6.

Miscellaneous Lots - There are also 12 miscellaneous lots along Little John Road that are
included in the sale, appraised with the Vineyard Estates.

The ability to add a lake component to the overall masterplan will add considerable value and
boost marketing. As of now, The Golf Club at Copper Valley has no lake access at all or
exposure to the lake. Its recreational amenities are limited to golf, swimming, tennis, fitness,
biking, and hiking. Having the lake component with boating, fishing and other lake activities
would enhance the whole atmosphere of Copper Valley. Castle & Cooke had invested well over
$100 million since its involvement in 1998 in the various projects.
'

The values stated herein are based on my understanding of the sites and their permitted uses as
represented to me by the client and/or the client's representatives and professional consultants, as
well as other available sources. I direct your attention to the three "Executive Summary"
valuation scenarios of this project, which follow this letter of transmittal. Please read the report
and inform the appraiser of any errors or omissions you are aware of prior to utilizing it and
making it available to any authorized user.
Based on an inspection of the property and the investigation and analyses undertaken, I have
formed the opinions, subject to the general assumptions, extraordinaiy assumptions, limiting
conditions, and hypothetical conditions as set forth in this report that the market value of the
subject portfolio, by parts, as of December 1, 2019 and other dates ("as of completion" of stated
scenarios), are as follows:
"AS-IS" MARKET VALUE:
EIGHTY-SIX MILLION TWO HUNDRED TIDRTY THOUSAND DOLLARS
($86,230,000)
"AS OF COMPLETION OF INFRASTRUCTURE AND PROPOSED IMPROVEMENTS"
ONE HUNDRED THIRTY-NINE MILLION THIRTY THOUSAND DOLLARS
($139,030,000)
"AS OF COMPLETION OF THE FULL PROJECT"
EIGHT HUNDRED NINETY-TWO MILLION
ONE HUNDRED FIFTY THOUSAND DOLLARS
($892,150,000)
The narrative appraisal report that follows sets forth the identification of the portfolio, property
rights appraised, general assumptions, limiting conditions, extraordinary assumptions, hypothetical
conditions, pertinent facts about the proposed project, comparable project data, results of my
investigation and analyses and the reasoning leading to the conclusions set forth.
AG/ VALUATIONS

EXECUTIVE SUMMARY - I
CONCLUSIONS OF "AS IS" MARKET VALUE
The Copper Valley portfolio is a complicated property involving a variety of residential and
commercial components ranging from retail store space in the Town Square to individual
residential lots that are ready to be built on to acreage parcels with no entitlements. It also
includes a fully operating country club and revenue from lodging units/bungalows that are
owned by individual investors but part of a rental pool. There are no comparable sales of
properties with similar characteristics.
An argument can be made that there should be some type of bulk sale discount, however there is
no data for a similar situation. My investigation and analysis revealed that unit prices for the
various aspects of Copper Valley were mostly data from a market that has not been promoted for
years. Thus, these estimates do not project an upward trajectory in prices that would have taken
place if the subject portfolio had been managed in the past based on its highest and best use.
Thus, in my opinion, the conclusions set forth below represent the market value to a buyer who
has experience in the development of communities with a variety of entities.
The Golf Club at Copper Valley
Golf Course/Country Club
$5,850,000
$28,650,000
Land/Lots
Total, The Golf Club at CV
$34,500,000
Town Square
$20,025,000
Sawmill Lake
$14,485,000
Copper Valley Ranch
$14,300,000
$2,920.000
Vineyard Estates, House, and 12 Lots
$86,230,000
Total Value
Based on the foregoing considerations, the "as is" market value of the components (with the
Copper Valley branding) is $86,230,000.

AG/ VALUATIONS
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EXECUTIVE SUMMARY - II
VALUATION "AS OF COMPLETION OF INFRASTRUCTURE"
The difference between the valuation of the property "as is" and the valuation of the property "as
improved" is the investment in infrastructure; Town Square and The Golf Club at Copper Valley
already have most of their infrastructure in place; Sawmill Lake, Copper Valley Ranch and the
Vineyard Estates are appraised "as is" with reference to comparables of a similar nature. The
only estimate of infrastructure is for the 800 lots and includes the "Spine Road" that connects the
planned northern entrance at the roundabout to the existing road system on the north side of the
existing neighborhood of The Golf Club at Copper Valley known as Copper Highlands. The
estimated costs are summarized below:

Category
Lots
Spine Road

# of Lots
800

Cost per Lot
$35,000
Total

Total Cost
$28,000,000
$2,000,000
$30,000,000

As a result of completing the subdivision work on the 800 lots, the value as of completion for
The Golf Club at Copper Valley would average about $90,000 per lot (consistent with concluded
value estimate herein of the average value of the existing 105 finished lots), or a total of
$72,000,000. This will result in an increase in land valuation "as of completion of infrastructure"
for The Golf Club at Copper Valley to an average of $90,000 per lot/unit, summarized as
follows:
The Golf Club at Copper Valley
Finished Lots (105@ $90,000)
Former Paper Lots (800@ $90,000)
Total
Golf Course/Country Club
Town Square
Sawmill Lake
Copper Valley Ranch
Vineyard Estates, House and 12 Lots
Total Value

AG/ VALUATIONS

$9,450,000
$72,000,000

$81,450,000
$5,850,000
$20,025,000
$14,485,000
$14,300,000
$2,920,000
$139,030,000
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Total Valuation
Based on the above factors, the total valuation of the project as of full build-out but at current
prices is $892,150,000, as shown below:
Golf Course & Amenities:
Residential Component:
Town Square:
Copper Valley Ranch:
Total

AG/ VALUATIONS

$5,850,000
$815,000,000
$57,000,000
$14,300,000
$892,150,000
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