






















































































































































































GRAPH 12
SINGLE-FAMILY/CONDO AVERAGE SALE PRICE
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Single-Family. The following data are from the Multiple Listing Service

(MLS) for the Denver metropolitan area (excluding Boulder County). The MLS

includes resale houses; it does not include for-sale-by-owner houses or most new

house construction. Historic MLS data are shown in the following table (see

Graph 12, facing):

MULTIPLE LISTING SERVICE DATA

SINGLE-FAMILY DETACHED CONDOMINIUM/TOWNHOME

NUMBER AVERAGE ANNUAL | NUMBER AVERAGE  ANNUAL
OFUNITS  SALE  PRICE |OFUNITS  SALE PRICE

YEAR | SOLD  PRICE  CHANGE | SOLD PRICE  CHANGE
1995 | 27,883  $150,318  B.7% 8254  § 87278 8.7%
1996 | 20527 158,328  6.0% 8579 94,660 8.5%
1997 | 30981 169587  B.4% 9204 100,684 6.4%
1998 | 35150 185785  96% | 10702 115235  14.4%
1999 | 35513 208274  121% | 11273 122562 6.4%
2000 | 37012 239779  151% | 11,599 145197  185%
2o, | 17880 25288 10.4% 5932 160,261  138%

Source: Metrolist, Inc. and Denver Board of REALTORS
Data Includes Derver metropolitan area, excluding Boulder

Sale prices have steadily increased since 1990. The table shows the

average single-family home price through midyear 2001 was $255,236, and the

average condominium/townhome price was $160,261. Home prices are increasing

faster than income levels and housing is becoming unaffordable to many. The

inventory of homes available for sale increased in the first half of 2001.
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Apartment. Apartment vacancy rates for the Denver/Boulder

metropolitan area are (see Graph 13, facing):

APARTMENT
VACANCY RATE
YEAR  VACANCY
1995 43%
1996 5.0%
1697 4.9%
1098 4.4%
1898 45%
2000 47%
rﬁg’glr 4.7%

Source:  Denver Metro Apartment
Vacancy and Rent Survey

Rates shown are 12-month meving
average,

The apartment vacancy rate peaked in 1986, stabilizing in the 4.0% to
5.0% range since 1992. Apartment construction accounted for 22.8% of the
building permits through midyear 2001. An overwhelming majority of the new
construction is high-end luxury product. The metropolitan area average apartment
rent was $818 per month for the second quarter of 2001, up 8.8% over the second
quarter 2000 level.
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METROPOLITAN HOTEL MARKET
Hotel occupancy and average daily room rate (ADR) information for the

Denver/Boulder area are following:

DENVER/BOULDER HOTEL MARKET

AVERAGE
AVERAGE DALY  PERCENTAGE
YEAR OCCUPANCY RATE (ADR) CHANGE ADR
1995 725% $71.40 8.1%
1996 723% 7758 8.7%
1997 721% 84.08 8.4%
1998 70.0% 8752 41%
1999 67.2% 87.36 0.2%
2000 68.6% 8057 25%
2001 €5.1% 87.44 12%"

midyear

Sources: Rocky Mountain Lodging Report
* Percenfage change compared fo midyear 2000

Hotel occupancy bottomed out in 1987 and increased steadily through
1995, and generally has been decreasing since — to 65.1% at midyear 2001. The
ADR generally increased through 1998 and has been relatively flat since.

There are limited-service hotels popping up throughout the metropolitan
area. The limited-service properties are smaller, less expensive to build, take less
time to build, and are popular with travelers; concerns of overbuilding have been
raised in some submarkets.

The hotel market suffered from the same overbuilding in the 1980s as the
other sectors of the market. There has been little full-service hotel development in
Denver over the last 6 years. Current room rates and vacancy levels generally do

not support full-service hotel development.
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DENVER DEVELOPMENT OPPORTUNITIES

Denver has five large-scale development opportunities:

Stapleton International Airport is a 4,700-acre tract located in
the northeast portion of the metropolitan area. Airport operations
ceased at Stapleton when DIA opened.

Redevelopment of Stapleton will take about 50 years to complete.
The proposed redevelopment plan is a mixed-use development with a
high proportion of open space. The plan envisions about 30,000
jobs and 25,000 residents. The Stapleton Development Corporation
has negotiated a contract to seli the 4,100 remaining acres of
Stapleton to Forest City Enterprises.

The Airport Gateway Area is 4,505 acres of land located at the
entrance to DIA. Peifia Boulevard passes through the Gateway Area
and is the primary access to DIA. The Gateway Area includes land
on both sides of Pefia Boulevard.

The Denver Planning Department estimates that final buildout will
be about 37,000 dwelling units and 28,000,000 to 30,000,000
square feet of commercial development. Estimated buildout for the
Gateway Area is 50 to 100 years. Recent development in this area
has primarily been at the Pefia Boulevard/I-70 intersection.

Lowry Air Force Base is a 1,866-acre former Air Force base
located in central Denver about 9 blocks south of Stapleton. Lowry
closed in September 1994, Existing residential units are being leased
on the open market and large commercial users are being put in
place. Bonfils Blood Center, Stanley British Primary School, a
museum, and a variety of community colleges occupy some of the
existing buildings. Westfield Development completed the first phase
of The Quad at Lowry Business Park in 2000. Numerous housing
units, including the 1998 Parade of Homes, have also been built.
Residential development at Lowry has been well received by the
market.

THE REGIONAL ECONOMY AND
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The Central Platte Valley is about 600 acres adjacent to the
northwest side of Denver's CBD. Formerly used for railroad
switching yards, this is one of the oldest parts of the city. As the
importance of rail transportation declined, the industrial desirability
of the area declined. The railroad no longer uses the area as
switching yards. Redevelopment will be mixed use, primarily office
and residential.

Efforts are being made to revitalize the area including Coors Field,
Elitch Gardens amusement park, Colorado Ocean Journey, Pepsi
Center, Commons Park, and Invesco Field at Mile High.

The U.S. Army Garrison, Fitzsimons is about 580 acres and
located about 10 miles east of Denver's CBD. The base includes
283 buildings totaling about 3,000,000 square feet. A large portion
of the garrison will be occupied by the University of Colorado
Health Sciences Center for medical use. Other uses will include:
light industrial/laboratory uses, commercial uses, and homeless
housing. Interim uses will include golf course, housing, warehouse,
and light industrial. The buildout period is unknown, but expected
to be well over 20 years.

Over the last 20 to 30 years most of Denver's growth took place at the
edges of the metropolitan area where vacant land was readily available. The
availability of these development opportunities will tend to shift growth patterns

and allow more central development to take place.

THE REGIONAL ECONOMY AND
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CONCLUSION

The Denver real estate market has been experiencing an up cycle for the

past 10 years. In the first half of 2001 the market softened. We note:

» Population is increasing.

» Household size is decreasing, causing an increase in the
number of households.

»  Unemployment is low, but is increasing.

» Income Ievels are increasing.

»  Office, retail, and industrial vacancies have increased.

»  Office, retail, and industrial rents are leveling off or decreasing,

» Residential building permits are being issued at a steady,
sustainable rate, but will likely decrease.

»  Apartment vacancy rates have stabilized and rents are
increasing.

»  The hotel sector (primarily limited service) is showing signs of
overbuilding.

There is overbuilding, particularly in the office and retail sectors. The
industrial and residential sectors are relatively healthy. The economy is cooling,
which has lead to a softening of the real estate markets.

The outlook is for slow/steady growth in most markets, and little/slower
growth in the office/retail markets. Most of the growth will take place at the edges
of the metropolitan area where vacant land is available. The availability of several

large, centrally-located parcels will shift some of the focus closer to the urban core.
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EXHIBIT C

LEGAL DESCRIPTIONS OF THE TAKINGS



FLOOD STORAGE EASEMENT



EXHIBIT

PAGE 1 OF 2

FLOOD STORAGE EASEMENT
LEGAL DESCRIPTION

A PARCEL OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION 1, TOWNSHIP 5 SQUTH,
RANGE 69 WEST OF THE 6TH PRINCIPAL MERIDIAN, CITY OF LAKEWOOD, COUNTY OF
JEFFERSON, STATE OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

DISTANCE OF 283.13 FEET; THENCE N 78 °4T23" W, A DISTANCE OF 113.60 FEET; THENCE N 35°36"38"
W, A DISTANCE OF 81.46 FEET; THENCE N 36°3225" E, A DISTANCE OF 126.45 FEET; THENCE N
68°03'16" E, A DISTANCE OF 334.60 FEET; THENCE N 77°40'18" E, A DISTANCE OF 29.13 FEET:
THENCE'S 75°40'59" E, A DISTANCE OF 435.34 FEET, THENCE S 00°00'00" E, ADISTANCE OF 12.16
FEET; THENCE S 62°20"24" E, A DISTANCE OF 44.99 FEET; THENCE S 89°45'S6” E, A DISTANCE OF
37.68 FEET; THENCE S 63°04'55" E, A DISTANCE OF 43.18 FEET, THENCE S 05°50'25" E, A DISTANCE
OF 95.73 FEET; THENCE S 40°31728" W, A DISTANCE OF 210.57 FEET TO THE POINT OF BEGINNING.

CONTAINING 130,599 SQUARE FEET OR 2.998 ACRES MORE OR LESS.
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PERMANENT DRAINAGE EASEMENT



EXHIBIT
PAGE 1 OF 2
PERMANENT DRAINAGE EASEMENT

LEGAL DESCRIPTION

AS RECORDED IN BOOK 84 AT PAGE 55 UNDER RECEPTION NO. F0245149 OF THE JEFFERSON
COUNTY RECORDS, SAID POINT BEING THE POINT OF BEGINNING; THENCE N 89°45'S6" W, A
DISTANCE OF 96.36 FEET; THENCE N 62 °2024" W, A DISTANCE OF 44.99 FEET; THENCE N 00°00'00" E
A DISTANCE OF 291.35 FEET; THENCE N 15°1526" E, A DISTANCE OF 115.95 FEET ; THENCE N
00°00'00" E A DISTANCE OF 336.90 FEET: ; THENCE N 45°00'00" W, A DISTANCE OF 46.81 FEET;
THENCE N 88°53'16" W, A DISTANCE OF 433.61 FEET; THENCE N 74°38'19" W, A DISTANCE OF 382.54
FEET; THENCE N 00°23'32" W, A DISTANCE OF 137.09 FEET TO A POINT ON-THE NORTH LINE OF
SAID COLORADO ACADEMY ; THENCE N 89°36728" E, ALONG SAID NORTH LINE, A DISTANCE OF
94631 FEET TO THE NORTHEAST CORNER OF SAID COLORADO ACADEMY AND THE NORTHWEST
CORNER OF SAID BEAR VALLEY HEIGHTS FILING NO. 2: THENCE S 00°13'37" W, ALONG SAID EAST
LINE OF COLORADO ACADEMY AND SAID WEST LINE OF SAID BEAR VALLEY HEIGHTS FILING
NO. 2, A DISTANCE OF 1047.82 FEET TO THE POINT OF BEGINNING,

CONTAINING 309,302 SQUARE FEET OR 7.101, ACRES MORE OR LESS.

BASIS OF BEARINGS: THE EAST LINE OF THE NORTHEAST QUARTER OF SECTION 1, TOWNSHIP 5
SOUTH, RANGE 69 WEST OF THE 6TH PRINCIPAL MERIDIAN WAS FOUND TO BEARN00°13'37T"E

BY A GLOBAL POSITIONING SYSTEM (GPS) SURVEY PERFORMED BY ZYLSTRA BAKER
SURVEYING, INC. IN NOVEMBER, 1999.

ZYLSTRA BAKER SURVEYING, INC.
1510 W. TUFTS AVE.

ENGLEWOOQD CO 80110

303-781-0700

DRAIN.WPD
7103/01




EXHIBI

NORTHWEST QUARTER, SECTION 1

1. 58S, R 69 W, 6TH P.M. CITY OF LAKEWOOD
JEFFERSON COUNTY, COLORADO
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TEMPORARY CONSTRUCTION EASEMENT



EXHIBIT

PAGE1 OF 3
TEMPORARY CONSTRUCTION EASEMENT

LEGAL DESCRIPTION

A PARCEL OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION I, TOWNSHIP 5 SOUTH,
RANGE 69 WEST OF THE 6TH PRINCIPAL MERIDIAN, CITY OF LAKEWOOD, COUNTY OF
JEFFERSON, STATE OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COUNTY RECORDS, SAID POINT BEING THE POINT OF BEGINNING; THENCE N 90°00°00" W, A
DISTANCE OF 208.47 FEET; THENCE N 00°00'00" E, A DISTANCE OF 384.84 FEET; THENCE N 43°5721"
W, A DISTANCE OF 406.21 FEET; THENCE N 90°00'00" W, A DISTANCE OF 173.85 FEET, THENCE N
50°12'43" W, A DISTANCE OF 372.44 FEET; THENCE N 90°00'00" W, A DISTANCE OF 47.57 FEET;
THENCE S 35°32'56" W, A DISTANCE OF 113. 10 FEET, THENCE N 54°06'09" W, A DISTANCE OF 37.67
FEET; THENCE N 90°00'00" W, A DISTANCE OF 633.81 FEET; THENCE N 79°32'43" W, A DISTANCE OF
46.63 FEET; THENCE N 78°30'3]" W, A DISTANCE OF 100.57 FEET; THENCE N 43°06'42" W, A
DISTANCE OF 157.03 FEET; THENCE N 00°00'00" E, A DISTANCE OF 79.38 FEET TO A POINT ON THE
NORTH LINE OF SAID COLORADO ACADEMY; THENCE N 89°36728" E, ALONG SAID NORTH LINE, A
DISTANCE OF 1038.16 FEET; THENCE S 00°23'32" E, DEPARTING SAID NORTH LINE, A DISTANCE OF
137.09 FEET; THENCE S 74°38'19" E, A DISTANCE OF 382.54 FEET; THENCE S 88°53'16" E, A DISTANCE
OF 433.61 FEET; THENCE S 45°00'00" E, A DISTANCE OF 46.81 FEET; THENCE S 00°00'00" E.A
DISTANCE OF 336.90 FEET; THENCE § 15° 15°26" W, A DISTANCE OF 115.95 FEET ;s THENCE S 00°00'00"
E, A DISTANCE OF 291.35 FEET; THENCE S 62°20724" E, A DISTANCE OF 44.99 FEET; THENCE §

89°45'56" E, A DISTANCE OF 54.75 FEET; THENCE S 50°20'50" E, A DISTANCE OF 53.46 FEET TOQ THE
POINT OF BEGINNING.

CONTAINING 439,167 SQUARE FEET OR 10,082 ACRES MORE OR LESS.

BASIS OF BEARINGS: THE EAST LINE OF THE NORTHEAST QUARTER OF SECTION I, TOWNSHIP 5
SOUTH, RANGE 69 WEST OF THE 6TH PRINCIPAL MERIDIAN WAS FOUND TO BEAR N 00°1337"E
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