Area Trends:

Tha primary census area influencing the appraised propery is the Cy of Santa Fe, County seat of
Santa Fe County and the Stata Capital of New Mexico, A review of economic trands follows.

Population Santa Fe city population Increased at about 0.5% per year between 1990 and 2010, while the
county as a whole raporied an annual growth rate of 1.9% during the same pesiod. Most of the
recent local population growth has occurred outside of city kmits. Attractions to the ama which
work to draw demographic in-migration Include modest employment opportunities, the arns
Industry. Native American culture, scenery and clean environmant and recreational terrain.
Population census figures for the Santa Fe area may be summarized as follows

1980 1880 2000 2040 2014 est.
City Limits 63475 60,971 62,203 67,947 82,600
Santa Fe County 75,350 98,926 128,292 144,170 145,200
Anather significant component of the loca! populetion is second home residents who reside in the
city part time, but do not claim Santa Fe as thelr primary place of residence. Second home
residents and vistors add to the numnber of persons influsncing local market conditions.

Retall Trada A maasure of real estate demand may be provided by examining the pattem of retall spending
within the city. Annual gross receipts taxes collectad from all categodes of spending are
summarized below.

Annual Gross Recelpts Tax

City of Santa Fe

Year Annual Gross Receipts Tax

200172002 $69,158,345

20022003 $72,002,022 +4.1%
20032004 §75,560,468 +4.9%
200472005 $78,304,208 +3.6%
2005/2008 $83,138,227 +5.2%
200872007 $86,750,844 +4.2%
200772008 $88,547,033 +2.1%
200872009 $85,689,145 -3.2%
200972010 $80,021,871 £.6%
20102011 $80,454,380 +0.5%
201172012 $83,723,413 +4.1%
201272013 $34,261,803 +0.8%
20132014 $88,029,352 +4 5%
201412045 $91,125,378 +3.5%

Peandleton Appraisal, Ltd

Retait spending throughout the city of Santa Fe was on the rise in the early to mid 2000s.
The benchmark fiscal year was 2007 to 2008 during which time gross recsipts taxes
approached $89 million, Thereafier, retall trade in the city began to fall off, though
rebounding during the past few reporting periods. Figures shown not adjusted for inflation.



Employment Trends In the local labor force, unamployment has moderated over the past several years,
dropping from a recent high of 7.1% for the Santa Fe MSA to a 2013 not seasonally
adjusted figure of 5.1%. Employment figures for the Santa Fe MSA include Santa Fe and
nearby Los Alamos Counly. Statewide average unemployment for 2015 was 6.3%.
Government employment in Santa Fe, as wall as County and Ciy government work farces,
along with the nearby Los Alamos National Laboratory, stabilize the locat economy.

Annual Employment Data

Santa Fe MSA
Year Civilian Labor Estimated Total Parcent
Force Persons Employed Unemployed
2001 71,382 68,784 36%
2002 71,671 68,857 3.8%
2003 73,797 70,584 4.4%
2004 74,820 71,491 44%
2005 76518 73351 41%
2006 71178 75,116 34%
2007 78,908 76,664 27%
2008 79,406 76640 3.5%
2009 77,563 72,740 6.2%
2010 77,623 72150 7.1%
2011 75,239 70,468 6.3%
2012 75899 71,980 52%
2013 73849 70.207 51%
2014 preliminary prelgninary 51%

Sourca: New Mexico Department of Workforca Soluitions

Hotel and Motal Sector Tourtsm dollars impact the local economy and a measure of tourism in Santa Fe is the
lodging industry. Taxes on hotel and mote! rooms revenues are summarized below.

Lodgers Tax

City of Santa Fe

Fiscal Year Lodger Tax Alone Annual Change
1891-1992 §2.891.763 +16.0%
18921993 83.466.771 +15.8%
1893-1994 $3,638642 +4.9%
1954-1885 53,643,651 H.1%
1985-1956 $1.626,487 0.5%
1996-1957 51,684,185 +1.8%
1657-1998 $3,904,953 +5.0%
1992.1999 $4,088,719 +4.T%
1998-2000 §4,254,316 +.1%
2000-2001 $4.350,425 +2.3%
2001-2002 54,341,889 0.2%
2002-2003 54634078 +5.T%
2003-2004 $4,317,800 £.8%
2004-2005 $4,456 482 +3.2%
2005-2006 $4.645,092 +4.2%
2006-2007 $4,858 458 +8.7%
2007-2008 $5,027,039 +1.4%
2008-20089 $4.497,580 -10.5%
2009-2010 $4,132.845 -8.1%
2010-2011 $4,245,832 +5.3%
20112012 $4,381,163 +0.7%
2012-2013 $4.659,304 +6.3%
2013-2014 $4.728.017 +1.5%
2014-2015 55,162,217 +8.2%

The lodging market in Santa Fe expanded dramatically over a 15 ysar pariod that first peaked In
2007 and 2008. Motet and hote! bookings deciined thereafter and are now stabilized at lavels
found inthe earty to mid 2000s. The most recent fiscal years show a resurging upward trend.

Pendieton Appraisal, Lid



Residential Real Estate

The primary forms of residential housing in tha combined areas of tha City of Santa Fe and
Santa Fe County are summarized below as compiled by the Santa Fe Board of Realtors
and Muttipls Listing Service. Nole this Information reflects oniy multiple listing propertiss
and not necessarily all real estats activity in the area.

Santa Fe Residential Housing Market
Combined City and Santa Fa Counly Includes El Dorada
Volume Scid  Median Pricing  Days on Market % of List Price

2006 2007 2008 2011 2012 2013 2014 2015
# Sold
Single Family 1,773 1.411 9867 1,083 1,287 1374 1.818 1,857

{11 3% (-2C 4%} -2y 8% {*12 6%} (rlu a4} {8 k%1 {2 aw {*T BFw)
Average DOM 145 160 182 209 214 175 185 173
Condo/Townhse 698 414 233 246 337 369 419 513

18 0%) (40 T} M 1+ %) (+370%) 1+95%) (*136%) t+22 41
Average DOM 187 154 197 223 214 160 173 150
Median Price

Single Family §531,048 $§572.367 $479.484 $490,503 $453,938 $456,127 §442 444 $416,555

{+T.4N) (=T8N [SLF 0 (=2 3%) {-T 5% {0 5% 304

% of List 96.6% 96.4%

+3A%)

83.7% 82 8% 84.3% 85.5% 85.22% 95.71%

Condo/Townhse  $358.889 $381,686 $312,758 §299,030 $309,057 §$310,713 $298.846 §282.740

(+25.3%) (4%} (B ALH) 4 d%) L#3 4%} (+0 5%} 7T 1S 4%)
% of List 98.6% 972% 84.1% 93.8% 84.7% 85.7% 85.8% 86.3%
Seurca: Santa Fe Muktiphs Listing Service, compiied by P TL L.

Pendieton Appraisal, Ltd

The housing markat in and around Santa Fe began a precipitous deciine starting around 2007.
During this cycle the annual number of single famiy sales and the annual number of condominfum
sales bottorned out In year 2009. Following a gradual recovery, the last few reparting perieds
show some indication of a mare robust market at least in terms of the volume of sales, though
median prices are deciining. What appears to be the case i an increass in rumber of sales,
partnered with lower priced producl.

Other noleworthy data concerns the length of lime on the market and percant of original list
price. Days required to achieve sales increased significantly during the recovary period,
gradually improving, with 2015 figures showing less than six months marketing time
required in single family and condo. Percent of list price attained has stabilzed in recent
years st sbout 96% of list price.

Recent findings suggest the local housing market as a whole is continuing to adjust in
terms of pricing primarily due to the influx of lower tiered product within the affordable
sactors of town, thus driving down median price. This has been alleviated somewhat by an
increase In volume of sales. At the sama time, average days on market and percant of fist
price attained have improved under these conditions



Conclusions

Pendleton Appralsal, Lid

Over the long term the economy of Santa Fe has realzed significant sustainad growth. In the
racant past, however, local indicators such as construction retail spending and emplaymant were
impacted by the economy. Thas residantial macket is rebounding samewhal folowing an
adjustment period that spannad severa) years. Many sectors of the commercial market were aiso
impacted. The city nevarthalass holds a strong govemment economic base and is & rerownad
tourism destination, with retad spending and lodging visitation rebounding through the most recent
fiscal years. Analysis suggests that the local raal estate market has stabiired with a foracast for
praduat recovery.



Neighborhood Map Vicinity of Caja Del Rio Road
Santa Fe County, New fMexico
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City of Santa Fe Municipal Recroation Complex
Marty Sanchez Links De Santa Fe Golf Course

New Mexico Department of Game and Fish

Naw Meoxico Archaeology Bullding

Santa Fe County Public Works

Santa Fe Public Schools El Caminc Real Academy
Santa Fa Animal Shelter and Challenge New Mexico
Sante Fe County Waste Landfil!

=g i d

Pendieton Appralsal, Lid.




Neighbarhood Description:

Pendieton Appralsal, Lid

The appraised property lies within Section 2, 8n area historically of State of New Maxico and some
Fedaral land ewnership, crossad by privata holdings as well. Land tenures as such remaln to this
day, but are now crossed through by the Highway 598 Bypass and Caja Del Rie Road, a paved
county road surface within & 150 foot wide right-of-way. The neighborhood would essentially be
defined as the property lying north of the Bypass along Caja De! Rio Road.

A paved two way frontage road eligns with the nodh side of the Bypass, and Caja Dt Rio Road
extands generally nothward from this frontage road toward Las Campanas, a ieary residential
davelcpment. Aleng the way Cala Del Rio passes parcels that have been development within
Stale of New Mexico property, as well as Ciy of Santa Fe propenty leased from the State,
Including the MRC Municipal Recraation Complex of saccer and other ball fields, a municipal golf
course, the Santa Fa Animal Shelter and Challenge New Maxico. Further to the nerthwest behind
the goif course Is the Santa Fe County sofid waste langfil

The appraised property is cne of few private tand holdings toward the south end of the Caja Del
Ric Road, lying relatively closa to the Bypass frontage road. Sumounding lands here include the
Baca ranch holdings and State of New Mexico property. essentially in the form of vacant
rangeland. The ciosast development is the State Archeslogy bulding just to the north on the
westerly opposits side of Caja Del Ric.

For ifustration of the neighborhiood s=e the Neighborhood Map on the precading page.

Asids from the davelopad parcels which glready exist, and the residential home developments
proximata to Caja Del Rio and County Road 62, most of the land in this area is vacant rangeland
prainie lacking developed accass or infrastructure,

Cala Del Rio Road provides an access route through the far northwest secior outside Santa Fe
between the Bypass and the MRC, as well as a back entrance into Las Campanas and the City
Buckman Diversion Water Projoct further north.

in conclusion the immediate nelghborhood of the appraised propery is a public instiutional distnct

north of the Santa Fe Bypaas Highway 599 along the Caja Del Rio camidar set with a mibdure of
privata holdings and State of New Mexico lands. Value trends are befaved stable at this tme.

T



Site Description:

Pendleton Appraisal, Ltd

The appraised property Is vacant rangeland known as Tracl 1 situaled slong the east
frontage of Caja Del Rio Road, about 922 feet north of the Bypass right-of-way This is
vacant raw land lacking improvamants. The land area under study s as follows.

Appraisad Land 28.000 acres

For lustration see the survey plats at Exhibit C. Note that the Morris Survey drawn in 2013 but
not yet filad of record is the most recent survey plat. Also provided for referance is the 2008
Wisgel Survey. the Land Division Plal for the State of New Mexico, which is filed of record.

Also provided for INustration are the following kems at Exhibit D.

Exhibit D

LUSGS Location Map

Asrial Photograph of Site Location

Topographic Aertal

Appraised Property Photographs

County Zoning Map

County Zoning Criteria Public Institutional Zoning District
FEMA Flood Hazard Map

The shape of the parcel is quadrilateral essantially, with the wast boundary of 1,123 feat
belng along the east right-of-way fance of Caja Del Rio Road. The east boundary extends
norh to south 2 distance of 874 feet and the north baundary i east to west about 1,754
faet In depth off the Caja De! Rio roadway. The south boundary common with Tradt 2 is
1,048 fest from east to west, Tract size and dimensions are adequate for common uses.

The appraised property lacks development infrastructure. There are no developad vehicular
access points or driveways inlo the property though the future tikely direction of access will
be off Caje Del Ric Road. There are no wutility extensions into the appraised property as of
thls appraisal, The high pressure Buckman Diversion water line and the high pressure
natural gas line both within the Caja Del Rio right-of-way are not directly acsessible. and
these utilitias will need to be brought into the site from indirect pathways nearby. same with
electrical power, There is no sanitary sewar in this location, and the property owner states
that future development of the appraised land, beyond the scope of this as is appraisal, will

require an 8,000 lineal foot exiension off praperty to the Alrpart Road trunk fine further
removed to the south.

Tearrain throughout the parcel is essentially dryland range undulating and with 8 gradual
east lo noidhwest slope toward a lower lying drainage near the north boundary that contains
a scattering of low growlh evergreens. Otherwise the ramainder of the site is level to
modarately sloping property of cacti, nalive grasses and shrubs absent any augmented
featuras. Elevations range from about 6,460 at the sast boundary to slightly below 6,400 on
the northwast side. The site doos not contain any FEMA designated flood hazard areas.
Property Is currently under a short term grazing lease for tax purposes,

With regard to zoning, the appraised property is under tha jurisdiction of the Santa Fe County
Sustalnable Land Davelopment Code. being Santa Fe County zoned property outside the city
imits. The Sustalnabla Land Development Code sets parameters on new deveiopment not
only lied to water availabiity, but other developmant faclors as well. The current zoning map
identifins the appraised propady as P Public Institulional permitting & number of uses
including govermmental, special purpose, educational, non-profits, recreational facilties and
public faciities, but excluding heavy industral, waste product businasses and industrial
relaled warehousing. For reference se the zoning map and zoning criteria page at Exhibit D,

The appraiser is not qualified to detect inadequate site tarrain conditions or soil conditions and
reports by axperts are recommended. if these conditions are of issue. This appraisal
assumes there are no unusual detrimentatl physical conditions or soll conditions.

With regard to environmental hazards, this appraisal assumes the property is free and clean
of any environmental hazard conditions and or substances that would be detrimental lo value
or marketability.

12



Highast and Best Use:

Highest and best use may be defined as

The reasonably probable and legal use of vacant land or an knproved property, thal is
physically possible, approprately supporled, financialty feasible, and that resufls in the

highest value.?

Highest and best usa factors ara discussed below. Because the appraisal reflects vacant
land, thers is no analysis of highest and best use as Improved.

Legal The appraisad proparty is described on current mapping as being zcned public
institutional, a zoning designation that permits a number of alternatives Including
community facikties, special purpose, public, recreational and educational. From this
standpoint the land has a nurnber of possible legal uses, The public institutional zons also

locates the Sanla Fe Animal Shelter, Challenge New Mexico and Archeology Center
naacby to the north.

Physical The property is apgraised as vacant raw land. There are neightoring barriers
formed by the Animal Sheher 1o the north and Caja De! Rio Road afong the west. H is
assumed that vehicular access off Caja Del Rio Road would not be unreasonably withheld.
Ulilties are either adjacant or will require some rather creative and extensive extensions for
any significant future development. Future access improvements and utility extenslans are
beyond the scope of this as is appraisal,

Demand and Feasibllity The presence of the neighboring uses and the public
Institutional 2oning affects the demand potential of the tand and in the opinlon of the
appratser reduces the (ikelihood of rasidenttal ever being a desirable altemative. This being
the case, and with the proximity of the aforementioned projects, the suggested future use of
the land, asida from historic grazing, would be for developmant of public or institutional
uses of related facilities,

Conclusion While zoning aklows for @ number of uses, the proximily Infuences
surrounding the proparty probably rule out residential. The sutrounding State owned fand
places the appraised 28,000 acres on a standalone basis of evaluation probably not suited
for assemblaga. Given the existing public institutionel zoning combined with the proximity of
govarnment sponsored facllities, the estimated highest and best use of the appraised
propety is for some form of public, institutional, or indepandent speclal purpoae
development conformming la zoning and compatible with the neighborhooed.

T Thw Aporeieal bnsicuts, The Dictionsry of Real #tata Aqnmaisal. th edition, Chicago, Hlingis, Appraieal instiuta, 3810, pege 8.

Pendieton Appraisal, Ltd
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Valuation Procedure
For this appraisal sliuation the salected means of valuation Is land sales comparison.

The sales comparison method amives at en indication of value by comparing recent sold
transactions, pending sales and cument fistings of similar vacant land

The rant capitatization method and depreciated cos! method were not developed because
the property is appralsad as vacant land. absent building structures. Omission of rent
capitalization and depreciated cost does not impair the credibility of the appraisal or create
an appraisal contrary o USPAP standards.

Land Value by Sales Comparison

A search of land transactions was undertaken in the subject neighborhood in order to gain insights into the market for
comparable land. The objective was to estimate what the appraised land would sell for as though available for sale as of

the effective date of appraissal.
Factors of value considered wers as follows.

Propary Righis Conveved - The property rights conveyed of to be conveyed in each comparison were those
of the fee simpie estate, and fee simple value was used as the basis for comparison.

Elnancing - Financing tems were cash of cash equivalent. No adjustments fo the sale prices shown were
warranted for financing terms.

Conditions of Sale - Tha conddions and motivations behind each sale were raported to ba "ams length” and
no concessions influanced the prices reporied, except as noled.

Markst Conditions — Market conditions adjusted dowrward In local realty markets in recent times due to
economic conditions in genarat The selected data reflects tha cument market.

Physical - Tract sizes in the comparisons vary. Prico adjustments may be wammanted In cases of wide
variation in size. Street locabion and accessibiily can also influenca land prices.

The most meaningful comparisons are summarized below.

Pendleton Appralsal, Lid
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Map Locating Land Comparisons
Viclnity of Cajs Del Rio Roed Santa Fe, New Mexico

Ref 18 el 2

Pendleton Appraisal, Ltd.




As a starting point, the previous listing and most recent sale of the appraised property are examined.
Pravious Listing of Appraised Property
Ref Grantor Grantee Location Sale Date Sale Price Tract Slza Unit Price

1 Phasa One Realty East side Caja Del Rio as of 203 $756,000 28.00 acres $27,000 par acre
Listing for Sale North of 528 Frontaga Road asking

This past fisting was In the current time frarme, Property was described by fisting broker as 2 multi use tract along Caja Del Rio Road just
north of the Highway 539 frontage roed. No infrastructure exdensions, though paved access along west boundary. Otherwise the land
iself was vacant and absent any improvements. Asking price equated 1o 527,000 per acre or $0.62 per square foot. County RR Rural
Residentia) 2oning with proposed future zoning in the Santa Fe County Sustainabie Land Davelopment Code as Pubtc Institutional.

Most Recant Sale of Appraised Property

2  Knights Templar East sida Caja Dei Rio 122013 §756,000 28.00 acres $27,000 per acre
Caja Del Rio Holdings  Narth of 529 Frontage Road past Hsting price

The selling enlity was Foundation of tha Knights Temptar dba Easter Seals Santa Maria E Mirador. Condition of the land was tha same
as that found In the 2013 Bsting above, no Infrastructure exiensions, paved frontage though lacking driveway access zlong west
boundary and otherwise vacant and absent any improvements. County rural residential zoning prior to the recently adopted Santa Fe
County Sustalnabla Land Development Code which showed the future intended zoning of the land & be Public Institutional. Purchaser

reports that thare was a confidentiality agraement in place, and the exac! price was not revealed lo the appraiser, Special Warranty
Deed 1725405.

Additional sales and listing data are presented below for comparison.

Pandleton Appralsal, Ltd 16



Schedule of Land Comparisons
Southwest Sector Banta Fe thru Early 2016

Ref Grantor Grantee | ocation Sale Date Sale Price Tract Slze Unit Prica

3 Gerhardt Family Northof Agua FriaRoad 0872006  §1,000000 41727aces  seebelow
Suerte DelSur, LLC  East of Cottonwood MHP

This Is the sale from Gamacdt to Suarte Dei Sur off north side of the known forthcoming alignment for Meadows Road. Rural terain
with small area of frontage on north side of Agua Fria Read, Most of the ske lies norih of the Santa Fe River. Zoning &t time of sale was
RR Rural Residential situated In the County. Onsite well with 5 acre feet of consumptive watef right valued at about $100,000, not found
at appraised propesy, leaving a nat to the land of $900,000 or $21,569 per acre or 50.50 per square foot. Warranty Deed #1448082,

4 B&E Partnership Southwest comer |-25 0272008 §2,067,300 64.91 acras 530,000 per ac
JOEB, LLC and St. Francis Drive

Vacant raw land parcel cutside the city limits acquired by a loca! Investment group. purchased from & longstanding family partnership.
Purchase price reflects raw land absent enlilemants for futurs developmant at time of sale, prior to being annexed inta the city Emits.
Accass is by paved Rabbit Road along the south boundary. City utilities were adjacent though no extensions as of this transaction. Sale
price equated to $30,000 per acre or $0.59 per square foot. Zoning at time of sale was County Rural Residential. Warranty Deed 1731637
Removed location Is not shown on the sales map.

Pandleton Appralsal, Lid 17



Ref Grantor Grantee Location Sale Date Sale Prica Tract Size Unit Price

5 Tiera Contenta Extreme west side of Tierra  12/20039 §2,357.688 34.2045acres  see below
Commercial 598 Conlenta platted Phase 2C net of $100,000 for water rights

Acquisition by development entity of Richard Cook intendad for commercial development to be served by future interchange required
after purchase off Highway 599 Bypass, Property s situated at far west end of Tiarra Conlenta at Tracts 51A, 51B, 54A and 54B plus
snother 1,2570 acve parcal tolaling 34 2046 acres  Total sale price of 52,457.689 was adjusted downward $100,00Q for the water rights
included i the sale, not found at appraised proparty. Remaining sale price was structured to inclide buyer payment of $1,441,500 for
the infrastructure extensions alang the Plaza Contenta roadway plus another $400,000 for costs of the 539 interchange paved road
frontaga. Net price for raw land with paved frontage provided. similar to the approlsad proparty. but prior o infrastructure connedlions
was the total price excluding water of $2,357.689 minus Infrastructure of $1,441,500 equating to $316,188 for 34.2046 acres or 525,786
paracre or 50.61 per square fool. Wamanty Deed 1567592.

6 Stom River Properties Meadows Road 0872012 $1.300,000  16.00 acres $81,250 per acra
SFPS al NM 588

This Is a subsequent sale out of the Garhardt tract referenced above, that sold to Santa Fe Public Schools for purposes of conslruction
of a new public school, €I Camino Real Academy. The property was acquired with the paved extension of Meadows Road along the
south boundary of Tract 1-A, excluding the flaod plain and road right-of-way htsell. Zoning was County Rural Residential st time of sale,
and the sale refiacts closer in location fo the city on the south sida of the Bypass, trunk public utlities in place and paved road surfacs
on the south boundary. Warranty Deed 16796586,

This 16.000 acre sale at $81,250 per acrs had a smalier tract size and direct proximity to infrastructure
to the sita boundary, unike the subject property. As such, direct comparison of this 16.000 acre sale to
the appralsed proparty may not be appropriate.
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Ref Grantor Grantee Location Sale Date Sale Price Tract Size Unit Prica

7 Now Mexico DOT NM 598 Frontage Road as of 2016 $401,500 8.9281 acres see balow
Listing East of Caja Del Rio asking

This is a vacant land listing of a Highway Depariment surplus land parce! that was acquired by the DOT at time of right-of-way
acquisitions for the Highway 589 Bypass. Location s at the northwest comer of the north side frontage road and the grave! Horzon
Lane near an existing rural housing area. Zoning here Is County residential known as Residential Estate psrmitting 1 dwelling uni per
25 acres, Access and soma rasidential grade infrastructure is adjacent Analysis of this listing suggest the following.

Analysis of Listing

Total Asking Price $401,500

Discourt to Consummate Sale 10% appraiser estimate
Probabls Final Price §361.350

Land Area 8.9261 acres

Probable Price per Acre $40.473 per acra

By comparing the above smafler sized 8.9281 acre Esling at its probable price of 540,473 per acre with
other data for larger sized tracts, such as the 34,2046 acre Tierra Contenta transaction referenced as
Sale 5 al $28,786 per acre, one can infer that tract size influences price per acre.

Pendleton Appraisal, Lid 18



The final two listings fall into a larger size category, and the listing prices may not be well founded given the large
sized acreages involved, These are cited for localion perspective only.

Ref Grantor Grantee Location Sale Date SalePrice  Tract Size Unit Price
8 BacaFamiy Woast of Caja Del Rio asof 2016  $13770000 56000acres  $24,589 peracre
Listing North of Santa Fe River asking

This Fsting is a long time family ownership north of the gravel mines along the Santa Fe River in the southwest quadrant of Santa Fe.

Threa parcats held contiguous in undaveloped terrain. Asking price equates lo 524.580 per acre o $0 568 per square foot. On market for
extended period. asking price judged high considering tha large size and removed location of this parcal.

9  Baca Family West of Caja Del Rio asof 2016  $4,800,000 160.00 acres $30.000 per acre
Listing South of Wildiife Way asking

Portion of above property for sale west of Caja Del Rio Road. Property boundary measures about a half mile wids off the south side of
Widiife Way and a mile ncrth o south on the west side of the Archeclogical Buliding and Rugby Feids. Asking price equates to $30,000

per acre ar 5058 par square foot. On markat for extended period, asking price judged high considering the large size and removed
location of this parcel.

Pendleton Appraisal, Ltd 20



Faclors of comparison were considered as follows.

Location

Access via paved Slate or County roads and frontage roads, would be ganerally preferred by market

participants as compared 1o unimproved ranch roads and trall roads, ar the absence of roadways
altogether.

Tract Size

Prices par azre will vary with tract size. In this market properties averaging 20 to 30 acres in size woulkd
be represantative of the competitive market as opposed to larger parcets or smallar user sit2s along the
frontage reads This appears o be B function of market parceived economic scale. Smaller sized tracts
typically salt higher par acra than larger sized parcels, and vice versa, all other factors held constant

Improvemenis

In most of the comparable sales in the competitive markat, there are a number of range improvemenls
inharant within tha overall price per acre. ltems typically found in this case include perimatsr fancing
interior Irails and possibly miscellaneous items. Otherwise there are no bulldings in the compansons. A
couple comparisons wera adjusted to exclude waler or water rights, not found at appraised property.

Terrain

Parcals of simitar range land terain are deemed comparable for the appraisat at hand. Parcels with
rolling rangeland are most similar, while terrain with drainages and sloping areas could possibly be
perceived as belng inferior in terms of davelopment potential.

Infrastructure
Paved frontage roads and the utility trunk lines within adjacent nghts-of-way provide the starting point

from which extensions of infrastructure are be made into undeveloped land. Differences in distance from
access and utifities can affect price par acre, and thus, similar parcets were selected for comparnison.

Given the factors of comparison above the selected comparisons of vacant land value are as follows.

Map1 Phase Ona Listing §27,000 peracre confimned and believed representative of value
Map 3 Suerta Del Sur $21,56% peracre larger tract size warrants a tract size adjustiment
Map5 Tierra Contenta $26,786 peracre  similar size and cthar features refleciad in price
Map7 DOT Listing $40,473 peracre  simdar location influences, requires sze adjustmant
Average from Sample before Adjustmants §28,957 per acre

Pendfeton Appraisal, Ltd 2



Adjustments to the primary comparisons follow, past activity on the subject property excluded from final analysis.

Sale Map 3
Suerte Dal Sur
Base Prica $21,560 per ac
consummated sale
Adjustments
Tract Size 41727 ac
Comparison larger
Adjustment +33% size adiustment

tract size adjustments above at 33% ara by

appraiser estimate from paired comparison of

$40,473 per acre in DOT comp at 8 9281 acres
agalinst $26,786 per acre In Tiema 34.2046 acres
equals a price per acre differential due to variance
in tract size of about -33.8% rounded to 33.0%

Stres! Location paved road known
Comparison similar
Adjustment 0
Infrastructure nona
Comparison similar
Adjustment 0-
Value Indication §28,687 perac

Map
Tiemra Contanta
$26,7686 per ac

consummated saie

34,2046 ac
similar

paved road adjacant
similar

none
similar

$26,785 perac

Map 7
DOT Listing

540,473 parac

current listing

85281 ac
smatier
-33% size adjustment

paved road adjacent
similar
-0

none
similar
0-

§27,117 perac

Based on the above the final land comparisons are refined by adjustments as follows.

Map3 Suere Del Sur
Map5 Tiema Contenta
Map7 DOT Listing

Midpoint of the Data Range
Rounded Average after Adjustments

$28,687 per acrs
$26,788 per acre
§27 117 peracre

$§27,737 per acre
§27,530 peracra

The adjustment sale analysis above suggests the probable value of the appraised property falls within the bracket of
$26,786 per acre and $28,687 per acre. The midpoint of the range is $27,737 per acre and the mean of the adjusted
data is $27,530 per acre. All considered, the final value eslimate for the appraised property should reascnably fall
within these figuras and is therefore stated as follows.

Caja Del Rio Hoklings LLC

26,000 acres

Pendiaton Appraisal, Lid

@ 527,600 per acre

roundad

$772 800
$770,000

12



Reconcillation and Final Estimate of Value
The land sales comparison method was utilized as the valuation procadure. Results of this study are as follows.

Sales Comparison $27.600 per acre assuming vacant land
as Is raw land condiion

Measurements of value developed through the land sales comparison method armive at vacant raw land prior to final
entilements or construction. Like kind comparisons were drawn from the market.

The final value estimate reflects an opinion of what the property would command within a reasonable marketing period.
A reasonable langth marketing time required to sefl the appraised property would be on the order of up lo 12 months.

Examples of marketing imes follow.
Examples of Matketing Times
Susre Del Sur sold D&2008 under 1.0 ysar period to se aftar inftial contact from buyer
Tierra Contenta sold 1272000 not actively listad, sold within 1.0 year of negotiations
Storm River sold 0872012  sold within abowt 0.5 year of initia! negotiations (o purchase

In conclusion, under the assumptions and conditions defined herein, the final market value estimate for the appraised
property, assuming & reasonable length marketing time forward from the effective date of appraisal March 24, 2016.
may be stated as follows.

Market Valus Estimate

Caja Del Rio Holdings LLC  28.000 Acres

Appralsad as Vacant Land Prior to Development

Real Estate Only As Is Condition $770,000

Pendleion Appralsal, Ltd e



CERTIFICATION

The undersigned hereby cartifies, except as otherwise noted in this appraisal report, to the best of my knowiledge and belief:

The statements of fad contzined in this repor are true and corract. The raperted analyses, opinlons and conclusions ara
limied only by the rasported assumptions and fimiting conditions and are my personal, impartial and unbiased
professional analyses, opinions and conclusions.

| have no prasent of prespactive interest in the property tnat Is the subject of this report and no personal interest with
raspect to the parties involved. | have no bias with respect to the property that Is the subject of this report or to the
patties involved with this assignment.

| have not pardormed any services as an appraiser or any other capacity regarding the property that is subject of this
raport within & three year period immediataly precading acceptance of this assignment. unless ctharwise noted harein.

My engagement in this assignment was not contingent on daveloping or reporting predatermined results. This appraisal
assignment was not accapted or prepared on the basis of a requested or specific valuation or the approval of financing.

My compensation for completing this assignment is not contingent upon the development or reporting of &
predetarmined value or direction in value thal favers the cause of the client, the amount of the value opinion. the

attainmant of a stipuiated resul, or the occurrence of a subsaquent averit diractly refated to the intended use of this
appraisal.

The reporied analyses, opinions and conclusions were developed, and this report has been prapared, in corformity with
the requirements of the Code of Professional Ethics and Stendards of Professional Appraisal Practice of the Appraisal

Institute. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

| have made a personal inspection of the proparty that is the subject of this repor. No one provided significant real
property appraisal assistance to the person signing this cartification

As of the date of this repor, Matthew Pendieton, MAJ has complatad the continuing education program for Designated

Members of the Appraisal Institute. As of the dats of thls report. Malthew Pendleton, MAI has completed the continuing
education requirements of the State of New Maxico pertaining to licensed raal estate appraisers.

Noteworthy assumptions and conditions for the appraisal are as follows.

The recorded survey plat and legal description altached herelo, used for purpeses of determining appraisad
property land area and boundaries, were assumed to be accurate as of the effective date of this appraisal.

This appraisal assumes legal and perpetual acsess rights would be attainable In the future off Caja Del Rio
Road, as necessary for ordinary courses of vehicular access to the property

This appraisal Is predicated on the understanding that there are no title conditions, easaments, deed restrictions
ot legal matters that would impair value or marketabiiity. Clsar and Immediately marketable title is assumed.

Absent professional land engingering reports, this appralsal assumes there are no significant detrimental physical
conditions o soil canditions in tha appralsed land that would impair value or marketability

This appraisal reflects real estale only as vacant land In as is condiion excluding personal property tems
including but not limited to future development entitlenents, licenses, business value or other intangibles.

AL\

g Matthew H. Pendieton, MA|
NM General Certified Appraiser #000277-G
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QUALIFICATIONS OF THE APPRAISER
Matthew H. Pendleton, MAI

EDUCATION

B.A. Naw Maxico Stale Unlversity
Real Estats Courses - College of Santa Fe
Saciety of Raal Esfate Appraisers

rican Institule of Real E isers

Commercial Appraisal Kaplan

Motel and Hotel Analysis and Valuation

Green Buildings Intraduction and Concapts

ANS| Measuring Standards Kaplan

Data Verification Methods

HP Financial Cakeulator Analysis

Real Estate Appraisal Principals

Subdlvision Valuation

Standards of Professionat Practice USPAP

New Mexico State Appraisers Board Update Class
Commercial Cliant Expectations in Appraisal Reparts
Scope of Work and Expanding Professionat Services
Real Estata Appraisal Operations

Appraisal Cumicutum Overview Rasidential
Appraisal Curticulum Overview Commercial
Intemet Appications for Appralsal

Client Expectations in Appraisal Reporis
Appraising from Blueprints and Specifications
Analyzing Detrimental Conditions in Real Estate
Geographic Information Systams

Eminenl Domain and Condemnation  Litigation Valuation
Business Practice and Ethics

Option Vakee In Real Estate

Appraisal Writing

Opan Spaca and Transfered Development Rights
Consearvation Easement Valuation

Liabikty and Fraud Analysis

Case Studies in Commercial Highast and Best Use
Appraising from Biueprints and Specifications
Standards of Professional Practice, Pais A& B
Small Hotel/Mota! Valuation

Appraisal Office Management

The Internet and Appraising

Erninant Domain and Condemnalion Appraising
Watar Rights and Issues

Data Confirmation and Verification

Spacial Pumposa Properties

Course 410, USPAP Code of Ethics

Course 420, USPAP Standards of Practice
Limited Appraisals and USPAP Report Options
Environmantal Risk

Feaslbilty and Highest and Basi Usa Analysis
Subdivision Analysis

Rales, Ratios and Reasonableness

Standards of Professicnal Practice ~ Ethics
Federal Banking Regulations

Appraising Troubled Properties

Unifosm Commercial/industrial Appraisal Report
Reviewing Appralsals

Hazardous Wastas and Appraisals
Preservation/Consearvaticn Easements

Raal Eatata Risk Analysis

Fedaral Income Tax/Real Estate Seminar

Fedaral Home Loan Bank Board R41B
Introduction/Valuation of Hotels and Moteis
Course 2-1, Case Studies in Valuation

Course 2-2, Valuation Analysis and Report Writing
Capitalization Theory and Techniques
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IRWA Association

Easement Valuation 1966
PROFESSIONAL EXPERIENCE
Assistant to Thomas G, Gillentine, MAL ARA, CRE 1978 to 1985
Staft Appraiser, Giientine & Keever, Inc. 197810 1985
Sanior Analyst and Consultant, Gillentine & Pendleton, inc. 1985 1o 1991
Principal Analyst and Consultant, Pendieton Appraisal, Lid. 1991 to Present
BUSINESS BACKGROUND

Real estale appraisals and real property consultation services provided through the offices of Glllentine & Pendleton,
and Pendlelon Appraisal, Past assignments have involved various forms of vacant land, residential subdivisions,
wildemess areas, rail yards, business parks, office buildings, retail buildings, restaurants, art galleries, industrial
properies, public and private schools, shopping centers, historic properties, condominiums, townhouses, recraation
ranches, luxury residential, hotels and motels, mobile home parks and seif-storage faciities. Special purpose
assignments have included easement valuations, leasehold estates, eminent domain parcels, conservation easements,
fractional ownerships and other property interests.

CLIENT BASE

Local, regional and national financial institutions, private sector investors, property owners, developers, sttomeys and
accountants. Various municipal governments within the State of New Mexico. State and County govemments, trust
depariments, insurance agencies and title companies. United States government agencies including the Postal Service,
Forest Service, Fish and Widlife Service, Federal Aviation Administration, Depariment of Energy and Los Alamos
National Laboratory. Appraisal and consulting assignments prepared for Native American Indian Tribes, various religious
organizations, conservation groups such as the Nature Conservancy, Trusl for Public Land and Archeological
Conservancy, as well as colleges, universities and other educational organizations.

MEMBERSHIPS

MAI Designation - Appraisal Institute, 1985

Part Time Faculty - Santa Fe Community College

State of New Mexico, Real Estate Appraiser License No., 00277-L

State of New Mexico, Real Estate Appraiser General Certificate No. 00277-G

Pendieton Appraisal, Ltd 26



N o o o

10.

1.

12.

13.

Pendleton Appralsal, Ltd

ASSUMPTIONS AND LIMITING CONDITIONS

This is an Appraisal Report format intended to comply with the reporting requirements set forth under the
relevant Standard Rules of the Uniform Standards of Professional Appraisal Practice. The information conlained

in this repon is specific to the needs of the client and for the intended use stated in this report. The appraiser is
not responsible for unauthorized use of this report.

We have relied on information prepared by the property owner representative, licensed surveyors and other real
estale professionals in making certain decisions in the process of this appralsal. No one else provided significant
professional assistance to the persons signing this repor. We have accepled this information as accurale,
based on the fact that they represent matters bayond our expertise as appraisers along with the fact that they
were prepared by recognized professionals.

No responsibility is assumed for the legal description or for matters including legal or title considerations. Tile lo
the property is assumed lo be good and marketable unless ctherwise stated.

The property s aopraised free and clear of any or all liens or encumbrances unless otherwise stated.
Responsible ownership and competent property management are assumed.
The information fumished by others is believed to be reliable. However, no warranty Is given for its accuracy.

All engineering is assumed fo be correct. The plot plans and iflustrative material in this report are included only
to assist the reader In visualizing the property.

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

It is assumed thal there is full compliance with all applicable federal, state, and local environmental regulations
and laws unless noncompliance Is stated, defined, and considered in the report.

It is assumed that alt applicable zoning and use regulations and reslrictions have been complied with, unless a
non conformity has been stated, defined, and considered in the report.

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

It is assumed that the utilization of the land and improvemenls is within the boundaries or property lines of the
propesty described and that there is no encroachment or trespass unless noted in the report.

Unless otherwise stated in this report, the existence of hazardous substances, including, without limitation,
asbeslos, polychlorinated biphenyls petroleum leakage, or agricultural chemicals, which may or may nol be
prasent on the property, or other environmental conditions, were not called to our attention nor did we become
aware of such during our inspection. We have no knowledge of the existence of such materials on or in the
property unless otherwise stated. Howaver, we are not qualified to test such substances or conditions. if the
presence of such substances, such as asbestos, urea formaldehyde foam insulalion, or other hazardous
substances or environmental conditions, may affect the value of the property, the value estimated is predicated
on the assumption that there is no condition on or in the property or in such proximity thareto that it would cause

a loss in value. No responsibility is assumed for any such condition, nor for any expertise or engineefing
knowledge required to discover them.



14.

The Americans with Disabiities Act (ADA) became eftective on January 28, 1992. We have not made a specific
compliance survay and analysis of the property o determine if it is in conformance with the various defailed
requirements of the ADA. 1t is possible that a compliance survey of the property along with a detailed analysis of
the requirements of the ADA could reveal that the properly is not in compliance with one or more of the
requirements of the Act. If so, this could have a negative effect upon the value of the property. Since we do not
have direct evidence relating to this issue, we did not consider possible non-compliance with the requirements of
the ADA in estimating the value of the property.

This report has been made with the following general limitations:

15.

16.

17.

18.

18.
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The conclusions expressed in our appraisal report apply only as of the stated date of the appreisal and we

assume no responsibility for economic or physical factors occutring at some later date, which may affect the
opinions stated herein.

The distribution, if any, of the total valuation in this report belween land and improvements applies only under the
stated program of utilization.

By reason of the assignment we are not required to give consultation, testimony, or be in attendance in court or
any other hearing with reference to the property unless written contractual arrangements have been previously
made relative to such additional sefvices.

Disclosure of the contents of the report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.

Neither all, nor any part of this report, or copy thereof shall be used for any purposes by anyone other than the
client to which the report Is addressed without the prior written consent of the appraisers, nor shall it be conveyed
by anyone to the public through advertising, public relations, news, sales, or other media, or any other means of
communication {including without fimitation prospectuses, private offering memoranda and other offering material
provided to prospective investors) without the prior written consent of the appraisers.



Contents of Exhibit A

Pendfeton Appraisal, Ltd.



New Mexico State Appraiser Certification
General Certiflad Appraiser #277-G

REAL ESTATE APPRAISERS BOARD
PO Box 23101 Santa Fe, NM 87505 {505} 476-4622

This is to certify that
Matthew H Pendleton#277-G

Having complied with the provisions of the New Mexico Real Estate Appraisers
Act is hereby granted a license to practice as a

General Certified Appraiser
This appraiser is eligible to perform in Federally Related Transactions

Issue Date: 12/01/1990 Date Expires: 04/30/2018

THIS LICENSE MUST BE CONSPICUOUSLY POSTED |l PLACE OF BUSINESS

Matthew H Pendleton

277-G.-'General Certified Appraiser
12/01/1980 04/30/2018
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MA! Certificate No. 7280

Mombaership Centificote Appralsal inglitute
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Property Location on New Blexico State Map
Northarn Central New Mexico Locations
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Property Location on Vicinity Map

Santa Fe, New Maxico
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Property Location on Neighborhood Map
Santa Fe County, New Meaxico
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Property Location on Asrlal Photograph
Santa Fa County, New Maxico
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Survey Plst Truct1 28.000 Acres October 2012
Caja Del Rlo Road Sania Fe County, New Mexico
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Morris Survey Plat 2013
Tract? CajaDelRio Road 28.000 Acres Santa Fe County, New Maxico
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Plat of Land Division Tract1 28.000 Acres dated Novamber 2008

Caja Dol Rio Road  Santa Fe County, New Mexico
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Piat of Land Division Tract1 28.000 Acres dated November 2008
Caja Dol Rio Road  Sonta Fe County, New Mexico
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Speclal Warranty Deed  Tract1 28.000 Acres Decamber 2013
Caj2 Del Rio Road Sants Fo County, New Maoxico

RetumTYo: {—/—/s Q1 e~
FIDELITY MATICHALTITLE INSUF

SPECIAL WARRANTY DEED

Foundation of the Knights Templar, a Delaware corporation d/b/a Easter Seals El Mirador,
who acquired title as Easter Seals Santa Maria Bl Mirador (*Grantor™), for consideration pald,
grantsto Cajadel Rio Holdings, LLC, eNew Mexico limited liability company (“Grantee™), whose
address i3 8814 Horizon Boulevard NE, Suite 400, Albuquerque, New Mexico 87113, the rea]
property located in Santa Fe County, New Mexico described in Exhibit A attached hereto.

SUBJECT TO: Easements, reservations and restrictions of record,

SUBJECT TO: Taxes for 2013 and subsequent years,
With special warranty covenants.

This deed includes an assignment and conveyance of any and all water rights appurtenant or
ralatod to tho real property described In Exkibit A Including, but not limited to, ground wator rights,

surface water rights and all rights in any ditch or water company or cooperative.
1_ l’\
Witness my hand and seal this [? day of December, 2013,

FOUNDATION OF THE KNIGHTS TEMPLAR,
a Delaware corporation d/b/a Easter Seals El
Mirador, who acquired title as Baster Seals
Santa Maria Bl Mirador

) f\
By At AN
AR | S

[Notary Acknowledgment on Following Page]

OUNTY OF SANTAFE ) 2 SPECIAL. WARRANTY DEED
ATE OF NEW MEXICO ) ss PAGES: 3

1 Hereby Certlfy That This Instrunvent Was ¥lied for

[Record Oa The 13TH Day Of December, A.D,, 2013 at 04:17:01 PM
And Was Duly Recorded as Instrument # 1728405

Of The Records Of Santa Fe County
Witneas My Haod And Seal Of Office
Geraldine Salazar

Deputy - FFISCIIER County Clerk, Sants Fe, NM
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Special Warranty Dead Tract1 28.000 Acres December 2013
Caja Dsl Rio Road  Santa Fe County, New Mexico

EXHIBIT A
to
Spacial Wamanty Deed

A certain tract of 1and, designated as Tract | within the Northeast 1/4 Sectlon 2, Townshlp | 6 Norih,
Range § East, N.M.P.M., Santa Fe County, New Mexico.

Beginning at the Northeast corner Section 2, T16N, R8E, N.M.P.M., marked by an original USGLO
marked stone, beginning at the Northeast comer of the above mentioned tract thence S 00 Degrees
29 06" W, 447.36 feet to the true polnt and place of beginning:

Thence from sald point of beginning, S 00" 29' 06" W, a distance of 873.89 fect to the Southeast
comer of this tract; Thence, N 89" 58' 31" 'W, 1048.51 feet to the Southwest comer of this tract, a
point on the East right of way line of Caja Del Rio Road; Thence along said right of way N 36 00'
33" W, a distance of 56.29 feet, to the beginning of a comer; Thence along said curve having a
Radiusof11534.16; a Delta of 5° 17' 57", (Chord =N 38° 39° 39" W - 1066.37) and an Arc distance
of 1066.75 feet 1o the Northwest comer of this tract; Thence leaving said Right of Way, S 85" 56'
35" B, a distance of 1753.82 feet; Thence § 24° 23' 05" E, 3,27 feet to the true point and place of
beginning,

All a5 shown on "ALTA/ACSM Land Title Survey of Tract 1...being a portion of Lots 10, 11 and
22 within Selcéilogo T16N, RRE, NMPM...", prepared by Richard A. Morris NMPS #10277, dated
2013,

Pendfeton Appraisal, Lid.



Special Warmanty Deed Trast1 28.000 Acros Dacerber 2013
Ca/2 Del Rjo Rood  Sontas Fe County, New Maxlco

. ACKNOWLEDGMENT
N WL (O
STATE OF )

COUNTY OF-%@ MQ\'\\\ b 3 ®

The foregoing instrument was acknowledged before methis 1> da of December, 2013
by MaeK ~ Fohuzord es_ Cyeuetee cecher
of the Foundation of the Knights Templer, a Delaware corporation d/b/a Easter Seals E| Mirador,

who acquired titla ns Enster Hoals Bantu Murla Bl Mirudoy,

My commission excires:

OFFICIAL SEAL
Kristeen J. Garcla
HD‘I‘ARYPUBLIC

e

QM \WPORZIGNIVES IR Def Mia nmummyhmmwmmm OFI 12N wpd
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Tide Policy Tract1 28.000 Acres
Caja Del Rio Road Santa Fe Countly, New Mexico

FIDELITY NATIONAL TITLE INSURANCE COMPANY

Pursuant to the New Maxico Tit/s Insurance Law §59A-30-4 NMSA 1978, Control and supervision by
superintendent and Title insurance Regulation §13.14.18.10, NMACG, no part of eny title Insurance commitmant,
policy or sndorsement form may be added fo, altsred, inserfed In or typed upon, deleted or otherwise changsd
from the title Insurance form promulgated by the New Mexico Superintendent of insurance, nor fssued by &
person or company not licensed with regard (o the business of titfe inauronce by the New Mexico Superintenden
of Insurance, nor issued by 8 purson or company who does not own, operete or control an npproved litle
abstract plant as defined by New Mexico fsw and regulations for the county wherein the property s located,

SCHEDULE A

Nama end Addresa of Tilis Insurance Company:  Fidality Natlonal Title Insuranca Company
2155 Louisana Bivd NE, Sta. 1200
Albuquerqua, NM 87110

Fio No.: FT000133581-NM1E
Policy No.: 0-000133584
Addrass Relerence Caja de! Rio Road/Hwy 599 Frontage, Santa Fe, New Mexico

Arrount of Insurance:
Premium: §3,788.00

Date of Policy: December 13, 2013 8t 04:17 PM
1. Namae of insurad:

Cauwels Investments, LLC, a New Mexico limlted Hability company
2.  The estale or interest In the land thal is Insured by thls policy is:

Fes Simpls
3. Tiwe s vested in:

Cauwsls Invastmants, LLC, a New Maxico limied kabjiity company

4 TheLand refarred to in this policy is described s follows:

A certain lract of land, designatad as Tract 1 within the Northaast 1/4 Sectlon 2. Townshin 18 North, Range B East,
N.M.P.M. Santa Fe County, New Maxikco.

Beginning at the Northsast cornar Section 2, T18N, R8E, N.M P.M., marked by an original USGLO marked stone,
beginning at the Northaast comner of the sbove mentioned tract thence S 00 Degrees 26° 06™ W., 447,36 feet to the
true point and place of beginning:

Thance from said point of baglnning, S 00 * 28' 06" W.. a distance of 873,89 feet (0 the Southeast comer of this
tract; Thence, N B3 * 58' 31" W., 1048.51 feet o the Southwaest cormer of this tract, & polnt on the Eas! right of way
tne of Caja Dal Rio Road; Thence along said right of way N 36 ® 00’ 33" W, a distance of 58,26 feat, 1o the
beginning of a corner; Thenca along sald curve having a Radius of 11534.16; a Dalta of §* 17 §7°, (Cherd = N 38
" 39' 39° W - 1086.37) and an Arc ditance of 1066.74% feet 1o the Northwast corner of this tract; Thence loaving sald
Right of Way, S 89 * 56’ 35" E, a dislance of 175382 feet; Thence S 24 * 23' 05" E., 3.27 faot to the trus point and
place of baginning.

Al as shown on "ALTAJACSM Land Title Survey of Tract 1..,belng a portion of Lats 10, 11 and 22 within Section 2,
T18N, RBE, NMPM...", preparad by Richard A. Morris NMPS #10277, dated 10720/ 2013.

Cooyrignd Amurican Lund TTus Asspclation, Al nghits rewaryed. Theuse of inls Form |3 rasincled to AL TA licensasat 8312 AL TA memaar n AmawE AN
gooa strnding as of e dete of uye. AR otner ures & profibnse. Asprintad under Neanres [ INe Amencan Lend TMe Assoc:sion n“o:: .l‘l'!.r_:
qk:
NMForm 1
FONMO2T0.rew

ALTA Dwnar's Palicy (&/1/08)
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Titie Pollcy Traci1 28.000 Acres
Caja Del Rio Road  Santa Fe County, New Mexico

File No.. FT000133581-NM19 Policy No.: 0-000133581

SCHEDULEB
EXCEPTIONS FROM COVERAGE

This policy does nol insure against loss or damage, and tha Company will nol pay costs, attorneys® fees, or
axpansas [hat arise by reason of:

1.

Rights or clalms of partles in possession not shown by the public racords.

2. Easements, or c'alms of easemants, not shown by the public racards,

3 Encroachments, cverlaps, confiicts in boundary lines, shorlages in ares, or other matters which wou'd be
disclosed by an acgurate survey and inspection of the pramises.

4. Any len, claim or right to @ llen, for services, labor or materia! hereiofore or heraafier fumishad, impesad
by taw and not shown by the public records.

6. Community progerty, survivorship, or homestsad rights, ¥ any, of any spouse of the Insurad (or vestea in
leasshold or loan peticy).

8. Intantionally Omitted.

7. Water rights, clalms or tilla to waler

a. Intantionalty Omitied.

8. Taxes for the year 2014, and thareafter,

10. Reservalions, sxcaptions and provisions ¢ontained in the patent fom the Slate of Naw Maxico, ana in the
acts authorizing tha issuance thereof,

Recorded: June 20, 2013 Instrument No. 1709515 of Official Racoros,

11, Tile to all the ofl, gas and cther minerals In, under and tha: may be praduced from the land, logather with
all rights, privieges and immun‘ties relating thereto heretofore reserved unlo and of conveyad by
predacessors in title.

Schedule B, ltems numberad One (1) theu Four {4} are hereby delated,
In cormpllance with Subsection D of 13.14.18.10 NMAGC, tha Company hersby walves Its right to demand
arbitration pursyant to the Title Insurance Arbitration Rutes of the Amenican Lend Title Association, Nothing
hereln prohibits the arbitration of all arblirable matiers when agrasd to by both the Compeny and the
Inaured,
END OF 8CHEDULE B
FONMO3ET rchw ALTA Ownera Policy{10/98)
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Contents of Exhibit D
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Santx Fe County, New Mexlco

Properiy Location on USGS Map
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Property Location on Aerlal Photograph
Santz Fe County, New Mexico
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Location on Aerlal Topographic Map Trect1 28.000 Acres
Cafa Del Rio Holdings LLC Santa Fe County, New Mexico
-
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Properiy Location on County Zoning Mep
Santa Fa County, New Maxico
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Adopted Banta Fe County SLDC Zoning Map Legend
Adopted 12/3/18 8LOC Zoning Msp

[ Ag/Ranch AR (1 dweEng per 180 ares bass dansity)

[ Rurat, RUR {1 dweting par 40 bores base censhy)

T Rurat Frings, RUR-F {1 dweZng per 20 scres Basa deralty)
T Rurl Ressdential, RUR-R {1 dwellng par 10 acres basa cersity)
L Reuidontial Fringa, RES.F (1 owalling par 5 scran base density)
7 Resioential Extata, RES-E {3 dwellng per 2.5 ncres base denity)
[ Rasioentisl Community, RES-C (1 ewsting par scre base densty)
T Tradtonal Community, TC (1 GwaZng per 075 acres bass cansty)
171 Comrsencial Neighbornood, CN

1 commercial Genenil, CG

I tndustrinl Ligh, 1L

0 tnduatrial Gorera, |

0 Mixed uss, MU

7 Pubic/ Instzuionat. PI

" Pianned Development Datricz, 70

] Municpatity (not uncer County zoning urladictian)

] Munkcipat Annanation Area [not undar Gy zening furisdicran)
" Tribai Lands {net under County aning junscicsca}

[T Focerst ane State Lanca (not under Caunty zoning jurisdicsan)

s |

17 77 Cammunity Qvelsy Zoning Distrizzs (C-CD)
1 Raral Conwnersial Ovariay 2one (0-RC)

L 71 Turquolas Traz Enviranmantal and Possurce Prolottion Overday Zons (TT o-enrl:
Alrpart Nolse Overlay Zona (0-AN}

55 DNL
(_Jjsoon

{2758 o



Zoning Criterla  Public Inssitutional Zoning District
28 Cajs D%/ Rio Road  20.000 Acres Santa Fe County, New Mexico

881. Purpose. The purpose of the Public/nstitutional (M) disirict Is to accommodate
governmental, educational, and non-profit or institutional uses, including public or community
pars and recreation facilities, and public, non-profit, and institutional residential uses, hut
excluding sny such uses of an extensive hesvy industeial ¢ 3

882, Permitted Uses. Appendix B contains a list of alf permitied, tccessary and conditional
uses allowed within the within the P! districy,

8.8.3. Dimensional Standards. The dimensional standards within the P{ district are outlined in
Table 3-17 below,

884, Review/approval procedures. All Pl developments must meet the design standards of
this section In addition 1o the spplicable standsnds of Chapeer 7. A conceptual plan shall be
required for all phased development in accordance with procedures autlined in Chapter 4.

Table 8-17: Dimensions) Staadards — PI (Public/nstitational).

P/l Zouning District P
Density 2.5¢
Frontage (minimum, fest) 40
Lot wiith (minimum, feet) n/a
Lot wickh (maximum, feet) na
ﬁg_ight {maximum, feet) 48
Lot maximum, ) 80
Sdemity thall be | acre If the smrvounding  roning district s RC, or reduced © 0,73 scres IF the
surmunding roning districs is TC.

8.8.5, Side and Rear Setbacks, For buildings in the Pl district that ave over 12 feet in beight,
side and vear setbacks adjacent to any A/R, RUR, RURF, RUR-R, RES-F, RES-E, R-C, or TC
districts, and any predominantdy single-family detached or attached dweiling districts or sub-
districts in areas subject to comownity districs zoning, as well as any existing or approved
development consisting of predominantly single-family detached dwellings or I- or 2-story
duplex or single-family detached dwellings in MU or PDD districts, are outlined In Table 8-17.1

-

Table §-17-1: Side and Rear Setbacks - PI (Publc/Institetional).

Buildisg Height Mislmum Bide sad Rear Sefbacks
Greatar than 12 but less than or equal ta 24 feet 40 feet
Greater than 24 but less than or equal 10 36 fest 100 feet
Greater than 36 but less than or equal 10 48 feet 150 fest

Pendieton Apprailsal, Ltd.

8.8 PUBLICANSTITUTIONAL ZONING DISTRICT.



Appralsed Property Location on
FEMA Flood Hexerd Map Pana! 35049C03890
dated June 17, 2008

L AVIREL
Skt Frd ity

- 1 L pasle, B
[T

RVALL
wnis Fy £'soteehy
eapperusnd Atew

el Pkl T

Pendieton Appraisal, Lid.

DURCAU LT AR RANAGE VLN T
bt P € oaty

LD ——
-
oy
.t et ety
Ares
EY
e
Pt
LEGEND
PR Rt A MM ey s T T2
EEE] Rtiern s i % it 0]

BT o e e S m e e 2

e TR T T T T ey -

S e T

A e e s LT e
e IR IR ST

proTa ey

=- e

Ry oy rir U
Mo an—

Wi P mmbe S e e agn,
o B L
—

M R Nkt fmny g————— % §
EEmE oo
SR T
R L X T
==

=y A
SHL AT UYL 3

PR o

iy
= ey

J e

=N

e b e T

T
—————

B B iy W v B b
e A T
P Lo e Tt
=

[} ——

e e

A——c= 5

. .

[ meams st poee

—

et o

e b Ll

o= T g

o

e
e e T
o e Bt by
S o et St iy gl S Sty
s B s et e 1
.- -y
B ey =
——— rp—

XTI S
Frmlgs T i aoms v n
oy

= D e e g e ——
P i e e e i

. i, "k . R 8 P ] o
M a P el Bed Wik Srwen = s

EL
¥

ol

&t
il
l
!

3

IR ONANPTe

|
|
f
]










