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LEGISLATIVE SUMMARY SHEET
Tracking No.  0276-22

DATE: December 29, 2022

TITLE OF RESOLUTION: PROPOSED NAVAJO NATION COUNCIL RESOLUTION;
AN ACTION RELATING TO AN EMERGENCY AND THE NAVAJO NATION
COUNCIL; APPROVING THE PURCHASE OF PROPERTY OFFERED FOR SALE TO
THE NAVAJO NATION BY THE OWNERS OF GOULDING’S MONUMENT VALLEY
LODGE AND TOURS, MONUMENT VALLEY, UTAH; APPROVING THE
EXPENDITURE OF FUND PRINCIPAL OF THE LAND ACQUISITION TRUST FUND
TO PURCHASE THE PROPERTY; AND APPROVING A LIMITED WAIVER OF
SOVEREIGN IMMUNITY

PURPOSE: The purpose of this legislation is to approve the expenditure of the Land
Acquisition Trust Fund “fund principal” in the amount of $59,500,000.00 for the purchase of
the Goulding’s Lodge and Tours property, Monument Valley, Utah, plus any closing costs, and
expenses consistent with the general terms of the Real Estate and Asset Purchase Agreement
for this Property. The legislation will also approve a limited waiver of sovereign immunity.

This written summary does not address recommended amendments as may be provided by the standing
committees. The Office of Legislative Counsel requests each Council Delegate to review each proposed
resolution in detail.
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Navajo Natior

PROPOSED NAVAJO NATION COUNCIL RESOLUTION
24" NAVAJO NATION COUNCIL -- Fourth Year, 2022
INTRODUCED BY

(Prime Sponsor)

TRACKING NO. 02F0-22

AN ACTION
RELATING TO AN EMERGENCY AND THE NAVAJO NATION COUNCIL;
APPROVING THE PURCHASE OF PROPERTY OFFERED FOR SALE TO THE NAVAJO
NATION BY THE OWNERS OF GOULDING’S MONUMENT VALLEY LODGE AND
TOURS, MONUMENT VALLEY, UTAH; APPROVING THE EXPENDITURE OF FUND
PRINCIPAL OF THE LAND ACQUISITION TRUST FUND TO PURCHASE THE
PROPERTY; AND APPROVING A LIMITED WAIVER OF SOVEREIGN IMMUNITY

BE IT ENACTED:
Section One. Authority

A. The Navajo Nation Council is the governing of body of the Navajo Nation, 2 N.N.C. §
102(A).

B. Pursuant to 2 N.N.C. §164 (A)(16) “[m]atters constituting an emergency shall be
limited to the cessation of law enforcement services, and disaster relief services, fire
protection services or other direct services required as an entitlement under Navajo
Nation or Federal law, or which directly threaten the sovereignty of the Navajo Nation.
Such an emergency matter must arise due to the pressing public need for such
resolution(s) and must be a matter requiring final action by the Council.”

C. Enactments of positive law must be reviewed and approved by resolution by the Navajo

Nation Council, 2 N.N.C. § 164(A).
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D. The Land Acquisition Trust Fund principal shall not be expended except pursuant to a

two-thirds (2/3) vote of the full membership of the Navajo Nation Council. 16 N.N.C.
§ 204.

E. The Navajo Nation Council is authorized to approve a limited waiver of the Navajo

Nation’s sovereign immunity by a two-thirds (2/3) vote of the full membership of the
Navajo Nation Council. 1 N.N.C. § 554.

Section Two. Findings

A

The Navajo Nation Acquisition of Lands Act, 16 N.N.C. § 2. (A) (5), states “The
Navajo Nation’s major purposes in acquiring new lands shall be to: . . . (5) Provide
land necessary for approved Navajo Nation economic development.” 16 N.N.C. § 2
(A) (5), Resolution No. CAU-44-16.

The Navajo Nation shall acquire and dispose of real property subject to land acquisition
regulations as approved by the Resources and Development Committee of the Navajo
Nation Council. 16 N.N.C. § 3, Resolution No. CAU-44-16.

The Resources and Development Committee approved the Navajo Nation Land
Acquisition Rules and Regulations (“Rules and Regulations”) by Resolution No.
RDCO-78-16.

The Navajo Nation Land Acquisition Rules and Regulations authorize the Executive
Director of the Division of Natural Resources (“DNR™) to:

I. Strategize and evaluate properties for acquisition or disposition through

coordination with appropriate Divisions, Chapters, and Enterprises;

N

Conduct a preliminary assessment of the property in terms of location, value to
the Navajo Nation, title, and environmental issues;

Coordinate with interested Divisions or Chapters to complete the assessment of

G

the property for acquisition or disposition;
4, Hire consultants, such as, but not limited to, real estate brokers and agents to
assist the Navajo Nation in the acquisition or disposition of real property;

5. Negotiate the purchase price for the subject property; and
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6. Authorize the Navajo Land Department to conduct additional administrative
duties that are not already identified herein. See Rules and Regulations, Section

I11, (B) (1-6).

. The Rules and Regulations provide, among other provisions, that the “Navajo Nation

should purchase fee simple title to real property that is insurable. All steps should be
taken to obtain clear and marketable title that is free of questions of fact, free of
questions of law, free of any clouds on title, not subject to liens, and vested in the seller
of the property, except in special circumstances that are deemed to benefit the Navajo
Nation. The purchase price for the land must be fair and reasonable.” See Rules and

Regulations, Section V, Real Property Purchase Requirements, (B)(C).

. On September 20, 2022, Stewart Title Guaranty Company, through the Anderson-

Oliver Title Insurance Agency, Inc., issued a Commitment for Title Insurance, offering
a Title Insurance Policy to the Navajo Nation upon purchase of the Goulding’s
Monument Valley Lodge and Tours, subject to meeting conditions and exceptions to
coverage stated. The title to the Property is insurable. A copy of the Commitment for
Title Insurance is attached hereto and incorporated herein by this reference as Exhibit

“A bk
-

. On June 7, 2022, HVS Consulting & Valuation, Division of TS Worldwide, LLC,

completed a Narrative Appraisal Report regarding “Goulding’s Lodge, 1000
Goulding’s Trading Post Road, Oljato-Monument Valley, Utah.” This document is

attached hereto and incorporated by this reference as Exhibit “B.”

. The “EVALUATION AND RECOMMENDATION REPORT [of] the Proposed

Purchase of Goulding’s Property in Monument Valley, Utah” prepared by the Navajo
Land Department and the Commitment for Title Insurance indicate that the title to the
Property is clear and marketable, complying with the requirements of applicable
Navajo Nation law. The Navajo Land Department’s Evaluation and Recommendation
Report (“NLD’s Report”) is attached hereto and incorporated herein by this reference
as Exhibit “C.”

The Rules and Regulations provide general procedures for the purchase of real property

where the Navajo Land Department shall conduct a preliminary inspection involving
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an on-site inspection of the property to identify the land, any title issues, inventory,
readily identifiable environmental concerns, or any other issue that may exist and shall
review preliminary title documents, if available, for identification of any liens,
encumbrances, or title issues. See Rules and Regulations, Section VI, General
Procedure for Purchase of Real Property, (C) (1) and (2).

On October 11, 2022, the Navajo Land Department submitted its inspection report,
evaluation of the subject Property, and its recommendation to purchase the Goulding’s

Monument Valley Lodge and Tours Property.

. Navajo Land Department’s “EVALUATION AND RECOMMENDATION

REPORT,” dated October 6, 2022, (“NDL’s Report™) prepared by Mr. Jonathan Begay,
Land Agent, NLD, provides the following recommendation: “The acquisition of the
Goulding’s property will give the Navajo Nation a great opportunity to consolidate
Navajo land holdings near Oljato Chapter, Western Navajo Agency. . . The purchase
of the property will give the Navajo Nation a greater land base to meet the need for
housing, community and economic development, and/or recreational use. The Navajo
Nation will also gain control of an internationally known tourist destination which will
serve to bring more revenue onto the Navajo Nation. For these reasons, Navajo Land
Department highly recommends the purchase from RGJ Corporation of 670 acres, more
or less, of fee and leasehold land, for the agreed purchase price of $59,500,000 plus
any closing costs, located near Oljato Chapter, San Juan County, Utah.” Id. at pg. 11,

. The NDL’s Report confirms that the real property is composed of 633 acres, more or

less, of fee land in Section 36 and 37 acres, more or less, of leasehold land in Section
25, both in Township 43 South, Range 15 East, Salt Lake Meridian, San Juan County,
State of Utah, with the property located approximately 6.3 miles southeast of Oljato
Chapter.

. The NDL’s Report further confirms that the north-half of the Property is highly

developed with paved roads and various improvements, buildings, cellular towers, and

assets described below,

. The NDL’s Report states that the south-half of the section is mostly vacant with scenic

towering mesas and rock formations. “On the very south side of the parcel are three
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cookout/picnic areas. Access to Goulding’s is currently from the paved County Road
421. No trash piles or illegal dump sites were observed. The property is served by all

utilities: electricity, sewage, water, and internet.” /d. at pg. 5.

. “On the west side of the parcel near the campgrounds and RV park, the property

extends slightly onto Navajo Nation trust. . . Usage of the improvements and land are
mixed. There are areas for recreational use, retail, lodging, vehicle maintenance and

repair, and storage.” Id. at pg. 8.

. Lastly, the NDL’s Report states that the 2022 total tax liability amount is $407,910.56,

of which the amount of $188,824 has been paid.

. 16 N.N.C. § 201 established the Land Acquisition Trust Fund (“LATF”) to be managed

by the Navajo Land Department for the purchase of lands for the Navajo Nation in
accordance with the Navajo Nation Land Acquisition Act, codified at 16 N.N.C. § 1,
et seq., and Rules and Regulations adopted by the Resources and Development

Committee Resolution No, RDCQ-78-16.

. The Division of Natural Resources approved the purchase of the Real Property and

business assets of Wayland Lafont, Managing Member and Authorized Agent, RGJ
Corporation, Executive RV, Inc., and Goulding’s Monument Valley Enterprises, LLC,
doing business as Goulding’s Monument Valley Lodge and Tours, and other associated
businesses on December 14, 2022. The Executive Director of the Division of Natural
Resources found the proposed real estate and asset purchase to be in conformance with
the requirements of Section 4 of the Navajo Nation Land Acquisition Act and Section
V1.D.2.a. of the Navajo Nation Land Acquisition Rules and Regulations. A copy of
this land acquisition approval letter is attached hereto and incorporated herein as

Exhibit “D.”

. On August 19, 2022, the Navajo Nation, through the Navajo Land Department and the

Division of Natural Resources executed a Letter of Intent (“L.OI”) to purchase the real
property and business assets of the aforementioned owners of the Goulding’s

Monument Valley Lodge and Tours.

. On September 14, 2022, Mr. Bernard M, Rethore (Pfarr & Rethore, a Professional Law

Corporation), Attorney for RGJ Corporation, Executive RV, Inc., and Goulding’s
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Monument Valley Enterprises, LLC, and Mr. Wayland LaFont, Managing Member and
Authorized Agent, responded to the Navajo Nation’s LOI, attached hereto and
incorporated herein by this reference as Exhibit “E.” Mr. Rethore provided the Navajo
Nation with supplemental information and confirmed the following terms of sale:
(1) the Purchase Price is $59,500,000 for certain assets of the aforementioned
companies and the real property located in Section 36, Township 43 South,
Range 15 East, Salt Lake Meridian, San Juan County, State of Utah, and the
various ground leases owned by the Navajo Nation;
(2) the Purchase Price shall be paid as follows: $7,140,000 earnest money
deposit and §52,360,000 by cashier’s check or wire at time of closing;
(3) Purchase Price assumes no cash from seller and the transaction will be
structured as an asset purchase and not a purchase of Company Stock or
Membership Interests;
(4) All employees may be retained in their current positions. It is anticipated
the real estate purchase agreement and an asset purchase agreement may be
integrated together to constitute one Definitive Agreement. The parties will
mutually identify and agree on an escrow company to hold earnest and closing
funds;
(5) Due Diligence, Advisors and Timing: buyer has completed its business and
financial due diligence investigation of the Company. However, buyer shall
have additional time to work closely with its advisors and seller to complete
confirmatory tax, legal, technology and ordinary course of business endeavors
in advance of executing a definitive purchase agreement by October 31, 2022.
Close of escrow shall be no later than ninety (90) days after the opening of
escrow. The parties by mutual agreement can extend or advance these dates as
is reasonably required and agreed by them;
(6) Required Approval and Consents: Members of seller’s organizations were
briefed on and are supportive of the Navajo Nation’s LOI. Seller understands
that the Navajo Nation also has certain required approvals it must receive as

more fully set forth in the LOI. None of the Company, Seller, Buyer, or
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shareholders, members or representatives will make any press release
concerning the existence of the Proposed Transaction contemplated without the
prior written approval of the other parties to the purchase agreement. The
parties are responsible for their own expenses in this matter. Escrow expenses

will be split among buyer and seller.

U. The Supplemental Information provided is as follows: (1) the Lafont’s holdings in

Monument Valley is more complex than just RGJ Corporation; (2) the specific assets
of the proposed purchase are owned by the following Companies: RGJ Corporation,
Executive RV, Inc., and Goulding’s Monument Valley Enterprises, LLC; (3) RGJ
Corporation owns the majority of the Goulding’s assets, Executive RV, Inc. owns two
(2) real property parcels inside the Section 36 described in the LOI, and operates the
Hillside Suites thereon. Goulding’s Monument Valley Enterprises owns various
leasehold interests received from the Navajo Nation for water, sewer, and airport use,
and the LaFont’s operate a 501 (c} {3) charitable non-profit corporation in the Museum
and Trading Post called, “The Harry and Mike Goulding Museum, Ltd.” Mr. Rethore’s
letter is signed, accepted, and agreed to by Mr. Wayland LaFont, Managing Member
and Authorized Agent, RGJ Corporation, Executive RV, Inc., and Goulding’s
Monument Valley Enterprises, LLC. Copies of these documents are attached hereto

and incorporated herein by this reference as Exhibit “E.”

. Beginning in January of 2022, the Division of Economic Development (“DED™) issued

a Request for Proposals (“RFP”) to procure an operator and manager for the Goulding’s
Monument Valley Lodge and Tours businesses and property to commence after the
Navajo Nation purchases the aforementioned land and business assets. DED sent the
RFP to the Navajo Nation Hospitality Enterprise (“NNHE™), the Navajo Nation
Gaming Enterprise, the Navajo Oil and Gas Company, and other Navajo Nation
enterprises who expressed an interest in managing the aforementioned business. Of all
of the Navajo Nation business enterprises that were sent a copy of the RFP, only NNHE
replied to the solicitation. DED determined that NNHE was qualified to perform the
management services and offered a business site lease and operating agreement for the

Property to this entity. NLD, DNR, and DED are currently working in cooperation
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with NNHE to ensure that the Goulding’s Monument Valley Lodge and Tours Property
continues to operate at peak efficiency when the Navajo Nation succeeds to ownership
of the Property and business assets. It must be emphasized that NNHE is not being
capitalized with additional property through this purchase; rather, the Navajo Nation
will own the Property and NNHE will manage and operate the Property for the Navajo
Nation. DED would grant a business site lease to the operator, as well as enter into a
profit-sharing agreement with the entity selected through this competitive procurement

process required by Navajo Nation law.

. The fee land, improvements, and business assets of the Seller are situated in Section

36: All, Township 43 South, Range 15 East, Salt Lake Meridian, San Juan County,
State of Utah, composed of 670.65 acres, more or less, or 29,213,514 square feet, as
further described Exhibit “A,” which is attached hereto and incorporated herein by this

reference,

. The Goulding’s Monument Valley Lodge and Tours Property consist of the following:

The real property has been described as a self-contained, full-service resort tourist
destination and supporting community area. It is composed of roughly 633.16 acres of
fee land and 37.49 acres of leasehold land (Section 25, Township 43 South, Range 15
East, Salt Lake Meridian) for a total of 670.65 acres, more or less. The personal
property, improvements, and business assets associated with the real property can be
described as follows: 152 lodging units in the hotel, villas, canyon apartments, cabins,
luxury home, fourplex guest apartments, duplex guest apartments, and station/airport
area. The RV Park and campgrounds included 97 units at the time of inspection by the
Appraiser (66 RV spots, 27 tent sites, 3 cabins, and a home), with one additional home

to be added in the near future.

. The property is also composed of the following: the upper lodge building, the

restaurant, an RV Park and campground, employee housing, two pool houses (one at
the main Goulding’s Lodge and the other at the campground and RV Park), a restaurant,
three exclusive cookout areas, a gift shop, a theatre and two museum buildings (old
trading post), a grocery store, a laundromat, a gas station, a car wash area that also

features guestrooms for tour drivers, a small airport, a hangar and pilot’s apartment, a
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sewer lagoon; employee housing and several hiking trials, as well as several
improvements that support the operation, and quick-service food and beverage outlets
in the grocery store and service station, a guest laundry area at the RV park, several
outdoor barbecue areas, a retail area (RV park), a lobby workstation, a grocery store,
tour service with vehicles and maintenance shops, retail shops, guest showers, guest
laundry, computers, furniture, fixtures, and equipment of the various business centers,
storage warehouses and associated shops, elevators, life-safety systems, parking lots,
sidewalks, signage, landscaping, administrative offices, and separate guest bath rooms.
Excluded from the Property for purchase is the hospital facility and its underlying real

estate,

. On November 30, 2022, the Phase I Environmental Site Assessment Report

(“Environmental Report™) was completed by Tiis Y4 T6h, Inc. Environmental Support
Services. The Environmental Report concludes that there are twelve (12) Recognized
Environmental Conditions (“REC™) that must be further investigated to determine
whether or not further mitigation or removal will be required prior to closing the
purchase of this Property. Tiis Y4 Téh, Inc. Environmental Support Services identified
a total of fifteen (15) in its report. Three (3) of the fifteen (15) RECs are for the
Monument Valley Hospital. The Hospital is located on Tract C, which is not part of
the Property being purchased by the Navajo Nation. Therefore, only twelve (12) RECs
need to be investigated for further investigation. A list of the RECs and Executive
Summary of the Environmental Report are attached hereto and incorporated herein as
Exhibit “F.” The RECs have been submitted to the Seller for correction or mitigation
prior to close. A copy of the Environmental Report is attached hereto and incorporated
herein by this reference as Exhibit “G.”

On November 3, 2022, the Office of the Controller advised NLD that
$3,878,210.62 is available for expenditure for purchase of capital improvement land
acquisitions. This amount is insufficient to purchase the Goulding’s Monument Valley
Lodge and Tours Property. Therefore, the Principal Funds of the Land Acquisition
Trust Fund must be utilized to purchase the Property. The Office of the Controller
advised NLD that Principal Funds are available in the amount of $190,616,051. The
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principal of the trust fund will have to be utilized to purchase the Property and pay the
expenses for escrow fees, taxes, and other expenses. A copy of the funds availability
from Office of Controller is attached hereto and incorporated herein as Exhibit “H.”

BB. The Real Estate and Asset Purchase Agreement has been drafted and is attached
hereto and incorporated herein by this reference as Exhibit “L” Because of time
constraints set forth in the Letters of Intent exchanged by the Nation and the Seller in
this matter, the attached Agreement will provide the general terms upon which the
Navajo Nation will purchase the Property.

CC. Executive Official Review Document No. 19922 is attached hereto and
incorporated herein by this reference as Exhibit “J.”

DD. On December 12, 2022, NNHE drafted and submitted a letter recommending
that the Navajo Nation Council approve the purchase of the Goulding’s Monument
Valley Lodge and Tours Property. On December 13, 2022, the Division of Economic
Development drafted and submitted a letter supporting the purchase of the Goulding’s
Monument Valley Lodge and Tours Property. Both of the letters confirm that NNHE
was selected as the operator of the Property, if the Navajo Nation approves of the
purchase. These letters are attached hereto and incorporated herein as Exhibit “K.”

EE.The Navajo Nation finds that the acquisition of this property is in the best interests of
the Navajo Nation and will provide real property and business assets needed for Navajo
Nation economic development.

FF. The Navajo Nation is a sovereign nation which is immune from suit. 1 N.N.C. § 553
(A). The jurisdiction and powers of the courts of the Navajo Nation, particularly with
regard to suits against the Navajo Nation, are derived from and limited by the Navajo
Nation Council as the governing body of the Navajo Nation. 1 N.N.C. § 553(C). The
Navajo Nation sovereign immunity can be waived for lawsuits filed in the Navajo
Nation courts for matters authorized by explicit resolutions of the Navajo Nation
Council. 1 N.N.C. §§ 554(B), (C), and (K).

GG. When the Navajo Nation desires to enlarge its land base, it must protect the
assets spent on land acquisitions by obtaining Title insurance. On September 20, 2022,

Stewart Title Guaranty Company, through the Anderson-Oliver Title Insurance
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HH.

Agency, Inc. issued a Commitment for Title Insurance, offering a Title Insurance
Policy to the Navajo Nation upon purchase of the Property, (Exhibit “A”), subject to
meeting conditions and exceptions to coverage stated. The Policy will likely contain a
dispute resolution clause that requires the Nation to waive it$ immunity for the limited
purpose of enforcing the Policy’s terms.

This legislation is offered as an emergency measure pursuant to 2 N.N.C.
§164(A)(16) because the Navajo Nation is patently unable to exercise its civil
jurisdiction over non-Indian conduct on privately-owned land within the Navajo
Nation’s reservation boundaries, such as the land upon which the Goulding’s Trading
Post is situated. See, Atkinson Trading Company, Inc. v. Joe Shirley, Jr., et al. This
lack of jurisdiction poses a significant threat to the sovereign authority of the Navajo

Nation government.

Section Three. Approval of Purchase

A. The Navajo Nation Council hereby approves the expenditure of the Land Acquisition

Trust Fund “fund principal” in the amount of $59,500,000.00 for the purchase of the
Goulding’s Monument Valley Lodge and Tours property, Monument Valley, Utah,
plus any closing costs, and expenses consistent with the general terms of the Real Estate

and Asset Purchase Agreement, attached hereto as Exhibit “1,” for this Property.

. The Navajo Nation directs the Division of Natural Resources Division Director to

initiate and complete the requirements for the purchase of real property, through the
general terms of the Real Estate and Asset Purchase Agreement attached hereto as
Exhibit “I,” with related documents as described in the Navajo Nation Land
Acquisition Rules and Regulations, VI. General Procedure for Purchase of Real

Property, E. Purchase Agreement and Opening Escrow.

. The President of the Navajo Nation and the Division of Natural Resources Executive

Director are authorized to execute any and all documents necessary to complete the

purchase of the Property.

Section Four. Approval of Limited Waiver of Sovereign Immunity
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A. The Navajo Nation Council hereby authorizes a limited waiver of sovereign immunity
of the Navajo Nation for the purpose of satisfying the requirements needed to obtain
title insurance from the Stewart Title Guaranty Company as follows:

The Navajo Nation hereby waives its sovereign immunity from suit necessary to
enforce the Insurance Policy, issued by Stewart Title Guaranty Company for
purchase of Goulding’s Monument Valley Lodge and Tours property, Monument
Valley, Utah (Policy). This waiver is strictly limited to the waiver required by the

Policy, and shall not apply to any other transactions without an explicit action by
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the Navajo Nation Council to extend the waiver.

B. The Navajo Department of Justice shall negotiate the terms of any dispute resolution

clause in the Insurance Policy in strict compliance with the waiver in Subsection A of

this Section.
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EXHIBIT “A”

ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)

ISSUED BY
STEWART TITLE GUARANTY COMPANY

NOTICE

IMPORTANT - READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION,
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND
CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.

THE COMPANY'S OBLIGATION UNDER THIS COMMITMENT {S TO ISSUE A POLICY TO A PROPOSED INSURED
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT, THE
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY
OTHER PERSON,

COMRMITMENT TO ISSUE PCLICY

Subject to the Notice; Schedule B, Part | - Requirements; Schedule B, Part Il - Exceptions; and the Commitment
Conditions, STEWART TITLE GUARANTY COMPANY, a Texas corporation (the “Company”), commits to issue the Policy

- according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date

© shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both
the specified dollar amount as the Proposed Amount of Insurance and the name of the Proposed Insured.

If alt of the Schedule B, Part | - Requirements have not been met within six months after the Commitment Date, this

Commitment terminates and the Company's liability and obligation end.

¥
{ //Frederick H. Eppinger
President and CEQ

Countersigned by:

/A ol

AuthoriZsd Countersigrature

Andearson-Oliver Title Insurance Agency, Inc.

81E. 100 S. -t » )
Monticello, UT 84535
(435) 587-3344

L 1 ( )D

avid Hisey
Secretary
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COMMITMENT CONDITIONS

1. DEFINITIONS

a.

o

o

j.

i

!

“Discriminatory Covenant™ Any covenant, condition, restriction, or limitation that is unenforceable under
applicable law because it illegally discriminates against a class of individuals based on personal characteristics
such as race, color, religion, sex, sexual orientation, gender identity, familial status, disability, national origin, or
other legally protected class.

“Knowledge” or "Known”: Actual knowledge or actual notice, but not constructive notice imparted by the Public
Records,

“Land’: The land described in Item 5 of Schedule A and improvements located on that land that by State law
constitute real property. The term "Land” does not include any property beyond that described in Schedule A,
nor any right, title, interest, estate, or easement in any abutting street, road, avenue, alley, lane, right-of-way,
body of water, or waterway, but does not madify or limit the extent that a right of access to and from the Land is
to be insured by the Policy. ;

‘Mortgage™: A mortgage, deed of trust, trust deed, security deed, or other real property security instrument,
including one evidenced by electronic means authorized by law. |

“Policy™. Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to
be issued by the Company pursuant to this Commitment.

“Proposed Amount of Insurance": Each dollar amount specified in Schedule A as the Proposed Amount of
insurance of each Policy to be issued pursuant to this Commitment.

“Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Palicy to be issued
pursuant to this Commitment.

"Pubfic Records": The recording or filing system established under State statutes in effect at the Commitment
Date under which a document must be recorded or filed to impart constructive notice of matters relating to the
Title to a purchaser for vaiue without Knowledge. The term “Public Records” does not include any other
recording or filing system, including any pertaining to environmental remediation or protection, planning,
permitting, zoning, licensing, building, health, public safety, or national security matters.

“State”. The state or commonwealth of the United States within whose exterior boundaries the Land is located.
The term "State” also includes the District of Columbia, the Commonwealth of Puerto Rico, the U.S. Virgin
Islands, and Guam.

“Title": The estate or interest in the Land identified in Item 3 of Schedule A.

2. If all of the Schedule B, Part | - Requirements have not been met within the time period specified in the Commitment
to Issue Policy, this Commitment terminates and the Company's liability and obligation end.

3. The Company’s liability and obligation is limited by and this Commitment is not valid without:

I NNEE

qg.

the Notice;

the Commitment to Issue Policy;

the Commitment Conditions;

Schedule A;

Schedule B, Part | - Requirements;

Schedule B, Part Il - Exceptions; and

a countersignature by the Company or its issuing agent that may be in electronic form.

4., COMPANY’S RIGHT TO AMEND
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect,
lien, encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any
liability of the Company is limited by Commitment Condition 5. The Company is not liable for any other amendment to
this Commitment.

This page is only a part of a 2021 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
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.. 5. LIMITATIONS OF LIABILITY

a. The Company's liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense
incurred in the interval between the Company's delivery to the Proposed Insured of the Commitment and the
delivery of the amended Commitment, resulting from the Proposed insured’s good faith reliance to:

i.  comply with the Schedule B, Part | - Requirements;
ii. eliminate, with the Company's written consent, any Schedule B, Part Il - Exceptions; or
ii. acquire the Title or create the Mortgage covered by this Commitment.

b. The Company is not liable under Commitment Condition 5.a. if the Proposed Insured requested the amendment
or had Knowledge of the matter and did not notify the Company about it in writing.

c. The Company is only liable under Commitment Condition 4 if the Proposed Insured would not have incurred the
expense had the Commitment included the added matter when the Commitment was first delivered to the
Proposed Insured.

d. The Company's liability does not exceed the lesser of the Proposed Insured’s actual expense incurred in good
faith and described in Commitment Condition 5.a. or the Proposed Amount of Insurance. i

e. The Company is not liable for the content of the Transaction Identification Data, if any. !

The Company is not obligated to issue the Policy referred to in this Commltment unless all of the Schedule B,

Part I—Requirements have been met to the satisfaction of the Company.

g. The Company's liability is further limited by the terms and provisions of the Policy to be issued to the Proposed
Insured.

bl

6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT; CHOICE OF LAW AND CHOICE OF

FORUM

a. Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this
Commitment.

b.  Any claim must be based in contract under the State law of the State where the Land is located and is restricted
to the terms and provisions of this Commitment. Any litigation or other proceeding brought by the Proposed
Insured against the Company must be filed only in a State or federal court having jurisdiction.

¢.  This Commitment, as last revised, is the exclusive and entire agreement between the parties with respect to the
subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this
Commitment.

d. The deletion or modification of any Schedule B, Part Il—Exception does not constitute an agreement or
obligation to provide coverage beyond the terms and provisions of this Commitment or the Policy.

e. Any amendment or endorsement to this Commitment must be in writing and authenticated by a person
autherized by the Company.

f.  When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only
fiability will be under the Policy.

7. IFTHIS COMMITMENT IS ISSUED BY AN ISSUING AGENT
The issuing agent is the Company's agent only for the limited purpose of issuing title insurance commitments and
policies. The issuing agent is not the Company's agent for closing, settlement, escrow, or any other purpose.

8. PRO-FORMA POLICY
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the
Company may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is
delivered to a Proposed Insured, nor is it a commitment to insure.

9. CLAIMS PROCEDURES
This Commitment incorporates by reference all Conditions for making a claim in the Policy to be issued to the
Proposed Insured. Commitment Condition 9 does not modify the limitations of liability in Commitment Conditions 5
and 6.

This page is only a part of a 2021 ALTA® Commitment for Title insurance. This Commitment is nof valid without the Notice; the Commitment to Issue
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10. CLASS ACTION

11.

ALL CLAIMS AND DISPUTES ARISING OUT OF OR RELATING TO THIS COMMITMENT, INCLUDING ANY
SERVICE OR OTHER MATTER IN CONNECTION WITH ISSUING THIS COMMITMENT, ANY BREACH OF A
COMMITMENT PROVISION, OR ANY OTHER CLAIM OR DISPUTE ARISING OUT OF OR RELATING TO THE
TRANSACTION GIVING RISE TO THIS COMMITMENT, MUST BE BROUGHT IN AN INDIVIDUAL CAPACITY. NO
PARTY MAY SERVE AS PLAINTIFF, CLASS MEMBER, OR PARTICIPANT IN ANY CLASS OR REPRESENTATIVE
PROCEEDING. ANY POLICY ISSUED PURSUANT TO THIS COMMITMENT WILL CONTAIN A CLASS ACTION
CONDITION.

ARBITRATION
The Pclicy contains an arbitration clause. All arbitrable matters when the Proposed Amount of Insurance is

$2,000,000 or less may be arbitrated at the election of either the Company or the Proposed Insured as the exclusive
remedy of the parties. A Proposed Insured may review a copy of the arbitration rules at http://www.alta.org/arbitration.

STEWART TITLE GUARANTY COMPANY

All notices required to be given the Company and any statement in writing required to be furnished the Company shall
be addressed fo it at Stewart Title Guaranty Company, P.O. Box 2029, Houston, Texas 77252-2029,

This page is only a part of a 2021 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE A

ISSUED BY
STEWART TITLE GUARANTY COMPANY

Transaction |dentification Data, for which the Company assumes no liability as set forth in Commitment Condition 5.e.:

Issuing Agent: Anderson-Oliver Title Insurance Agency, inc.
Issuing Office: 81 E. 100 S., Monticelto, UT 84535

Issuing Office's ALTA® Reglstry ID:

Loan ID Number:

Commitment Number: 10516

Issuing Office File Number: 10516

Property Address: All Sec 36 T43S, R15E, SLBM, Monument Valley, UT 84536
Revision Number: 2

1. Commitment Date: September 20, 2022 at 8:00 A.M.

2. Policy to be issued: Proposed Amount of Insurance
(a) 2021 ALTA® Owner's Policy

Proposed Insured: Navajo Nation

{b) 2021 ALTA® Loan Policy

Proposed Insured:

3. The estate or interest in the Land at the Commitment Date is:

Fee Simple

4. The Title is, at the Commitment Date, vested in:

RGJ Corporation, a Utah corporation: TRACT A and TRACT B EXCEPT Lots 8 and 9 in GOULDINGS SUBDIVISION,
according to the Final Plat filed March 27, 2017 in Book 994 at page 364, Entry No. 133546 and Sheets 2-7 filed March
27,2017 in Book 994 at page(s) 365 through 370 as Entry Nos, 133547 through 133552,
Executive RV, Inc., a Utah corporation: The part of TRACT B which is Lots B and 9, GOULDINGS SUBDIVISION,
according to the Final Plat filed March 27, 2017 in Book 994 at page 364, Entry No. 133546 and Sheets 2-7 filed March
27, 2017 in Book 994 at page(s) 365 through 370 as Entry Nos 133547 through 133552,

o[ Jat n:

5, The Land is described as foliows:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOQF

STEWART TITLE GUARANTY COMPARNY
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE A

: ISSUED BY
- STEWART TITLE GUARANTY COMPANY

A

Authoridld Counterelgnaturs
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE A

. ISSUED BY

STEWART TITLE GUARANTY COMPANY

EXHIBIT "A"
LEGAL DESCRIPTION

San Juan County, State of Utah:

TRACT A;
Township 43 South, Range 15 East, SLM,
Section 36; ALL

LESS TRACT B and TRACTC
Parcel No for the included tract 43515E360000
EXCEPTING from the included tract all coal and other minerals
CTB:
All Land in GOULDINGS SUBDIVISION, according to the Final Plat filed March 27, 2017 in Book 994 at page 364, Entry

No. 133546 and Sheets 2-7 filed March 27, 2017 in Book 994 at page(s) 365 through 370 as Entry Nos. 133547 through
133552,

" Parcel Nos: 001220000000, 001220000010, 001220000020, 001220000030, 001220000040, 001220000050,

© 001220000060, 001220000070, 001220000080, 001 220000090, 001220000100, 001220000110, 001220000120,
001220000130, 001220000140, 001220000150, 001220000160, 001220000170, 001220000180

EXCEPTING all coal and other minerals

TRACTC:

Beginning on the North side of a paved road at a point which bears South 1721.42 feet and East 1587.81 feet from the
Northwest corner of Section 36, Township 43 South, Range 15 East, SLB&M; and running thence North 15°02'11" West a
distance of 71.43 feet to a corner; thence North 80°53'21" East 31.89 feet to a comer; thence North 73°49'53” East 11.99
feet to a corner; thence North 47°48'12" East 155.42 feet to a corner; thence North 76°37'52" East 35.81 feet to a corner:
thence East 206.24 feet to a corner; thence South 9°41'38" East 106.65 feet to a corner; thence South 72°15'36" West
100.10 feet to a corner; thence South 5°59'53" West 76.37 feet to a corner on the North side of a paved road; thence
Westerly along the North side of the aforesaid approximately 302.00 feet to the point of beginning.

Parcel No. 43515E364200

EXCEPTING all coal and other minerals
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE A

" ISSUED BY
STEWART TITLE GUARANTY COMPANY
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE B PART |

" ISSUED BY
STEWART TITLE GUARANTY COMPANY

Requirements

File No.; 10516- Revision No, 2

All of the following Requirements must be met:

1.

The Proposed Insured must notify the Company in writing of the name of any party not referred to in this
Commitment who will obtain an interest in the Land or who will make a loan on the Land. The Company may then
make additional Requirements or Exceptions.

Pay the agreed amount for the estate or interest to be insured.

Pay the premiums, fees, and charges for the Policy to the Company.

Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, or both, must
be properly authorized, executed, delivered, and recorded in the Public Records.

Trust Deed sufficient to encumber the fee simple interest or estate to the Proposed Insured in

Schedule A, Section 2 b.

Reconveyance of Trust Deed(s) in Schedule B, Section 2.

Warranty Deed sufficient to convey the fee simple interest to the Proposed Insured in Schedule A.

This page is only a part of a 2021 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment fo Issue
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE B PART I

“ISSUED BY
STEWART TITLE GUARANTY COMPANY

Exceptions

File No.: 10516- Revision No. 2

Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This
Commitment and the Policy treat any Discriminatory Covenant in a document raferenced in Schedule B as if each
Discriminatory Covenant is redacted, repudiated, removed, and not republished or recirculated. Only the
remaining provisions of the document will be excepted from coverage.

The Policy will not insure against loss or damage resulting from the terms and conditions of any lease or easement
identified in Schedule A, and will include the following Exceptions unless cleared to the satisfaction of the Company:

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records
or is created, attaches, or is disclosed between the Commitment Date and the date on which all of the Schedule B,
Part | - Requirements are met.

2. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies
taxes or assessments on real property or by the Public Records. Proceedings by a public agency which may result
in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or
by the Public Records.

3. Any facts, rights, interests, or claims which are not shown by the Public Records, but which couid be ascertained
by an inspection of the Land or by making inquiry of persons in possession thereof.

4. Easements, liens, or encumbrances, or claims thereof, which are not shown by the Public Records.

5. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the Land and not shown by the Public Records,

8. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof:
(c) water rights, claims or title to water;, whether or not the matters excepted under (a), (b) or (¢} are shown by the
Public Records. The Company makes no representation as to the present ownership of any such interests. There
may be leases, grants, exceptions or reservations of interests that are not listed.

7. Any lien or right to a lien for services, labor, or material or equipment, heretofore or hereafter furnished, imposed
by law and not shown by the Public Records.

8. Minerals of whatsoever kind, subsurface and surface substances, including but not limited to coal, lignite, oil, gas,
uranium, clay, rock, sand and gravel in, on, under and that may be produced from the Land, together with all
rights, privileges, and immunities relating thereto, whether or not appearing in the Public Records or listed in
Schedule B. The Company makes no representation as to the present ownership of any such interests. There
may be leases, grants, exceptions or reservations of interests that are not listed.

9. Taxes for the year 2022 are accruing as a lien, not yet due and payable. Taxes for the year 2022 are estimated in
the amount of $407,910.56. Payments toward the 2022 taxes have been made in the amount of $188,824.00.
There are no back taxes.

10. Water rights, claims or title to water, or ditches, whether or not the matters are shown by the public records.
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE B PART Il

" ISSUED BY

STEWART TITLE GUARANTY COMPANY
Exceptions

11. Rights to any easement or right of way of the public, to use all such highways as may have been established
according to law, over the same or any part thereof, and subject also to all rights of way for ditches, tunnels, and
telephone and transmission lines that may have been constructed by the authority of the United States; and
reservation to the State of Utah of all coal and other minerals and the right of the State of Utah, or persons
authorized by it, the right to prospect for, mine and remove coal and other minerals from the same, upon
compliance with the conditions and subject to the limitations of Chapter 107, Session Laws 1919) as amended
Session Laws 1921) and amendments thereto, as set forth in the Patent from the State of Utah to Harry T.
Goulding dated May 6, 1938 and recorded May 9, 1938 in Book | at page 27.

The Company makes no representation as to the present ownership of any such interests. There may be leases,
grants, exceptions or reservations of interests that are not listed,

12. Rights to ditches, canals and reservoirs as sets forth in the Patent from the United States of America to the State
of Utah dated September 23, 1965 and recorded March 29, 1966 in Book 379 at page 22, Entry No. U-6466,

13. Rights to ditches, canals and reservoirs as sets forth in the Patent from the United States of America to the State
of Utah dated November 10, 1965 and recorded June 13, 1966 in Book 381 at page 247, Entry No. U-7584.

14. All easements and rights of way held by San Juan County including, but not limited to, the following:
a. From Harry T. Goulding and Leone Goulding dated June 5, 1964 and recorded November 24, 1964 in Book 369
at page 284, Entry No. U-1977;
b. From Knox College, a non-profit educational corporation, dated March 26, 1968 and recorded July 10, 1968 in
Book 448 at page 186, Entry No. X-3067.

15. Claims that any portion of the land is covered by a public road, street or easement.

18. Access is provided to all of the land as long as all parcels are owned by the same person or entity. There is no
insurance for access if all land is not owned by the same owner.

17. All restrictions, conditions, covenants, rights of way, and easements, that are now of record, as referred to in
instruments of record including, but not limited to, the following:
a. Warranty Deed from RGJ Corporation to Executive RV Inc., dated March 21, 2015 and recorded October 28,
2015 in Book 975 at page 857, Entry No. 125054.
b. Warranty Deed from RGJ Corporation to Executive RV inc., dated March 21, 2015 and recorded October 28,
2015 in Book 975 at page 861, Entry No. 125055,
This affects Lot 8 and 8 of TRACT B

18. Executive Order of May 17, 1884 relating to the Navajo Reservation a certified copy of which was recorded
February 11, 1954 in Book 10 at page 331, Entry No. F-5218.

19. Right of first refusal held by RGJ Corporation, all as referred to in instruments including, but not limited to, the
following:
a. Quitclaim Gift Deed from RGJ Corporation to San Juan Foundation dated September 24, 1999 and recorded
November 30, 1999 in Book 783 at page 412, Entry No. 080201,
b. Memorandum of Right of First Refusal between RGJ Corporation and San Juan Foundation dated November
28, 1998 and recorded January 19, 2001 in Book 791 at page 833, Entry No. 062870. (This memorandum refers
to a Right of First Refusal Agreement, copies of which are held by each party to the memorandum,)
¢. Quitclaim Deed from San Juan Foundation to Utah Navajo Development Council dated September 27, 2002
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ALTA COMMITMENT FOR TITLE INSURANCE (07-01-2021)
SCHEDULE B PART I

+ ISSUED BY
* STEWART TITLE GUARANTY COMPANY

Exceptions

and recorded October 7, 2002 in Book 808 at page 708, Entry No. 067260.

d. Memorandum of Right of First Refusal between RGJ Corporation and Utah Navajo Development Council
acknowledged September 27, 2002 and recorded October 7, 2002 in Book 808 at page 710, Entry No. 067261,
(This memorandum refers fo a Right of First Refusal Agreement, copies of which are held by each party to the
memorandum.)

This affects TRACT C

20. Lefter regarding Waiver of Certain Subdivision Ordinance Requirements for Gouldings Subdivision dated March 8,
2017 and executed by Brad Bunker, PE, PLS and recorded March 27, 2017 in Book 994 at page 362, Entry No.
133545,

This affects TRACT B

21. Narratives, notes, legends, easements, rights-of-way, roads, airport runways and related facilities, and all other
provisions and information as set forth in the following plats:
a.  Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 36, T43S, R15E, SLB&M, Exterior
Boundary Lines" filed March 27, 2017 in Book 994 at page 364, Entry No. 133546.
b. Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 36, T43S, R15E, SLB&M, Sheet 2 of 7
(Lots 1-3)" filed March 27, 2017 in Book 994 at page 365, Entry No. 133547.
c. Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 36, T43S, R15E, SLB&M, Sheet 3 of 7
(Lots 4-7}" filed March 27, 2017 in Book 994 at page 366, Entry No. 133548.
d. Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 36, T43S, R15E, SLB&M, Sheet 4 of 7
{Lots 8-10)" filed March 27, 2017 in Book 994 at page 367, Entry No. 133548,
e. Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 36, T43S, R15E, SLB&M, Sheet 5 of 7
(Lot 11)" filed March 27, 2017 in Book 994 at page 368, Entry No. 133550. .
f. Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 36, T435, R15E, SLB&M, Sheet 6 of 7
(Lots 12-16)" filed March 27, 2017 in Book 994 at page 369, Entry No. 133551.
g. Entitled "Final Plat Gouldings Subdivision, Within the N1/2 of Section 38, T43S, R15E, SLB&M, Sheet 7 of 7
(Lots 17-18)" filed March 27, 2017 in Book 994 at page 370, Entry No. 133552,

A judgment search was made in the following names and none were found of record except as noted above:
Utah Navajo Development Councii

RGJ Corporation

Executive RV, Inc.

CHAIN OF TITLE:

According to the Official Records, there have been no documents conveying the land described herein within a period of
24 months prior to the date of this commitment, except as follows: NONE

This page is only a part of a 2021 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commiment to Issue
Policy; the Commitment Conditions, Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part If - Exceptions; and a countersignature by the
Compeany or its issuing agent that may be in electronic form,

. Copyright 2021 American Land Title Association. All rights reserved. m
The use of this Form (or any derivative thereof} is restricled to ALTA licensees and ALTA members in good standing as of the date of use. CANAY 19 b
Ali other uses are prohibited. Reprinted under license from the American Land Tile Association. R
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STG Privacy Notice
Stewart Title Companies

WHAT DO THE STEWART TITLE COMPANIES DO WITH YOUR PERSONAL INFORMATION?

Federal and applicable state law and regulations give consumers the right to limit some but not all sharing. Federal and applicable
state law regulations also require us to tell you how we collect, share, and protect your personat information, Please read this notice
carefully to understand how we use your personal information. This privacy notice is distributed on behalf of the Stewart Title Guaranty
Company and its litle affillates (the Stewart Title Companies), pursuant to Title V of the Gramm-Leach-Bliley Act (GLBA).

The types of personal information we collect and share depend on the product or service that you have sought through us. This
information can include social security numbers and driver's license number.

All financial companies, such as the Stewart Tile Companies, need to share customers' personal information to run their everyday
business—to process transactions and maintain customer accounts. In the section below, we list the reasons that we can share
customers' personal information; the reasons that we choose to share; and whether you can limit this sharing.

Reasons we can share your personal information. Do we share Can you limit this sharing?

For our everyday business purposes-— to process your
transactions and maintain your account. This may include running the

business and managing customer accounts, such as processing Yes No
transactions, mailing, and auditing services, and responding to court

orders and legal investigations.

For our marketing purposes— to offer our products and services to Yes No

youl.

For joint marketing with other financial companies No We don't share

For our affiliates’ everyday business purposes-— information

about your {ransactions and experiences, Affiliates are companies
related by common ownership or control. They can be financial and Yes No
non-financial companies, Our affiliates may include companies with a
Stewart name; financial companies, such as Stewart Tite Company

For our affiliates’ overyday business purposes— information

about your creditworthiness. No We don't share

For our affiliates to market to you — For your convenience, Yes Yes, send your first and {ast name, the email
Stewart has developed a means for you to opt out from its affiliates address used in your transaction, your
marketing even though such mechanism is not legally required. Stewart fite number and the Stewarl office

location that is handling your transaction by
email to optout@stewart.com or fax {o
1-800-335-9581.

For non-affiliates to market to you, Non-affiliates are companies No
not refated by common ownership or control. They can be financial
and non-financial companies.

We don't share

We may disclose your personal informatien te our affiliates or to non-affiliates as permitted by law. If you request a transaction with a
non-affiliate, such as a third party insurance company, we will disclose your personal information to that non-affiliate. [We do not controf
their subsequent use of information, and suggest you refer to their privacy notices.]

SHARING PRACTICES
How often do the Stewart Title Companies notify me| We must notify you about our sharing practices when you request a

about their practices? transaction.

How do the Stewart Title Companies protect my To protect your personal information from unauthorized access and use, we

personal information? use security measures that comply with federal law. These measures
include computer, file, and building safeguards.

How do the Stewart Title Companies collect my We collect your personal information, for example, when you

personal information? = request insurance-refated services

a provide such information to us
We also collect your personal information from others, such as the real
estate agent or lender involved in your transaction, credit reporting agencies,
affiliates or other companies.

What sharing can|{ limit? Although fedaral and state law give you the right to fimit sharing {e.qg., opt out)
in certain instances, we do not share your personal information in those
instances.

Contact us: If you have any questions about this privacy notice, please contact us at: Stewart Title Guaranty Company,
1360 Post Oak Blvd., Ste. 100, Privacy Officer, Houston, Texas 77056

File No.: 10516 Page 1
Revised 01-01-2020




Effective Date: January 1, 2020

Privacy Notice for California Residents

Pursuant to the California Consumer Privacy Act of 20118 ("CCPA”"), Stewart Information Services Corporation and its subsidiary companies
(collectively, “Stewart”) are providing this Privacy Notice for Cafifornia Residents (“CCPA Notice"), This CCPA Notice supplements the
information contained in Stewart’s existing privacy notice and applies solely to all visitors, users and others who reside in the State of
California or are considered California Residents (“consumers” or “you"}. Terms used but not defined shall have the meaning ascribed to
them in the CCPA,

Information Stewart Callects
Stewart collects information that identifies, relates to, describes, references, is capable of being associated with, or could reasonably be
linked, directly or indirectly, with a parlicular consumer, househeld, or device. Most of the information that Stewart collects in the course of

its regutar business is already protected pursuant to the Gramm-Leach-Bllley Act {GLBA). Additionally, much of this information comes from
govemment records or other information already in the public domain. Personal information under the CCPA does not include:

* Publicly available information from government records.

* Deidentified or aggregated consumer information.

@ Certain personal information protected by other sector-specific federal or Galifornia laws, including but not limited to the
Fair Credit Reporting Act (FCRA), GLBA and Califomnia Financial information Privacy Act (FIPA),

Specifically, Stewart has collected the following categories of personal information from consumers within the last twelve (12) months:

Category Examples Collected?
A. Identifiers. Areal name, alias, postal address, unique personal identifier, online identifier,
internet Protocol address, email address, account name, Social Security YES
number, driver's license number, passport number, or other similar identifiers.
B. Personal information categories listed in | A name, signature, Social Security number, physical characteristics or
the California Customer Records statute description, address, telephone number, passport number, driver's license or
{Cal. Civ. Code § 1798.80(e)). state identification card number, insurance policy number, education, YES
employment, employment history, bank account number, credit card number,
debit card number, or any other financial information, medical information, or
health insurance information. Some personal information included in this
category may overlap with other categories.
C. Protected classification characteristics Age (40 years or older), race, color, ancestry, national arigin, citizenship,
under California or federal law, religion or creed, marital status, medical condition, physical or mental
disability, sex (including gender, gender identity, gender expression, YES
pregnancy or childbirth and related medical conditions), sexual orientation,
veteran or military status, genetic information (including familial genetic
information}.
D. Commaercial information. Records of personal property, products or services purchased, obtained, or
considered, or other purchasing or consuming histories or tendencies. YES
E. Biometric information. Genetic, physiological, behavioral, and biological characteristics, or activity
patterns used to extract a template or other identifier or identifying information,
such as, fingerprints, faceprints, and voiceprints, iris or retina scans, YES
keystroke, gait, or other physical patterns, and sleep, health, or exercise data.
F. Internet or other similar network activity. | Browsing history, search history, information on a consumer's interaction with YES
a website, application, or advertisement.
G, Geolocation data. Physical location or movements. YES
H. Sensory data. Audio, electronic, visual, thermal, olfactory, or similar information. YES
l. Professional or employment-related Current or past job history or performance evaluations. YES
information.
J. Non-public education information {per the | Education records directly related to a student maintained by an educational
Family Educational Rights and Privacy Act | institution or party acting on its behalf, such as grades, transcripts, class lists, YES
{20 U.S.C. Section 1232g, 34 C.F.R. Part student schedules, student identification codes, student financial information,
99)). or student disciplinary records,
K. Inferences drawn from other personal Profile reflecting a person's preferences, characteristics, psychological trends, YES
information, predispositions, behavior, attitudes, intelligence, abilities, and aptitudes.
File No.: 10516 Page 2
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Stewart obtains the categories of personal information listed above from the following categories of sources:

® Directly and indirectly from customers, their designees or their agents {For example, realtors, lenders, attorneys, efc.)
° Directly and indirectly from activity on Stewarl's website or other applications.
¢ From third-parties that inferact with Stewart in connection with the services we provide.

Use of Personal Information
Stewart may use or disclose the personal information we collect for one or more of the following purposes:

To fulfill or meet the reason for which the information is provided.

To provide, support, personalize, and develop our website, products, and services.

To create, maintain, customize, and secure your account with Stewart.

To process your requests, purchases, transactions, and payments and prevent transactional fraud.

To prevent and/or process claims,

To assist third party vendors/service providers who complete transactions or perform services an Stewart's behalf.

As necessary or appropriate to protect the rights, property or safety of Stewart, our customers or others.

To provide you with support and to respond to your inguiries, including to investigate and address your concerns and

monitor and improve our responses,

To personalize your website experience and to deliver content and product and service offerings relevant to your

interests, including targeted offers and ads through our website, third-party sites, and via email or text message (with

your consent, where required by law).

¢ To help maintain the safety, security, and integrity of our website, products and services, databases and other technology
assets, and business.

* To respond fo law enforcement or regutator requests as required by applicable law, court order, or governmental
regulations,

° Auditing for compliance with federal and state laws, rules and regulations.

° Performing services including maintaining or servicing accounts, providing customer service, processing or fulfilting
orders and transactions, verifying customer information, processing payments, providing advertising or markafing
services or other similar services.

* To evaluate or conduct a merger, divestiture, restructuring, reorganization, dissolution, or other sale or transfer of some

or all of our assets, whether as a going concern or as part of bankruptcy, liquidation, or simitar proceeding, in which

personal information held by us is among the assets transferred.

e &4 & & 8 0 o o

Stewart will not collect additional categorizs of personal information or use the personal information we collected for materially
different, unrelated, or incompatible purposes withaut providing you notice,

Stewart does not sell your personal information to nonaffiliated third parties. Stewart may share your information with those you have
designated as your agent in the course of your transaction {for example, a realtor or a lender). Stewart may disclose your personal
information to a third party for a business purpose, Typically, when we disclose personal information for a business purpose, we enter
a contract that describes the purpose and requires the recipient to both keep that personal information confidential and not use it for
any purpose except performing the contract.

We share your personal information with the following categories of third parties:

° Service providers and vendors (For example, search companies, mobile notaries, and companies providing credit/debit
card processing, billing, shipping, repair, customer service, auditing, marketing, etc.)

Affiliated Companies

Litigation parties and attorneys, as required by law,

Financial rating organizations, rating bureaus and trade associations.

Federal and State Regulators, law enforcement and other government entities

In the preceding twelve {12) months, Stewart has disclosed the following categories of perscnal infarmation for a business purpose;

Category A: Identifiers

Category B: California Customer Records personal information categories
Category C: Protected classification characteristics under California or federal law
Category D: Commercial Information

Category E: Biometric Information

Category F: Internet or other similar network activity

Category G: Geolocation data

Category H: Sensory data

Category I: Professional or employment-related information

Category J: Non-public education information

Category K: inferences

. ¢ Rigl Choi

The CCPA provides consumers {California residents) with specific rights regarding their personal information. This section describes
your CCPA rights and explains how to exercise those rights.

File No.: 10516 Page 3
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Access to Specific Information and Data Portability Rights

You have the right to request that Stewart disclose certain information to you about our colfection and use of your personal information over
the past 12 months. Once we receive and confirm your verifiable consumer request, Stewart will disclose to you:

The categories of personal information Stewart coflected about you.

The categories of sources for the personal information Stewart collected about you.

Stewart's business or commercial purpose for collecting that personal information.

The categories of third parties with whom Stewart shares that personal infarmation.

The specific pieces of personal information Stewart collected about you (also called a data portability request),

If Stewart disciosed your personal data for a business purpose, a listing identifying the personal information categories
that each category of recipient obtained.

Deletion Request Rights

You have the right to request that Stewart delete any of your personal infarmation we collected from you and retained, subject to certain
exceptions. Once we receive and confirm your verifiable consumer request, Stewart will delete (and direct our service providers to delete)
your personal information from our records, unless an exception applies.

Stewart may deny your deletion request if retaining the information Is necessary for us or our service providers to:

1. Complete the transaction for which we collected the personal information, provide a good or service that you requested, take actions
reasonably anticipated within the context of our ongoing business relationship with you, or otherwise perform our contract with you

2. Detect security incidents, protect against malicious, deceptive, fraudulent, or illegal activity, or prosecute those responsible for such
activities.

3. Debug products to identify and repair errors that impair existing intended functionality.

4. Exercise free speech, ensure the right of another consumer to exercise their free speech rights, or exercise another right provided for
by law.

5. Comply with the California Electronic Communications Privacy Act {Cal. Penal Code § 1546 seq.).

8. Engage in public or peer-reviewed scientific, historical, or statistical research in the public interest that adheres to all other applicable
ethics and privacy laws, when the information’s deletion may fikely render impossible or seriously impair the research's achievement,
if you previously provided informed consent.

7. Enable solely intemal uses that are reasonably aligned with consumer expectations based an your relationship with us.

8. Comply with a legal obligation.

9. Make other internal and lawful uses of that information that are compatible with the context In which you provided it,

Exercising £ Data P " i Deletion Ri

To exercise the access, data portability, and deletion rights described above, please submit a verifiable consumer request to us either:

¢ Calling us Toll Free at 1-866-571-9270

* Emailing us at Privacyrequest@stewart.com
* Visiting hifp.//stewart.comiccpa

Cnly you, or someone legally authorized to act on your behalf, may make a verifiable consumer request related to your persanal
information. You may also make a verifiable consumer request on behalf of your minor child.

To designate an authorized agent, please contact Stewart through one of the methods mentioned above.

You may only make a verifiable consumer request for access or data portability twice within a 12-month period. The verifiable consumer
request must:

* Provide sufficient information that allows us fo reasanably verify you are the person about whom we collected personal
information or an authorized representative.
* Describe your request with sufficient detail that allows us to properly understand, evaluate, and respond to it.

Stewart cannot respond to your request or provide you with personal information if we cannot verify your identity or authority to make the
request and confirm the personal information relates to you.

Making a verifiable consumer request does not require you to create an account with Stewart,

Response Timing and Format

We endeavor to respond to a verifiable consumer request within forty-five (45) days of its receipt. If we require more time (up to an
additional 45 days), we will inform you of the reason and extension period in writing.

Awritten response will be delivered by mail or electronically, at your option.
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Any disclosures we provide will only cover the 12-month period preceding the veriftable consumer request's receipt. The response we
provide will also explain the reasons we cannot comply with a request, if applicable. For data portability requests, we will select a format to
provide your personal information that is readily useable and sheuld allow you to transmit the information from one entity to another entity
without hindrance.

Stewart does not charge a fee to process or respond to your verifiable consumer request unless it is excessive, repetitive, or manifestty
unfounded. If we determine that the request warrants a fee, we will tell you why we made that decision and provide you with a cost
estimate before completing your request.

Non-Discrimination
Stewart will not discriminale against you for exercising any of your CCPA rights. Unless permitted by the CCPA, we will not:

* Deny you goods or services.

° Charge you a different prices or rates for goods or services, including through granting discounts or other benefits, or
imposing penalties.

« Provide you a different level or guality of goods or services.

* Suggest that you may receive a different price or rate for goods or services or a different level or quality of goods or
services.

Changes to Our Privacy Notige

Stewart reserves the right to amend this privacy notice at our discretion and at any time. When we make changes {o this privacy notice, we
will post the updated notice on Stewart’s website and update the notice’s effective date. Your continued use of Stewart’s website
following the posting of changes constitutes your acceptance of such changes,

Contact Information

If you have questions or comments about this notice, the ways in which Stewart collects and uses your information described here, your
choices and rights regarding such use, or wish to exercise your rights under California law, please do not hesitate to contact us at:

Phone: Toll Free at 1-866-571-9270
Wabsite: htipoiistewarf.comiccna
Emaii: Privacyrequest@stewart.com

Postal Address: Stewart Information Services Corporation
Attn: Mary Thomas, Deputy Chief Compliance Officer
1360 Post Oak Blvd,, Ste. 100, MC #14-1
Houston, TX 77056
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STG Privacy Notice 2 (Rev 01/26/09) Independent Agencies and Unaffiliated Escrow Agents

WHAT DO/DOES THE Anderson-Oliver Title Insurance Agency, inc. DO

WITH YOUR PERSONAL INFORMATION?

Federal and applicable state law and regulations give consumers the right to limit some but not all sharing. Federal and applicable
state law regulations also require us to tell you how we collect, share, and protect your personal information. Please read this notice
carefully to understand how we use your personal information. This privacy notice is distributed on behalf of Anderson-Oliver Title
Insurance Agency, Inc., and its affiliates (* N/A "), pursuant to Title V of the Gramm-Leach-Bliley Act (GLBA).

The types of personal information we collect and share depend on the product or service that you have sought through us. This
information can include social security numbers and driver's license number.

All financial companies, such as Anderson-Gliver Title Insurance Agency, Inc., need to share customers' personal information to run
their everyday business—to process transactions and maintain customer accounts, In the section below, we list the reasons that we
can share customers' personal information; the reasons that we choose {o share; and whether you can limit this sharing.

Reasons we can share your personal information Do we share? |Can you limit this sharing?
For our everyday business purposes— to process your fransactions and
maintain your account. This may include running the business and managing Yes No
customer accounts, such as processing fransactions, mailing, and auditing services,
and responding to caourt arders and legal investigations.
For our marketing purposes— to offer our products and services to you. Yes No
For joint marketing with other financial companies No We don't share
For our affiliates' everyday business purposes— information about your
transactions and experiences. Affiliates are companies related by common
ownership or control. They can be financial and non-financial companies. Yes No
For our afﬁllates everyday business purposes-— information about your No We don't share
creditworthiness.
For our affiliates to market to you Yes No
For non-affiliates to market to you. Non-affiliates are companies not related by '

. N : ' . - No We don't share
common ownership or control. They can be financial and non-financial companies.

We may disclose your persanal information {o our affiliates or to non-affifiates as pernitted by law. If you request a transaction with a
non-affiliate, such as a third party insurance company, we will disclose your perscnal information to that non-affiliate. [We do not
control their subsequent use of information, and suggest you refer to their privacy notices.]

Sharing practices

How often do/doas Anderson-Oliver Title We must notify you about our sharing practices when you request a transaction.
Insurance Agency, Inc. notify me about their

practices?

How dofdoes Anderson-Oliver Title To protect your personal information from unautherized access and use, we use
Iinsurance Agency, Inc, protect my personal | security measures that comply with federal and state law. These measures
information? include computer, file, and building safeguards.

How do/does Anderson-Oliver Title We collect your personal information, for example, when you

Insurance Agency, Inc. collect my personal

! A . . i i
information? request insurance-related services

* provide such information o us

We also collect your personal information from others, such as the real estate
agent or lender involved in your transaction, credit reporting agencies, affiliates
or other companies.

What sharing can | Jimit? Although federal and state law give you the right to limit sharing (e.g., opt out) in
certain instances, we do not share your personal information in those instances.

Contact Us If you have any questions about this privacy notice, please contact us at: Anderson-Oliver Title Insurance
Agency, Inc., 81 E. 100 8., Monticello, UT 845356
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‘NARRATIVE APPRAISAL REPORT

Goulding's Lodge

1000 GOULDING'S TRADING POST ROAD
OUATO-MONUMENT VALLEY, UTAH

Mr. Sfan_Sapp IR - HVS Consulting & Valuation

CEQ - Navajo Nation Hospitality Enterprise Division of TS Warldwide, LLC
On Behalf of Navajo Nation 8430 Santa Monica Boulevard, Suite 200
6677 West Thunderbird Road - West Hollywood, California 90069

Glendale, Arizona 85_306

+1 (303) 704-2636
+1(623) 412-0297



HVS PHOENIX

8430 5anta Monica Boulevard, Suite
200

West Hollywood, California 90069
+1(303) 704-2635
+1(415) 896-0516 FAX

www.hvs.com

Superior results throwgh unrivaled

hospitatity intelligence, Everywhere.

June 7, 2022

Mr. Stan Sapp

CEO - Navajo Nation Hospitality Enterprise
On Behalf of Navajo Nation

6677 West Thunderbird Road

Glendale, Arizona 85306

Re: Goulding's Lodge
1000 Goulding's Trading Post Road
Oljato-Monument Valley, Utah
HVS Reference: 2022020365

Dear Mr. Sapp:

Pursuant to your request, we herewith submit our narrative appraisal report
pertaining to the above-captioned hotel. We have investigated the real estate and
analyzed the market conditions in the Monument Valley, Utah, area, Our report has
been prepared in accordance with, and is subject to, the requirements of the
Uniform Standards of Professional Appraisal Practice (USPAP), as provided by the
Appraisal Foundation. This letter of transmittal is not valid as an opinion of value if
detached from the supportlng report.

| "The sub]ec_t o_f the appralsal is the combined fee simple and leasehold interest in a

670.65-acre site improved with a self-contained resort known as the Goulding's
Lodge. Roughly 633.16 acres are owned in fee simple interest, while 37.49 acres
reflect the leaseheld interest. The land owned 1n fee is shown below, while the
leasehold land is ad]acent




The property features 152 lodging units in the hotel, villas, canyon apartments, and
gas station/airport area. The RV park and campgrounds included 97 units at the
time of inspection (66 RV spots, 27 tent sites, 3 cabins, and a home), with one
additional home to be added in the near term.

As illustrated in the following image, the subject property encompasses several
businesses and offerings that make up a self-contained resort and supporting
community area, measuring approximately 670 acres.

The property was purchased by current ownership in 1981, at which time all that
existed were the upper lodge building (]}, the restaurant (K}, and the museum
buildings (M}; both K and M were utilized for different purposes at the time, with M
being the original trading post. Property ownership has since constructed the
remainder of the property over time in order to create a tourism destination. The
subject property currently features several lodging types; an RV park and
campground (R}; two pool houses, one at the main Goulding's Lodge area (J) and
oneatthe RV park and campground; a restaurant {(K); three exclusive cockoutareas;
a gift shop (L); a theatre and two museum buildings (M); a grocery store (B); a
laundromat (C); a gas station (E); a car wash area that also features guestrooms for
tour drivers (D}; a small airport (G); a hangar and pilot's apartment (F); a sewer
lagoon (H); employee housing; and several hiking trails, as well as several
improvements that support the operation,

Furthermore, a hospital {N} and an abandoned school and church are excluded from
our analysis given their current ownership structure and/or lack of contribution.
We note that the villas were reportedly completed in 2018, and a luxury home at
the RV park was almost completed at the time of our inspection; however, we were
not provided with detailed, comprehensive, historical capital expenditures. It is
important to note that the inefficient, sprawling layout of the property, as well as
the inconsistent guestroom product, result in functional obsolescence.



Given the presence of canyons and a variety of unique formations throughout the
site, the topography varies greatly. Roughly 400 acres of the 670-acre site are not
currently developed; however, only about 140 acres feature a topography that is
conducive for development, The specific locations of the site that could be conducive
for development are the vacant land to the northeast of the main lodge; the land
along the southern border of the site, adjacent to the canyon; and a portion of land
near the airport. For the purpose of this analysis, we have assumed that the planned
80-room resort hotel development would take place along the southern border of
the site, adjacent to the canyon, in order to provide an exclusive, high-end
experience on.roughly 30-acres. Moreover, it is important to note that if the
development were constructed to the northeast of the main lodge or east of the
airport, this development would: likely impede upon sweeping views of Monument
Valley, which is a major draw for the resort. The remaining portions not developed
(or niot planned tobe developed) feature rock formations, which limit the land's use
and/or would. be expected:to. be preserved in_order to maintain amenities and
offermgs, such as hlkmg trails and sweeping VIEWS of Monument Valley. Thus, the
site includes excess land that has been valued separately and could be developed
with an upscale lodging facility, as well as surplus land that serves the greater resort.

This appralsal reportls bemg prepared foruse for the asset evaluation of the subject
PTOPGITY

We have undertaken the- appraisal process ‘and, based on our analysis, have
concluded to the followmg oplmons of market value of the existing resort and the
excess land value ErEn -

As Is
Date of Value March 16, 2020
Exposure Time {Months} 4to 12
Real Property Value $71,420,000
Personal Property Value 1,980,000
Intangible Property Value 0
Reconciled Value $73,400,0t}0
Reconciled Vaiue per Key 483,000

combined fee simple and

Interest Appraised
PP leasehold

This analysis is based on the extraordinary assumption that the subjectland equates
to 633 acres owned in fee and 37 acres subject to ground leases. We were not
provided with a full survey, legal description, or other complete description of the
site; furthermore, we were not provided with a copy of each lease. As such, we have
assumed that the historical rent collection represents the full lease payment and
that the leases would continue throughout the projection period and extend (or be
extended) into the future. The analysis is also based on the extraordinary
assumption that the described improvements utilized in the excess land analysis
have been completed as of the prospective "when complete” date of value. The
reader should understand that the expansion related to the proposed 80-room
resort does not yet exist as of the date of appraisal. Qur appraisal does not address
unforeseeable events that could alter the proposed project, and/or the market




conditions reflected in the analyses; we assume that no significant changes, other
than those anticipated and explained in this report, shall take place between the
date of inspection and date of prospective value. The use of these extraordinary
assumptions may have affected the assignment results. We have made no other
extraordinary assumptions specific to this appraisal. However, several important
general assumptions have been made that apply to this appraisal and our valuations
of proposed hotels in general. These aspects are set forth in the Assumptions and
Limiting Conditions chapter of this report.

This report is intended for the addressee firm and may not be distributed to or
relied upon by other persons or entities. We hereby certify that we have no
undisciosed interest in the property, and our employment and compensation are
not contingent upon our findings. This study is subject to the comments made
throughout this report and to all assumptions and limiting conditions set forth
herein.

Sincerely,
TS Worldwide, LLC

-

P A

McKenna Luke, MAI, Managing Director
mluke@hvs.com, +1 (303) 704-2636
Temporary State Appraiser License (UT): 12672954-TCGO
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1. Summary of Salient Data and Conclusions

Property:
Location:

Interest Appraised: = -

Highest and Best Use (as improved):

LAND DESCRIPTION

Area: _
Assessor's Parce]l Numbers:

IMPROVEMENTS DESCRIPTION

Year Opened:

Property Type:

Number of Stories:

Food and Beverage Facilities:

Additional Facilities:

Goulding’s Lodge

1000 Main Street

Monument Valley, Utah 84536

San Juan Counly

Combined Fee Simple and Leasehold
Full-service and self-contained resort

670.65 acres, or 29,213,514 square feet

Parcel ("PIN")

170964
170958
170957
170959
170960
1220000090
1220000080
170855
170956, -
170954
170967
170966
170965
170968
170969
170570
170971
170953

43515E360000
43515E325400

1954

Full-service and sz_a_lf—contained resort
One and two

One restaurant, three exclusive cookout locations, and
quick-service food and beverage outlets in the grocery

store and service station
Aguest laundry area at the RV park, several outdoor
barbecue areas, a retail area (RV park), two indoor

swimming pools, a lobby workstation, a grocery store, a
laundromat, a gift shop, a gas service station, a museum,

and an airport

March-2020

Summary of Salient Data and Cenclusions
Goulding’s Lodge — Oljato-Monument Valley, Utah



RESTAURANT EXTERIOR

RESTAURANT SEATING AREA

MAIN LODGE LOBBY

PRIVATE DINING AREA

POOL (MAIN LODGE)

GIFT SHOP

March-2020

Summary of Salient Data and Conclusions
Goulding's Lodge — Oljato-Monument Valley, Utah



MUSEUM MAIN LODGE AREA CABIN

MAIN LODGE AREA CABiN INTERIOR MAIN LODGE GUESTROOM ~ SLEEPING

MAIN LODGE GUESTROOM - LIVING MAIN LODGE GUESTROORM ~ BATH

March-2020 Summary of Salient Data and Conclusions 9
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VILLAS - TYPICAL EXTERIOR VILLAS ~ TYPICAL SLEEPING

VILLAS - TYPICAL LIVING VILLAS - TYPICAL KITCHEN AREA

THEATRE

March-2020 Summary of 5alient Data and Conclusions 1 1
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RV PARK & CAMPGROUND - SITE RV PARK & CAMPGROUND — RETAIL

RV PARK & CAMPGROUND ~ SHOWERS RV PARK & CAMPGROUND - GUEST LAUNDRY

March-2020 Summary of Salient Data and Conclusions 12
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RV PARK & CAMPGROUND ~ LUXURY HOME

RV PARK & CAMPGROUND - CABIM

RV PARK & CAMPGROUND — CABIN INTERIOR

RV PARK & CAMPGROUND ~ GUEST COMPUTER

March-2020
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AIRPORT _ AIRPORT APARTMIENT ~ SLEEPING .

AIRPORT APARTMENT — LIVING AIRPORT APARTMENT — SINK

March-2020 Summary of Salient Data and Conclusions 14
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AIRPORT APARTMENT — BATH GAS STATION — FRONT

GAS STATION ROOM ~ TYPICAL SLEEPING GAS STATION ROOM ~ TYPICAL LIVING

March-2020 Summary of Salient Data and Conclusions 1 5
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GAS STATION ROOM — TYPICALSINK .

GAS STATION — TYPICAL BATH . ..

FOURPLEX — FRONT

FOURPLEX — TYPICAL GUESTROOM SLEEPING

FOURPLEX — TYPICAL LIVING

March-2020

Summary of Salient Data and Conclusions
Goulding's Lodge — Oljato-Monument Valley, Utah

16




FOURPLEX - TYPICAL BATHROOM DUPLEX - FRONT

DUPLEX — TYPICAL LIVING DUPLEX ~ TYPICAL KITCHEN

DUPLEX - TYPICAL GUESTRODM DUPLEX — TYPICAL BATHROOM

March-2020 Summary of Salient Data and Conclusions 17
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WAREHOUSE . LUXURY HOME NEAR WAREHOUSE

LUXURY HOME ~ TYPICAL GUESTROOM LUXURY HOME -~ TYPICAL BATHROOM

LUXURY HOME — TYPICAL LIVING LUXURY HOME — TYPICAL KITCHEN

March-2020 Summary of Salient Data and Conclusions 18
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SWoT

The following SWOT analysis sets forth the key factors that a purchaser of the subject property would consider
when making an investment decision:

Strengths & ¢  Excellent location as a tourism destination
Opportunities
*  Expansive variety of lodging offerings

¢ Ample amount of excess land suitable for future development and/or
expansion

¢ Tourism to the market continues to be affected by local COVID-19
restrictions by the Navajo Nation

Weaknesses & ¢ Property features all necessary ancillary offerings to support its offering as
Threats a self-contained resort

¢ Market has low barriers to entry

¢ Sprawling layout as a result of staggered construction that is suffering
from functional obsolescence

FIGURE1-1 = HISTORICAL AND PROJECTED ROOMS REVENUE METRICS — CURRENT RESORT & VILLAS

S _ B : Occupancy " Average Rate - - . ' RevPAR - "
~Near- - oo - s I . Total % Change ~ Total - % Change - Total “ . % Chanpe
Historical : . o R TR E 5_ R
2017 N . T % - $169.78 —_— $123.44 . -
2018 R Lo A3 22 % 18748 104 % 139.29 128 %
2019 o : _ Tz (28) 193.37. 31 - 13958 0.2
2020 0 N o . 183 {74.8) 145,23 {249) - 26,64 - (80.9)
2021 ot 356 939 162,69 120 - 57.86. 1172
Pro]e&ted e R SRR
2022/23 _ C 580% 631 % $191.02 174 % $110.79 915 %
023/24 - : : 700 207 205.25 7.5 14368 1 29.7 -
2024/25 - . _ o 7200 29 21370 41 153.87 71 :
Stabilized DR U1 (14) 17220117 30 15628 16
2026/27 ' 71.0 0.0 22672 30 T 16087 - .30
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H!STORECAL AND PROJECT ED REVENUE HOUSE PROF!T AND EB!TDA LESS REPLACEMENT:'._E}

RESERVE (NET mcoms)

' Tota! L

- Total Reve e - © House Prefit i

; Praﬂt. 3
Ratiu L

Total

EBITDA Less Replacement Reserve
L : As a % cf._

ST Rev ﬁ

Historleal

F"r'o.]ected_"_

. Year

2017
2018

2019

.2020

2021
1 2022/23
2023/24 "
2024/25 .
" 2025/76
© 2026/27
2027/18

82, 955000_ L= erom3000.
23,867,000 4.0 %: 7740000
22 7248000

©24,382,000. .
10,464,000 " {57. 1) 325,000

15,661 ooo_ 497 3,474,000
' $22 553000 447 % $5,082,000
126,947,000 189 . 7,308,000
1'8275,000
29,373,000 % 2.3 . 8368,000
©1'30,255,000 " 3.0 . 8,620,000
31, 152 000 30 . 8,878,000

‘28 708,000 - 6.5

:Cﬁ'a'h_ge. i Total o

- % Change.

T ot
'{95.5)"

968. 93 o
% 224
;272
JE L. X SRS
2840
‘285
284

‘463

13
IS
3.0

3.0

ERE

o 306
%7303,

”29.?..._.
31
-_'222_

%" $5070000 o :
. 5,419,000: .

4,970, OQD.

{800,000}
1, 854, 000

% €2,806,000

4,711,000 -
5,534,000
5,558,000 -
" 5,726,000
5,897,000

% Chargge

(83)

(116.1)

3318

s
176"

67.9 -

2.0

175
0.4
3.0

_-"'-'221 %
L 69.%. i)
D204 0

22,77

(7.6)

124 %

194

S
119,00 -

18.9
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FIGURE1-3 SUMMARY OF INVESTMENT PARAMETERS AND MARKET VALUE OPINIONS

As Is

quberbf Rooms % S

iy :._'_Ini_ef'e_s_i_:'Apprais_e_d NGH
" Exposure Time {Months) -

. Approaches to v e .

Date of Value . REERR R : - -, March 186, 2020

- combined fee
. isimpleand
Cynlions dleasehold
S ey e 410 12

NCOME CAPITALIZATION APPROACH

+10.00 %
80

: 2.0

°$64,900,000
Sttt

+$64,900,000
- a27,000

ST %
4.3
7.5

A
N/A

' 48,500,000

Ré'a_\l_'P'r'op'erty Value™ o R $71,420,000
Personal Property Value _ " 1,980,000
Intangible Property Value 0

Reconciled Value o $73,400,000
Per Room . 483,000
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2. Nature of the Assignment

Subject of the
Appraisal

The subject of the appraisal is the combined fee simple and leasehold interestin a
670.65-acre site improved with a self-contained resort known as the Goulding's
Lodge. Roughly 633.16 acres are owned in fee simple interest, while 37.49 acres
reflect the leasehold interest. The land owmed in fee is shown below, while the
leasehold land is adjacent.

March-2020
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The property features 152 lodging units in the hotel, villas, canyon apartments, and

gas station/airport area. The RV park and campgrounds included 97 units at the
time of inspection (66 RV spots, 27 tent sites, 3 cabins, and a home), with one
additional home to be added in the near term.

As illustrated in the following image, the subject property encompasses several
businesses and offerings that make up a self-contained resort and supporting
COMMUNILY area, measuring approximalely 670 acres.

The property was purchased by current ownership in 1981, at which time all that
existed were the upper lodge building (J), the restaurant (K), and the museum
buildings (M); both K and M were utilized for different purposes at the time, with M
being the original trading post. Property ownership has since constructed the
remainder of the property over time in order to create a tourism destination. The
subject property currently features several lodging types; an RV park and
campground (R); two pool houses, one at the main Goulding's Lodge area (J) and
oneat the RV park and campground; a restaurant (K); three exclusive cookout areas;
a gift shop (L); a theatre and two museum buildings (M); a grocery store (B); a
laundromat (C); a gas station (E); a car wash area that also features guestrooms for
tour drivers (D); a small airport (G); a hangar and pilot's apartment (F); a sewer
lagoon (H); employee housing; and several hiking trails, as well as several
improvements that support the operation.

Furthermore, a hospital {N) and an abandoned school and church are excluded from
our analysis given their current ownership structure and/or lack of contribution.
We note that the villas were reportedly completed in 2018, and a luxury home at
the RV park was almost completed at the time of our inspection; however, we were
not provided with detailed, comprehensive, historical capital expenditures. It is
important to note that the inefficient, sprawling layout of the property, as well as
the inconsistent guestroom product, result in functional obsolescence.

March-2020
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Property
Rights Appraised

Given the presence of canyons and a variety of unique formations throughout the
site, the topography varies greatly. Roughly 400 acres of the 670-acre site are not
currently developed; however, only about 140 acres feature a topography that is
conducive for development. The specific locations of the site that could be conducive
for development are the vacant land to the northeast of the main lodge; the land
along the southern border of the site, adjacent to the canyon; and a portion of land
near the airport, For the purpose of this analysis, we have assumed that the planned
80-room resort hotel development would take place along the southern border of
the site, adjacent to the canyon, in order to provide an exclusive, high-end
experience on roughly 30 acres. Moreover, it is important to note that if the

. development were constructed to the northeast of. the main lodge or east of the

airport, this’ development would llkely xmpede upon sweeping views of Monument

| _' ___.'_'_Valley, which is a major draw for the resort: The remaining portions not developed
“i{ornot planned to be developed) feature rock formations, which limit the land's use

and/or would be -expected to be preserved in order to maintain amenities and

- offerings, such as ‘hiking: trails'and sweeping views of Monument Valley. Thus, the

site includes excess land that has been valued separately and could be developed
with an upscale lodging facility, as well as surplus land that serves the greater resort.

The hotel also contains all necessary back-of-the-house space. The hotel's civic
address is 1000 Goulding's Tradmg Post Road Oljato-Monument Valley, Utah
84-536 '

The sub]ect prOperty is appralsed as an open and operating facility; however, as of

the date of this appraisal, the hotel's occupancy was below historical levels due to
~ the impact of the COVID-19 pandemic.

The property rights appraised include both the fee simple estate and the ieasehold
interest of the real and personal property. Please refer to the ownership discussion
in this chapter for a description of these interests. Fee simple estate is defined as
“absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain,
police power, and escheat.” Leasehold interest is defined as “the right held by the
lessee to use and occupy real estate for a stated term and under the conditions
specified in the lease."

There are two ground leases with the Navajo Nation. The first ground lease covers
24.56 acres along the northern portion of the airport grounds. This ground lease
allows property ownership to access water that is located on the subject site. The
agreement is between Goulding's Monument Valley Enterprises LLC (lessee) and
the Navajo Nation (lessor). The agreement was initially signed on January 2, 1988,
with the first term expiring in 2018. However, the agreement was modified on April
20, 2012, stipulating two renewal options with 20-year terms beginning in 2018,
whereas an annual payment of $34,500 is due in the first renewal period, and an
annual payment of $44,500 is due in the second renewal period. The revised
agreement does not stipulate annual increases. We note that historical payments
were difficult to derive from the provided financials given the lack of detail as it

! Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal
Institute, 2015).
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pertains to the ground Jease payments. However, based on the provided agreement,
the total payment in 2021 was reportedly equal to $34,500. The agreement is not
transferable by the lessee; therefore, we have assumed that, upon a hypothetical
sale, the agreement would be terminated and that a buyer would enter into a new
agreement with Navajo Nation for onsite water access at similar terms.

A copy of the second ground lease was not provided to us; rather, we have relied
upon a provided summary of the ground leasc. This ground lease, which is also with
the Navajo Nation (lessor), covers 9.92 acres along the sewer lagoon area. The
agreement was initially signed in January 1996, with the first term set to expire in
2016. However, the agreement was reportedly modified in March 2012, which
extended the agreement through December 31, 2031, and does not stipulate a
renewal option. On January 1, 2012, annual payments reportedly equaled
$26,833.96. Thereafter, annual payments reportedly increased with the Consumer
Price Index {CPI), U.S. City Average for all Urban Consumers. We note that the lease
cannot be transferred without written consent by the Navajo Nations Council. Given
the lack of detail provided for this ground lease, and that both ground lease
payments are historically combined into one line item, we have assumed the leases
would continue into the future at similar terms and have forecast these expenses in
line with inflation,

Additionally, a hospital building on site is being used as a satellite campus for a
regional university and is owned by the Utah Navajo Development Council (UNDC).
A transfer agreement dated December 1, 1999, transferred the RG] (grantor)
healthcare responsibilities to the San Juan Foundation Monument Valley Hospital
(grantee); however, these responsibilities were considered null upon the execution
of the right of first refusal agreement, dated October 1, 2002. Despite the rescinding
of responsibilities associated with the transfer agreement, hospital ownership is
required to pay the cost of waste-water services on a monthly basis. RG], however,
is responsible for the maintenance of the disposal system. The right of first refusal
stipulates that, should the property be sold or cease to be used for public purposes,
RG] would have the right of first refusal to purchase the property. Reportedly, RG]
is interested in purchasing the property; however, the UNDC has remained
unresponsive. If the subject property were sold, we have assumed that the hospital
building would not transfer to new ownership; thus, it is excluded from our analysis.
Moreover, given that the hospital is currently owned by a different entity than that
of the seller, we have not considered this aspect of the property in our analysis.

We note that property ownership has internal ownership agreements; however, we
have assumed that these would be terminated upon sale and that the property
would sell in fee-simple ownership rights, aside from the leasehold land noted
previously. '

Objective of the The objective of the appraisal is to develop an opinion of the subject property’s “as
Appraisal is” market value. The following definition of market value has been agreed upon by
the agencies that regulate federal financial institutions in the United States:
The most probable price that a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not
March-2020

Nature of the Assignment 25
Goulding's Ladge ~ Oljato-Monument Valley, Utah



Pertinent Dates

Global Considerations

affected by undue stimulus. Implicit in this definition are the consummation
of a sale as of a specified date and the passing of title from seller to buyer
under conditions whereby:

1.  buyer and seller are typically motivated;

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

a reasonable time is allowed for exposure in the open market;

4,  payment is made in terms of cash in U.S, dollars or in terms of
financial arrangements comparable thereto; and

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

“As is” market value is defined by the Appraisal Institute as follows:

The estimate of the market value of real property in its current physical
condition, use, and zoning as of the appraisal date.?

The effective date of the "as is" market value opinion is March 16, 2020. The subject
property was inspected by Lauren Reynolds on March 16, 2022; the photographs in
this report reflect the condition of the property as observed on that date. Lauren
Reynolds participated in the research for this assignment and assisted in the
report’'s preparation. McKenna Luke, MAI, participated in the analysis and reviewed
the findings but did not personally inspect the property.

The hospitality industry has been, and continues to be, affected by a variety of
external factors that influence both the lodging and the investment markets. The
following paragraphs outline the global factors that are the most impactful to the
lodging industry as of the effective date of this report.

The COVID-19 pandemic began in early 2020 and has had a significant impact
throughout the world and on the respective economies. The onset of the pandemic
resuited in decreased business activity, causing widespread economic hardships,
including increases in unemployment. The hospitality industry was severely
affected, as travel declined sharply and restrictions on group sizes resulted in the
cancellations of meetings, conventions, and events. The depth and duration of this
impact was influenced by the course of the pandemic and the nature and extent of
restrictions on business and travel activity. In most areas, the period of greatest
impact was 2020. With the availability of vaccines and lifting of restrictions,
conditions generally improved in 2021, although the Omicron variant slowed the
recovery in the latter part of the year. While the emergence of other variants may
influence the pace of the recovery, the prevailing market outlook is that the peak
impact of the pandemic on the travel industry is behind us. The U.S. economy is
recovering, and demand is anticipated to continue to strengthen. Our market

2 Federal Register, Vol. 75, No. 237, December 10, 2010: 77472.
 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal
Institute, 2015].
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Regional COVID-19
Restrictions

-Exposure Period

research reflects a general expectation that the U.5. lodging market will recover to
2019 levels by 2023/24; the timing and pace of recovery for individual markets will
vary based on market-specific characteristics and conditions.

The ongoing Russian invasion of Ukraine and the resulting war has given rise to
widespread economic and political uncertainty. In response to the conflict,
international travel has declined, with both inbound and outbound traffic dropping
sharply. Leisure demand in the United States is expected to remain strong, as
concerns about international destinations deter travel, particularly to Europe.
Gateway lodging markets are anticipated to experience the largest degree of impact,
However, the greatest economic impact is likely to result from the sanctions
imposed by the United States and other countries on Russia and the resulting
increase in energy prices and other costs of goods, Furthermore, logistical
limitations on exports from Ukraine may also affect the global supply chain and
prices. These conditions are expected to remain in place until the conflict is resolved
and/or sanctions are lifted, or the degree of uncertainty diminishes.

Exacerbated by rising oil and natural gas prices in the wake of the Russia-Ukraine
conflict, the inflationary trends that first emerged during the pandemic have
continued. Driven by supply-chain disruptions and pent-up consumer demand
during the pandemic, prices for most goods and services are increasing. Higher fuel
costs may affect both vehicle and air travel costs, which could in turn impact travel
and lodging demand, As of the current date, inflation levels are expected to remain
elevated in the near term. Over the longer term, inflation is anticipated to moderate
back to more normalized levels once supply disruptions resolve and as consumer
spending and investment slow following interest-rate hikes.

In preparing this report, we have considered the impact of these factors on the
lodging and investment markets to the best of our ability, inclusive of the subject of
this report. However, our analysis only considers what is known at the time of the
effective date of the report, and there is a high degree of uncertainty currently
influencing the marlket and the economy.

The Navajo Nation issued restrictions on mass gatherings as of March 19,2020, and
a shelter-in-place order effective March 20, 2020, as a COVID-19 safety precaution.
The Navajo Nation issued a reopening plan beginning on November 15, 2020, under
the designated "Red Code,” which allowed businesses to operate at 25% occupancy.
On March 10, 2021, the Navajo Nation moved into the "Orange Code" for businesses,
allowing them to operate at 50% occupancy. On April 22, 2021, the Navajo Nation
moved restrictions to the "Yellow Code,” allowing businesses to operate at 75%
capacity. However, on August 12, 2021, the Navajo Nation reverted back to the
"Crange Code." Restrictions were once again lessened on April 5, 2022, to the
“Yellow Code."

Exposure period is defined as the estimated length of time that the property interest
being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at its market value, as of the date of value. The exposure
period reflects a retrospective opinion based on an analysis of past events and
assurmes a competitive and open market.
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Continued strong operating performance through early 2020 supported a healthy
transaction market, as hotel properties were actively sought-after by investors and
as linancing remained readily available from a variety of sources, However, the
presence of COVID-19 and the public fear of it spreading began to take a toll on the
U.S. hospitality industry in March 2(020. As a result, the hotel transactions market
was brought to a virtual standstill by increased uncertainty regarding near-term
hotel performance and the potential for a wider economic impact, The transaction
market has shown recovery since the third quarter of 2020, with a considerable
spike registered in the second quarter of 2021 due to the sale of the Extended Stay
America portfolio. Marketing time remains low for renovated, well-branded,
limited- and select-service hotels, while it remains extended for hotels that have
more significant challenges,

HVS collects survey data from brokers on the average exposure period prior to
closed sales. Surveys published by PWC and USRC poll market participants on
current marketing time; these survays dn not specify if marketing time refers to
experience or forward-looking expectations. Despite this lack of distinction, the
responses are informed to some degree by the respondents’ recent experience;
therefore, the data from those surveys are useful indicators of an appropriate
exposure period.

According to the HVS Brokers Survey - Fall 2021, reported exposure periods
averaged 6.3 months for luxury/upper-upscale properties, 6.6 months for full-
service hotels, and 5.1 months for select-service hotels., Marketing time for
luxury/upper-upscale properties, full-service hotels, and select-service hotels
averaged 7.0, 6.8, and 4.8 months, respectively, according to the PWC Real Estate
Investor Survey - First Quarter 2022. USRC reported average marketing times of 6.9
and 5.6 months, respectively, for full-service and limited-service hotels in its Winter

- 2022 Hotel Investor Survey. Overall marketing time is averaging 8.3 months for

hotels, as reported by the RERC Real Estate Report for the fourth quarter of 2021.
The following table illustrates marketing and exposure periods reported in recent
SUrveys.
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Marketing Period

FIGURE2-1 EXPOSURE AND MARKETING PERIODS (MONTHS)

i HVS Brokers Survey - USRC Hotel Survey - PWC Investor Survey . .

Uo7 Expostre Time . . Marketing Time . Marketing Time =
Property Type o TR Eall 200100 0L AWInter 2022 <o 1 1st Quarter 2022 ¢
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L 101012.0 o
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Qur opinion is that the exposure period for the subject property, prior to our date
of value, is estimated to be less than or equal to four to twelve months, which is
slightly extended given the additional due diligence and modestly smaller buyer
pool for the remote resort with a variety of revenue sources. The marketing and
sales process for hotels is extremely efficient. Brokers specializing in hotel
transactions actively solicit potential buyers on an ongoing basis and maintain
databases on hotel investor criteria. According to the brokers interviewed, the
current period from when a property is listed to when the sale closes is typically
four to eight months. Brokers are usually able to produce marketing materials, elicit
interest, schedule property tours, accept offers, and select a buyerin 45 to 120 days.
Following the execution of a purchase and sale agreement, the due diligence and
closing period is typically 45 to 90 days.

Marketing period refers to the amount of time necessary to market the hotel
subsequent to our date of value for it to sell for the appraised value; thus, it is a
prospective opinion. An opinion of marketing time is not a condition of, or directly
related to, market value, However, many clients specifically request, or have an
interest in, prospective marketing time. HVS regularly collects survey data from
brokers on anticipated marketing times; moregver, we have reviewed the
previously presented survey data from PWC and USRC. The marketing period for
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Ownership History

ianagement and
Franchise History and
Assumptions

Projected Capital
Improvements

Most Probable Buyer

the subject property, subsequent to our date of value, is estimated to be less than or
equal to four to twelve months.

The subject property is currently owned by Lafont Roland RGJ Corporation, which
acquired the property in 1981 for an unreported price. Over the years, the property
has been expanded from a trading post, a limited hospitality offering, and a small
store to the expansive, mixed-use hospitality resort that exists today. Based on
discussions with ownership, the purchase appears to have been an arm’s-length
transaction and was not affected by any concessions. We note that several
purchases and sales of various portions of land have occurred since 1981; however,
given that Utah is a non-disclosure state, this information was not available of our
review, Reportedly, the seller has verbally offered the property to the Navajo Nation
for $70,000,000. We note that several unsolicited offers to purchase the property
have occurred in recent years; however, additional details pertaining to these offers
were not disclosed as of the date of this report. Based on our conversations and
research, the subject property has not been openly marketed for sale. The "as is"
market value opinion in this appraisal is 5.0% (rounded) higher than the seller's
offer to the Navajo Nation. We note that $70,000,000 is the lowest that the seller is
willing to accept; furthermore, our analysis excludes an additional parcel that is
being included in the sale,

The subject resort property is currently owner-operated; however, our appraisal
assumes that the subject resort property will he managed by a professional hotel-
operating company, with fees deducted at rates consistent with current market
standards, Our projections reflect a total management fee of 3.0% of total revenues.
Pleaserefer to the Income Capitalization Approach chapter for additional discussion
pertaining to our management fee assumptions.

The existing lodging options are not currently franchised with a national brand and
are expected to continue to operate without a brand affiliation throughout the
forecast period; therefore, the resort property will not be subject to franchise fees.
Moreover, the proposed resort hotel (as part of the subject property) would also be
expected to be operated independent of a brand affiliation throughout the forecast
period.

Our forecast of income and expense incorporates a reserve for replacement in
recognition of the future renovation needs of the property.

The subject property is a remote resort that includes severallodging options (a main
lodge, villas, homes, and an RV campground that features tent sites, cabins, and RV
hookups), as well as supporting facilities for the resort and local community (a small
airport, employee housing, two vacant buildings, a grocery store, a laundromat, a
gas station, and other improvements that support the operation). The subject
resort's vast amenities and offerings, as well as its favorable location proximate to
the Monument Valley Tribal Park, make this property a notable tourist attraction in
the region. The remote resort area features roughly 400 acres of undeveloped land,
which is reportedly the only remaining land owned in fee-simple interest near the
Park. Of the undeveloped land, roughly 140 acres are considered to be excess or
surplus land, with topography that is conducive for development; of that land, about
30 acres would be developahle in the near term.
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Intended Use of the
Appraisal

tdentification of the
Client and Intended
User{s)

Assigniment Conditions

We note thata typical buyer would consider the age and sprawling configuration of
the existing improvements, which results in functional obsolescence, when
considering the expected investment returns. Moreover, the perspective of
potential buyers continues to be influenced by their expectations for the pace and
timing of the ongoing recovery from the COVID-19 pandemic and the related
economic impact. It is our opinion that the most probable buyer of the subject
property would be a national or regional group that would consider the expansion
opportunities that are available at the subject property. This type of buyer would
seek to implement a third-party professional hotel operator and to maintain the
property's independent status.

This appraisal report is being prepared for use for the asset evaluation of the subject
property.

The client for this engagement is Navajo Nation Hospitality Enterprise. This report
is intended for the addressee firm and may not be distributed to or relied upon by
other persons or entities.

“Extraordinary Assumption” is defined in USPAP as follows:

An assignment-specific assumption as of the effective date regarding
uncertain information used in an analysis which, if found to be false, could
alter the appraiser's opinions or conclusions. Comment: Uncertain
information might include physical, legal, or economic characteristics of the
subject property; or conditions external to the property, such as market
conditions or trends; or the integrity of data used in an analysis.

This analysis is based on the extraordinary assumption that the subject land equates
to 633 acres owned in fee and 37 acres subject to ground leases. We were not
provided with a full survey, legal description, or other complete description of the
site; furthermore, we were not provided with a copy of each lease. As such, we have
assumed that the historical rent collection represents the full lease payment and
that the leases would continue throughout the projection period and extend {or be
extended) into the future, The analysis is also based on the extraordinary
assumption that the described improvements utilized in the excess land analysis
have been completed as of the prospective "when complete” date of value, The
reader should understand that the expansion related to the proposed 80-room
resort does not yet exist as of the date of appraisal. Our appraisal does not address
unforeseeable events that could alter the proposed project, and/or the market
conditions reflected in the analyses; we assume that no significant changes, other
than those anticipated and explained in this report, shall take place between the
date of inspection and date of prospective value. The use of these extraordinary
assumptions may have affected the assignment results. We have made no other
extraordinary assumptions specific to this appraisal. However, several important
general assumptions have been made Lthal apply Lo this appraisal and our valuations

#The Appraisal Foundation, Uniform Standards of Professional Appraisal Practice, 2020-2021
ed.
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Scope of Work

of proposed hotels in general. These aspects are set forth in the Assumptions and
Limiting Conditions chapter of this report.

The methodology used to develop this appraisal is based on the market research
and valuation techniques set forth in the textbooks authored by Hospitality
Valuation Services for the American Institute of Real Estate Appraisers and the
Appraisal Institute, entitled The Valuation of Hotels and Motels, Hotels & Motels:
Valuations and Market Studies,* The Computerized Income Approach to Hotel/Motel
Market Studies and Valuations,” Hotels and Motels: A Guide to Market Analysis,
Investment Analysis, and Valuations,® and Hotels and Motels - Valuations and Market
Studies,® as well as in accordance with the Uniform System of Accounts for the
Lodging Industry (USALI).

1.  All information was collected and analyzed by the staff of TS Worldwide,
LLC. Information such as historical operating statements, management
agreements, site plans, floor plans, and leases, as applicable, were supplied
by the client or property management, However, some of the provided data
were limited; thus, this has been considered in our extraordinary
assumptions.

2. The subject site was evaluated from the viewpoint of its utility for the
development and operation of a resort property. The potential existence of
surplus or excess land was investigated. We have reviewed adjacent uses,
regional and local accessibility attributes, and visibility characteristics. A
study of the local neighborhood was undertaken to determine its
boundaries, land uses, recent developments, and life-cycle stage. Other
aspects of the land, such as soil and subsoil conditions, nuisances, hazards,
easements, encroachments, zoning, and the current flood zone of the
property, have been evaluated.

3. The subject property's improvements were inspected to evaluate their
current condition, construction materials, and design and layout, including
any items of physical deterioration or functional obsolescence. A list of
facilities and amenities that the property offers has been compiled, and past
upgrades of each area of the resort property have been investigated. Recent
capital expenditures, as well as planned future upgrades, have heen
reviewed. The remaining economic life of the hotel has been estimated.

4. Economic and demographic statistics for the subject property’s market have
| been reviewed to identify specific hostelry-related trends that may affect

} 1
5 Stgephen Rushmore, The Valuation of Hotels and Motels, {Chicago: American Institute of
Real Estate Appraisers, 1978).

6 Stephen Rushmore, Hotels, Motels and Restaurants: Valuations and Market Studies.
{Chicago: American Institute of Real Estate Appraisers, 1983).

7 Stephen Rushmore, The Computerized Income Approach to Hotel/Motel Market Studies and
Valuations. (Chicago: American Institute of Real Estate Appraisers, 1990).

8 Stephen Rushmore, Hotels and Motels: A Guide to Market Analysis, Investment Analysis,
and Valuations (Chicago: Appraisal Institute, 1992). -

% Stephen Rushmore and Erich Baum, Hotels and Motels — Valuations and Market Studies.
(Chicago: Appraisal Institute, 2001).
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future demand. Workforce characteristics have been evaluated, including
employment trends by sector and unemployment rates. Major businesses
and industries operating in the local area were investigated, and local area
office statistics and trends were reviewed, as available. Passenger levels and
recent changes at the area’s pertinent airport have been researched, and
visitor demand generators have been identified and evaluated.

An STR Trend Report pertaining to historical trends in room-night supply,
demand, occupancy, average rate, and RevPAR for the subject property and
a group of selected competitors has been ordered and analyzed.
Performance levels for each of the competitive hotels/resorts have been
researched and/or estimated. Ownership, management, facilities,
renovations, and other pertinent factors for the competitive properties have
been investigated. Potential new hotel supply was researched and
quantified. Occupancy levels of the subject resort and its existing
competition provide a basis for quantifying current accommodated demand
in the market. The market for hotel accommodations is segmented based on
the specific characteristics of the types of travelers utilizing the area's
hotels. By segmenting the demand accommodated by each hotel, the total
demand by market segment is quantified. The demand generated by each
market segment is then projected by year up through a point of hypothetical
market stabilization. Latent demand, if applicable, is estimated and added to
the base demand forecast, resulting in a forecast of overall occupancy for the
competitive market. ‘

Based on the physical, economic, financial, and legal factors influencing the
subject property, a conclusion regarding the property’s highest and best use,
as currently improved, was developed. The highest and best use of the
subject land, as if vacant, was also evaluated based on current real estate
trends and market conditions.

The subject resort's occupancy, including the villas but excluding the RV
park, was projected based on a forecast of overall market penetration, or
penetration by market segment. Average rate was projected based on
competitive positioning, through the application of an overall ADR
penetration rate, or penetration by each market segment’s average rate,

Historical revenue and expense statements for the subject resort have been
reviewed, analyzed, and compared to the financial performance of
comparable hotels. Inflation forecasts were researched, forming the basis
for our own forecast of inflation. A projection of revenue and expense was
prepared in accordance with the USAL], setting forth the anticipated
economic benefits of the subject property. All projections are expressed in
inflated dollars. Each line item has been reviewed individually. Amounts are
forecast based on past performance, expected changes at the property in the
future, and comparable hotel performance levels. Property taxes are
forecast based on a review of past assessment levels, comparable hotel
assessments, and historical tax rates,

Our forecast of EBITDA Less Replacement Reserve (formerly referred to as
"net operating income") for the subject property is capitalized into an
opinion of value via a ten-year discounted cash flow (DCF) analysis.
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Pertinent direct capitalization rates are also reviewed, and trends in
terminal capitalization rates are researched and applied during this process.

10.  Asapplicable, sales of comparabie hotels have been researched for the local
market and for the greater region as a whole. However, comparable sales
were not located, and given the non-disclosure nature of Utah, land sales
data were also not utilized in our excess land value. As such, the sales
comparison approach was not completed.

11.  The cost approach was deemed inapplicable in the valuation of the subject
property because it is not relied upon by investors in the valuation process;
moreover, it requires unsubstantiated calculations to derive an estimate of
assct depreciation. However, an analysis of the excess land was completed.
We note that comparable sales data were not available; thus, we utilized the
ground-rent capitalization method and the residual-land-value method. An
opinion of personal property value is presented.

12.  The appraisal considers the following three approaches to value: cost, sales
comparison, and income capitalization. We have investigated numerous
improved sales in the market area and have spoken with buyers, sellers,
brokers, property developers, and public officials. Because lodging facilities
are income-producing properties that are normally bought and sold based
on capitalization of their anticipated stabilized earning power, the greatest
weight is given to the value indicated by the income capitalization approach.
We find that most hotel investors employ a similar procedure in formulating
their purchase decisions; thus, the income capitalization approach most
closely reflects the rationale of typical buyers.

The results of the appraisal are based on this investigation and analysis and are
conveyed in this report. The analyses, opinions, and conclusions were developed
based on, and this report has been prepared in conformance with, our
interpretation of the guidelines and recommendations set forth in USPAP.
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3. Description of the Real Estate

LAMD

LOCATION MAP

The suitability of the land for the operation of a remote resort is an important
consideration affecting the economic viability of a property and its overall value.
Farctars such ag size, topography, access, visibility, and the availability of utilities
have a direct impact on the desirability of a particular site.

The subject property comprises a large portion of the census-designated place
{CDP) known as the Oljato-Monument Valley, which is located to the southwest of
Mexican Hat, Utah, and lies directly along the Utah/Arizona border.
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The subject site measures approximately 670.65 acres, or 29,213,514 square feet.
The subject property comprises multiple tax parcels that are located throughout the
Oljato-Monument Valley area, as illustrated in the following table and map.
However, we were not provided with the exact acreage of the subject property, and
the assessor’s records are incorrect because they total more than a section of land
(640 acres). Therefore, we have made the extraordinary assumption that the subject
land equates to 633 acres owned in fee-simple interest, less the hospital and a leased
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parcel (Lot 10}, and 37 acres subject to ground leases, for a total of 670 acres. The

adjacent uses of the overall resort parcel are set forth in the following table.

PLAT MAP

“Adfacent Use’
“Vacaptland.: il
“: Utah/Arizona Border & 5
Rockfalt Road
Vacantland

FIGURE3-1  SUBIECT MAIN PARCEL'S BOUNDARIES/ADIACENT USES
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Site Utility

G;ven the presence of canyons and a variety of unique formations throughout the

site, the topography varies: greatly Roughfy 400 acres of the 670-acre site are not
““currently developed ‘however, only:abolt 140 acres feature a topography that is

conducive for development. Thie specific locations of the site that could be conducive
for development are. the vacant land to the northeast of the main lodge; the land
along the southern border of the site, ad}acent to the canyon; and a portion of land

~ near the airport. For the’ purpose of this:analysis, we have assumed that the planned
- 80- -room resort hotel development would take place along the southern border of
‘the ‘site; ad]acent to the canyon,. in order to-provide an exclusive, high-end
--experience ‘on roughly 30 acres.. Moreover, it is important to note that if the
‘development were constructed to the northeast of the main lodge or east of the

airport, this development would likely impede upon sweeping views of Monument

Valley, which is a major draw for the resort. The remaining portions not developed

(or not planned to be developed) feature rock formations, which limit the land's use
and/or would be expected to be preserved in order to maintain amenities and
offerings, such as hiking trails and sweeping views of Monument Valley. Thus, the
site includes excess tand that has been valued separately and could be developed
with an upscale lodging facility, as well as surplus land that serves the greaterresort.
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VIEW FROM SITE VIEW FROMI SITE

VIEW FROM SITE
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‘Access and Visibility

. routes, Wthh are lllustrated on the map.

It is important to analyze the site with respect to regional and local transportation
routes and demand generators, including ease of access. The subject site is readily
accessible to a variety of local and county roads, as well as state and interstate
highways. The subject property's market is served by a varlety of addltlonal locai
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Prim'ar"'y regional"acc':éss througﬁ'tﬁe"érea is brdvide'd.by U.S. Highway 163, which

_'connects to U.S. Highway 191, U.S. nghway 160; and County Highway 162, These

hlghways extend to. Moab to ‘the north and Flagstaff, Arizona, to the south. It is
important to note that a road extending from Oljato- -Monument Valley to Page,
Arizona, will reportedly be constructed within the next five years, thus increasing
traffic through the subject market significantly.

Primary vehicular access to the majority of the property is provided by Monument
Valley Clinic Road/Rock Door Canyon Road. From Monument Valley Clinic Road,
Goulding's Trading Post Road can be accessed, which leads directly to the main
lodge, restaurant, gift shop, and the museum improvements. The villas, select
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Airport Access

Neighborhood

employee housing, two rentable homes, and several buildings related to tour vehicle
maintenance are accessed from Oljato Road, which is connected to Monument
Valley Clinic Road. The airport, the RV park and campground, additional employee
housing, the hospital, and additional lodging and back-of-house and
storage/maintenance-related improvements are accessed by Monument Valley
Clinic Road/Rock Door Canyon Road. Furthermore, Monument Valley Clinic Road
leads to an unpaved path that leads to three cookout areas along the southern side
of the canyons located on the property, near the Utah/Arizona state border. With
the exception of the cookout areas, all improvements benefit from excellent
visibility and accessibility attributes, The cookout locations, which are intended to
provide a remote, exclusive experience, feature fair visibility and accessibility
attributes, but this bolsters the unique experience that these amenities are intended
to offer guests,

We note that the subject property features a small airport that includes one hangar;
however, there is no fuel available, and the airport does not offer tie-downs. The
airport does, however, feature a self-calling intercom for weather information.
Moreover, this airport does not service commercial flights; reportedly, it is used on
a rare basis to support the owner's use and that of select guests. The closest
commercial airports are the Page Municipal Airport and the Durango-La Plata
County Airport, which are located approximately 70 and 120 miles to the west and
northeast of the subject site, respectively.

The neighborhood surrounding a lodging facility often has an impact on a hotel's
status, image, class, style of operation, and sometimes its ability to attract and
properly serve a particular market segment.

The subject property is located within the Oljato-Monument Valley area, roughly 75
miles southwest of Monticello, Utah, the closest urbanized area in the region. As
noted previously, the subject property comprises a total of 670 acres of land near
the Utah/Arizona state border. The subject property is surrounded by canyons and
dry dessert conditions, featuring sweeping views of Monument Valley, which is a
famous location for movie filming. The dessert environment and associated canyons
and dramatic landscapes attract tourists from all over the world. The subject
property encompasses a large portion of Oljato-Monument Valley, essentially
forming a self-contained resort. Since its opening, the Valley has experienced
significant growth as a result of property ownership's investment into the area,
which has resulted in more than four lodging types, a small airport, a restaurant, a
gift shop, a theatre, museum buildings, a gas station, a grocery store, a laundromat,
and several improvements aimed at supporting the local operations. Thus, the
amenities and offerings not only serve guests, but also the regional community and
employees,
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While no particular developments or construction efforts were observed as taking
place within this neighborhood at the time of our fieldwork, the property features
several acres of excess land that could be sold and developed for an alternate use.
We note that the Navajo Nation plans to develop an 80-room resort, which we have
assumed would take place along the southern border of the site, adjacent to the
canyon. Overall, the supportive nature of the ancillary offerings and amenities on
the subject site are considered appropriate for and conducive to the operation of a
resort that is located in a rural area.
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Proximity to Local The subject resort property is the area's primary generator of lodging demand;
Demand Generators however, additional demand generators are located throughout the region. A
ang Attractions sample of these demand generators is reflected on the following map, including
respective distances from and drive times to the subject property. Overall, the
subject property is well situated with respect to demand generators.
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According to property ownership, the subject site is served by all necessary utilities.

Geological and soil reports were not provided to us or made available for our review
during the preparation of this report, We are not qualified to evaluate soil conditions
other than by a visual inspection of the surface. We note that a gas station is located
on the site; however, no extraordinary conditions were apparent.
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Muisances
and Hazards

Flood Zane

Zoning

Easements and
Encroachments

Land Conclusion

Improvements

We were not informed of any site-specific nuisances or hazards, and there were no
visible signs of toxic ground contaminants at the time of our inspection. We note
that the gas station underwent a comprehensive renovation in 2020, which resulted
in moving all gasoline storage to above ground. According to ownership, the gas
station is in full compliance with standards as of the date of this report. However,
because we are not experts in this field, we do not warrant the absence of hazardous
waste and urge the reader to obtain an independent analysis of these factors.

According to the Federal Emergency Management Agency, the flood zone of the
subject site is not determined.

According to the San Juan County planning office, the resort is not subject to zoning
restrictions. Reportedly, the property was established prior to the establishment of
Navajo Reserve Land zoning; therefore, in addition to not being subject to county
Zoning restrictions, the resort is also not subject to Navajo Nation zoning
restrictions. ..

We assume th’é'_t all necessary permits and approvals have been secured (including
the appropriate liquor license as applicable) and that the subject property was
constructed in accordance with local zoning ordinances, building codes, and all
other applicable regulations. Qur zoning analysis should be verified before any
physical changes are made to the site.

We note that an access easement with San Juan County along Rock Door Canyon
Road/Monument Valley Clinic Road provides access to a parcel that is improved
with the hospital owned by the Utah Navajo Development Council (UNDC). A second
access easement with San Juan County is present along Oljato Road, which provides
access to the sewer treatment facility, villas, employee housing, and automotive-
related buildings. These access easements do not significantly affect its utility or
marketability.

We have analyzed the issues of size, topography, access, visibility, and the
availability of utilities. The subject resort property serves as the most popular
tourist destination in San juan County, which makes it one of the foremost demand
generators in the region. In general, the site is well suited for a mixed-use resort,
with acceptable access, visibility, and topography for an effective operation,

The quality of a ledging facility's physical improvements has a direct influence on
its marketability and attainable occupancy and average rate. The design and
functionality of the structure can also affect operating efficiency and overall
profitability.
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COMID-19 Operations

Property Overview

The subject praperty was inspected by Lauren Reynolds on March 16, 2022; the
photographs in this report reflect the condition of the property as cbserved on that
date,

Although the subject property is not located‘on Navajo Reserve Land, given that the
property is surrounded by Navajo:Reserve Land, property ownership has chosen to
comply - with  seléct Nava;o Nation restrictions; mcludmg the contmued
Implementation ‘of a mask mandate. However, the sub]ect resort has not. been
sub]ect to the same occupancy restrictions reqmred for Iodgmg fa(:llitles on Nava;o
Nation Reserve land Market- part:mpants noted that the Navajo Nation is expected
to transition into the "Green Code" in the: commg meonths; however, an official
tlmehne for the: full rescinding of all’ restrzct:ons had yet to be announced as of the
date of this: report. Furthermore, it'is important to note that tours prov1ded by.the
subjecl resort.are typlcaily in Monument: Valley, which is a Navajo Tribal Park.
F 0110W1ng the onset of the COVID-19 pandemlc the Navajo Nation closed Monument
Valley to.visitors, haltmg near}y all tours provided by the subject resort. However,
property OWl’ler‘Shlp shifted to onsite tours through the' canyons that are located on

‘the property.to: ‘maintain thls amemty offering. The Monument Valley Tribal Park
was reopened to the pubhc in the late:summer of 2021. '

The: Gouldmg s Lodge isa fuli-scrwce self contamed resort contammg 152 total
rentabie ‘units.: As tlustrated in the" foliovwng image the -subject” property
encompasses several b 'ses and’ offermgs that c compnse a seEfncontamed resort
( areaon roughly 670 acres. The property ‘was purchased

"'by current ownershlp in'1981, at which time all that existed were the upper lodge
-buﬂdmg.(}} the restaurant (K}, and_ the museurn: buﬂdlngs (M}; both Kand M were
~ utilized for: dlfferent purposes at the time, with M- being the: orlglnaI tradmg post.
e Property ownershlp has sinice constricted the remainder of the property over time

in order:to create a tourism destination. The subject property currently features
several lodging types; an RV park and campground (R); two pool houses, one at the
main Goulding's Lodge area (J) and one at the RV park and campground; a
restaurant (K}; three exclusive cookout areas; a gift shop (L); a theatre and two
museum buildings (M}; a grocery store (B); a laundromat (C); a gas station (E); a car
wash area that also features guestrooms for tour drivers (D); a small airport (G); a
hangar and pilot's apartment (F); a sewer lagoon (H); employee housing; and
several hiking trails, as well as several improvements that support the operation, _

Furthermore, a hospital (N) and an abandoned school and church are excluded from
our analysis given their current ownership structure and/or lack of contribution.
We note that the villas were reportedly completed in 2018, and a luxury home at
the RV park was aimost completed at the time of our inspection; however, we were
not provided with detailed, comprehensive, historical capital expenditures. It is
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important to note that the inefficient, sprawling layout of the property, as well as
the inconsistent guestroom product, result in functional obsclescence.

OVERVIEW MAP OF PROPERTY
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MAIN LODGE — FRONT OF HOTEL

MAIN LODGE — BACK OF HOTEL

Summary of the
Facifities

Based on our research and information provided by management representatives
of the subject property, the following table summarizes the facilities available at the
subject property.
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FIGURE3-2  * FACILITIES SUMMARY - LODGING

Queen/Queen
+Twin Sofa Bed:

).
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FIGURE3-3.  FACILITIES SUMMARY ~CONT.-

S r-md&aeverage Faclllt]es . SeatingCapacity

: : _Stagecoach Restaurant SR :
"'_'._:Gas Statlon Food and Beverage Out
__'_Grocery Store Bakery :
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-":Guest LaundryRoom{RV Park] R __'-"_GroceryStore

' -r-_OutdoorBarbecue Areas Ceope 3;-.'_i.aundromat ST
7 Retail {RV Park) i R L e '-.'-:_Gas Serwce Statton_' A
B 3-__'Twolndoor5wimm;ng Poois Giftsho AR
b _"'Lobby Workstatlon :

. Emiployee Housing Units/Owner Unlts <

_:‘_'_Empioyee Home.* s
-0 Employee Home S
o _Empioyee Home o

- Employee Home L
Employee Home'
- Employee Home: i .
- Employee Home' =~ 0. il
Eni;ilﬁyeé:l-fdrﬁé S
Employee Home
: Total

: Em‘tastructure .
"':.Eicvator-’ A [ None L
U Life- SafetySystems ST e ke Detectors

Site Improvements and Once guests enter the subject property, ample parking is available, free of charge,

Hotel Structure " on the surface lots near each building area. The parking areas were in good
condition. Signage is located at the entrance of the subject site and appropriately
placed throughout the site for each part of the property, including the gas station,
grocery store, villas, and RV park and campground. The site’s landscaping and
sidewalks were in overall good condition upon our inspection.
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The subject property comprises approximately 121 separate structures in total, as
illustrated in the following images, ranging in height trom one to two stories. The
main hotel area consists of the two main lodge buildings (1 and 2), the restaurant
(4), the gift shop and administrative offices (3), the pool house (11), two cabins (5
and 6), a theatre (7), a bathhouse for guests and bathroom breaks on tours (10),and
two museum buildings (7 and 9). The buildings' exteriors were in good condition;
there were no major problems observed or reported pertaining to the
improvements' exterior finishes. The stairways are functional, appearing to be well
kept upon inspection. According to management, the roofs are in good condition
with no deficiencies. There were no problems reported with the buildings'

The gas station (13) features a car wash (12) and four guestrooms for tour bus
drivers. The gas station also has a storage building (14). The one-bedroom villas
(17) are located to the north of the grocery store (15) and laundromat (16). We note
that the southern half of the villas feature kitchens that do not include cooktops,
while the remaining portion provide full kitchens, including a cooktop; there are 68
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villas in total. West of the villas are three homes; one home (19) is for property
ownership, while the remaining two homes (20 and 21) are considered rentable
units. We note that we were not able to inspect these homes; however, they are
reportedly in good condition. The back-of-the-house laundry building (18) services
the villas and the Goulding's Lodge rooms and cabins. An additional employee house
(22), tour offices within a former home (23), a two-car parking garage {25), and a
vehicle maintenance building {24) are located to the north of the villas.

OVERVIEW MAP OF GAS STATION & VILLA AREA
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The private airport features a hangar (53) that includes an attached one-bedroom
apartment for pilots. To the west, lies a sewage lagoon (52) thatis used for the entire
property. Additionally, a second bathhouse (54) is located to the southwest of the
hangar to provide bathrooms for those arriving to the airport and for tour groups,
as well as a large hogan (55)—a traditional dwelling of the Navajo people— that
serves as a tourist attraction.

OVERVIEW MAP OF AIRPORT AREA
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Additional buildings aiong Monument Valley Clinic Road/Rock Door Canyon Road
going west include an abandoned church (30), maintenance buildings (27, 28, and
29), employee homes (37, 38, 39, 34, and 33), two fourplexes (36 and 41), and one
duplex (40). One fourplex comprises four one-bedroom guestrooms, while the
second comprises four two-bedroom guestrooms. It is important to note that-the
employee home (39) is occasionally included in the rental pool as a rentable unit.
Furthermore, the area includes a former fire station (35), which is used for
additional back-of-the-house laundry for the rentable units in the immediate area;
an additional rentable home (32); and a warehouse (31) that contains additional
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The RV park and campground features 66 RV sites (43), 27 tent sites (44}, 3 studio
cabins (45, 46, and 47), a home (48), a rental home {51), and an abandoned school
building with an outdoor basketball court {42). The luxury rental home (51) had
been recently constructed at the time of our inspection; according to property
ownership, five more days of work remained before it could be considered
completed and included in the total number of rentable units. A check-in building
that features a pool area and guest showers, as well as additional retail space, is
located at the entrance to the site {49). A lobby workstation is also located in the
check-in building. Lastly, the second building at the entrance to the site (50)
provides additional showers for the public and for employees and includes a
uniform and laundry room for employees.

OVERVIEW MAP OF RV PARK & CAMIPGROUND
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Three exclusive cookout canopies are located along the southern side of the canyons
(56), near the Utah/Arizona border, although only one cookout area can be seen on
GIS imaging. The buildings' exteriors were in overall good condition, aside from the
abandoned school and church buildings, which were considered to be in fair
condition; otherwise, there were no major problems observed or reported
pertaining to the exterior finishes. We note that we were able to inspect the interjor
of the school building; however, we were only able to inspect the exterior of the
church building. Moreover, we were not able to inspect any of the employee housing
given that they were occupied at the time of our inspection. According to property
ownership, these homes are in good condition. The property's stairways are
functional, appearing to be well kept upon inspection. According to ownership, the
roofs are in good condition with no deficiencies noted. There were no problems
reported with the buildings' foundations, structures, or windows; furthermore, we
did not observe any deficiencies with these areas.

March-2020

Nesrription of the Real Estate 56
Goulding's Lodge — Oljata-Monument Valley, Utah




The following pictures are of the main lodge’s check-in area and lobby.

MAIN LODGE LOBBY SEATING AREA FRONT DESK

Lodging Options

The property features a wide variety of lodging types including standard and suite-
style lodge rooms, entire homes, villas, studio cabins, apartments, fourplexes, and a
duplex. Notably, the suite-style and standard guestrooms in the two main lodge
buildings offer sweeping views of Monument Valley. Moreover, half of the 68 villas
feature a kitchen with no cooktop, while the remaining villas provide kitchens with
a cooktop. Otherwise, all villas feature an identical configuration with two queen
beds, one in the livingarea and one in a separate bedroom. The home configurations
vary; however, all but one are one story in height, with the outlier being two stories
in height. Also, there are four guestrooms adjacent to the car wash; two of these
guestrooms feature an interior-corridor configuration and are the only interior-
corridor guestrooms on the property. We note that the lodging options were
constructed over a long period of time, with the main lodge rooms being the oldest,
and the villas and one luxury home (located in the RV park) being the most recently
constructed. As such, the lodging offerings range in overall condition from good to
excellent.

All guestroom bathrooms are of standard sizes, featuring a shower-in-tub and
single-sink vanity area. Giving the phased construction of the property, the finishes
and fixtures vary, as well as the corresponding conditions of these components. The
conditions range from good to excellent, similar to the guestrooms.
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_ _'campgrounds have access to bathrooms, showers, a retail ; ar‘ea,
~laundry area, a lobby workstation, an indoor pool, and"’ lcmcareas W1 F1 is also
- avallable to guests : o

The exterjor guestroom corridors of the main lodges are wide and functional,
permitting the easy passage of housekeeping carts. The remaining lodging options
require housekeeping vehicles to bring necessary supplies to the front door of the
rentable unit. Moreover, two guestrooms feature an interior-corridor configuration,
as.noted previously. Overall, the guestroom corndors -both exterior and interior,
were in good condltlon SRS . :

As noted prevmusly, the RV park and campground provxd'es 66 RV spots 27 tent
sites, 3 studio cabins, and a home, as well as’a luxury rental home that was five days

 from being completed at the time of our 1nspect10n All RV spots feature full hookups
 for cable television, water, 50-amp power, and sewer. Tent sites are flat and include

picnic tables and grills. Cabins and homes mclude prwate bathr(_)oms, kitchens or
kitchenettes, and outdoor spaces. All guests whq__ stay-at the RV~ park and
an; addltlonal guest
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3-4 - SUMMARY.OF ROOM TYPES

FIG

The following photos provide a snapshot of the resort's lodging offerings.
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RMAIN LODGE AREA CABIN INTERIOR MAIN LODGE GUESTROOM ~ SLEEPING

MAIN LODGE GUESTROORM ~ LIVING AAAIN LODGE GUESTROOM ~ BATH
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VILLAS - TYPICAL EXTERIOR VILLAS — TYPICAL SLEEPING

VILLAS — TYPICAL LIVING : VILLAS — TYPICAL KITCHEN AREA
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FOURPLEX ~ FRONT

FOURPLEX ~ TYPICAL GUESTROOM SLEEPING

FOURPLEX — TYPICAL KITCHEN
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DUPLEX ~ FRONT DUPLEX ~ TYPICAL GUESTROOM

DUPLEX - TYPICAL LIVING - ' DUPLEX - TYPICAL KITCHEN
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LUXURY HORME NEAR WAREHOUSE LUXURY HOME ~ TYPICAL GUESTRODM

LUXURY HOME - TYPICAL LIVING LUXURY HOME - TYPICAL KITCHEN

March-2020 Description of the Real Estate 64
Goulding's Lodge ~ Oljato-Monument Valley, Utah




AIRPORT APARTMENT — SLEEPING AIRPORT APARTMENT ~ BATH

AIRPORT APARTMENT —~ LIVING AIRPORT APARTMERNT — SINK
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GAS STATION ROOM — TYPICAL SLEEPING GAS STATION ROOM — TYPICAL LIVING

GAS STATION ROOM - TYPICAL 5INK GAS STATION - TYPICAL BATH
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RV PARK & CANMIPGROUNTD — LUXURY HOME RV PARK & CAMPGROUND — CABIN

RV PARK & CAMPGROUND ~ RV SITE
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Food and Beverage The property's restaurant was one of the first improvements of the Goulding's site.
Facilities The restaurant features one main kitchen area, which services the main dining
room, and a second smaller kitchen for the private dining area. According to
property ownership, this space is a popular option for groups, as it features
sweeping views of Monument Valley. The exact square footage of the space was not
_ avaIIable It is important to note that the space has not been used for public events
~or.group.meetings since the onset of the COVID-19. pandemlc The property also
offers a bakery in the grocery store and to- -go hot food in the gas station. The size
and layout of each facility are appropriate for the food and beverage [F&B] service
offered by the property, and the furnishings’ and ﬁmshes were in ‘good condition
upon our inspection.

FIGURE3S SUMMARY*:)_E;#&OD' AND BEVERAGE OUTLETS

'Food&Beverage Facilltles R S TLT U Seating Capacity

:'3.?.'_Stagecoach Resta rant' i s
'_:Gas Station Fo_od and Beverage' 'utlet

PRIVATE DINING AREA
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Private Dining Space

Additional Facilities
and Amenities

As noted previously, the property provides private dining space in the restaurant
building, which features expansive views of Monument Valley. The space was in
good condition upon inspection. Furthermore, outdcor spaces are available in three
cookout locations along the southern border of onsite canyons, near the
Utah/Arizona state border. These spaces offer an exclusive experience for guests
and have reportedly been a popular amenity since the onset of the COVID-19
pandemic. These spaces were in good condition upon inspeclion, as well,

The property features two indoor pools, three outdoor barbecue areas, a theatre,
and a museum {comprising two buildings). Reportedly, a fitness room was located
on the first floor of the gift shop {(which also includes administrative offices) but was
reportedly removed in recent years because of the limited usage; as such, it was
converted to additional office space. The property does not have a dedicated
business center; however, a single-computer workstation is located in the main
check-in area at the RV park and campground.

As noted previously, the property features a grocery store, a laundromat, a
gas/service station, a gift shop, a retail area for the RV park, and a vending machine
in each of the two main lodge buildings. The grocery store and laundromat are
adjacent to one another and are located to the south of the villas, near the main
entrance to the resort community along Monument Valley Clinic Road. The grocery
store and laundromat are two separate one-story buildings. The grocery store offers
amovie-rental area, a bakery, produce and meat sections, and other typical grocery
items. The laundromat provides several washers and dryers, as well as detergent
for purchase. It is important to note that locals/employees use these facilities
frequently; thus, revenues have remained fairly stable during the pandemic.

FIGURE3-6  SUMMARY OF AMENITIES AND SERVICES

Amenities & Services .

‘GuestlaundryRoom {RVPark) ~ - .0 | GraceryStore
_Outdoos Barbecue Areas - . ' © . laundromat . -
Retail (RVPark) - "I . - Gas ServiceStation
" Twolndoor SwimmingPools . .- . GiftShop -
* Lobby Warkstation . LT i Museum
L AR Airport ..

Back-of-the-House

The subject property is served by the necessary back-of-the-house space, including
several in-house laundry facilities, administrative offices, and several full-service
kitchens. The restaurant kitchen is located adjacent to the main dining room, while
the second restaurant kitchen area is located adjacent to the meeting room/private
dining area. An additional kitchen is located in the warehouse on the first floor in
order to provide additional back-of-the-house support for large events or tour
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groups, depending on what is requested by the group. A kitchen is also located in
the gas service station in order to service the F&B offering, while two kitchens are
located in the grocery store to serve the bakery, meat, and produce sections. The
kitchen facilities are appropriate for the scopes of services provided, appearing to
be in good condition; no significant or persistent problems were reported by
property management

The grocery store features the necessary loading dock needed for product delivery,
and the gas service station features above-ground storage tanks for gasoline. The
laundry facility located near the villas contains two large-capacity washers, two
large-capacity dryers, and an industrial iron. The laundry facility located near the
hospital contains five large-capacity washers, four large-capacity dryers, and an
industrial iron. The laundry facility located at the RV park in the shower building
contains two large-capacity washers and one large-capacity dryer for personal
employee use, as well as for the washing of employee uniforms. In the check-in
building located at the RV park, an additional laundry facility contains four large-
capacity washers and four large-capacity dryers. The property's back-of-the-house
equipment and appliances were reported to be operational at the time of inspection,
appearing to be in good condition.
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LAUNDRY {NEAR VILLAS) RESTAURANT KITCHEN/FOOD PREP AREA

LAUNDRY {(NEAR APARTMENTS) GROCERY WKITCHEN/FOOD PREP AREA
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LAUNDRY {EMPLOYEE PERSONAL USE) GAS STATION KITCHEN/FOOD PREP AREA

LAUNDRY (CAMPGROUND)

ADA and
Environmental

According to information provided by management representatives, there are no
environmental hazards present in the subject property's improvements, nor did we
observe any. All underground gas storage tanks were reportedly removed, with no
environmental issues, and the current above-ground tanks have no reported issues.
The property reportedly complies with the Americans with Disabilities Act,
including ADA-mandated pool lifts, which were reportedly held in storage at the
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Functional
Ohsolescence

Effective Age and
Remaining Economic
Life

Capital Expenditures

time of inspection. Reportedly, the pool lifts are able to be brought out of storage
when needed.

Given the subject property's phased construction over the course of several
decades, the property's layout exhibits varying degrees of functional obsolescence.
This construction resulted in an inefficient layout of the restaurant, lobby, ancillary
businesses and improvements, and other public areas in relation to the guestrooms
and other revenue centers. Additionally, the exterior walkways for the vast majority
of the guestrooms and rentable units are considered obsolete given current design
standards and the costly maintenance required by the covered paths. Providing
housekeeping service to the various units, which are spread out across the resort
community, is particularly challenging and requires housekeeping vehicles. As
mentioned previously, there is an abandoned school building north of the RV park
and campground. This building is in disrepair and would require extensive
renovations to be brought up to working order; however, this building is not directly
considered in our analysis. It should be noted that the overall property layout also
provides numerous walking and hiking paths that enhance the appeal of the
property, as these paths lead to sweeping views of Monument Valley and the
surrounding landscape.

Our opinion of effective age and remaining economic life for the building is
presented as follows.

FIGURE3-7 EFFECTIVE AGE AND REMAINING ECONOMIC LIFE

Typical _Econdmic Life S 45 Years

: -Chro_nci'cgi'cal A_ge' o .:.176.(; .
- Effective Age 25
~“Remaining Economic Life .20

Hotels are typically renewed on a regular basis. With good ongoing maintenance
and regular upgrading, the remaining economic life can be periodically extended.

We were not provided with detailed, comprehensive, historical capital
expenditures; however, according to property ownership, updates are completed
each year as needed in order to maintain the property's good condition. According
to property ownership, a luxury home was constructed to the south of Monument
Valley Clinic Road, across from the hospital, roughly two years ago. Moreover, as of
the date of our inspection, the softgoods in the two main lodge buildings were being
replaced. As noted previously, a luzury rental home was constructed in the RV park
and campground area in the year-to-date 2022 period and was said to be days away
from opening pending the installation of some FF&E.
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Improvements
Conclusion

Our forecast of income and expense incorporates a reserve for replacement in
recognition of the future renovation needs of the property and has consider the
update needs in our selected valuation parameters. Our appraisal also assumes an
ongoing preventive maintenance program and appropriate management and
ownership oversight. The reserve for replacement is consistent with accepted
industry norms for a property of this type. Investors also recognize that additional
capital may be required over the holding period; this expectation is factored into
their return requirements. Qur selected discount and capitalization rates are based
on market requirements, implicitly considering potential additional capital
investments that may be required during the holding period.

Overall, the subject property offers a unique product offering with a variety of
lodging options to choose from, while simultaneously providing a tourism
destination for guests. Strengths of the physical asset include its large variety of
product offerings and businesses that contribute to the property's overall appeal as
a tourism destination. A significant weakness noted was the property’s inefficient
layout and phased construction over many years, which has resulted in functional
obsolescence.
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Market Area Definition

jarket Area Analysis

The economic vitality of the market area and neighborhood surrounding the subject
property is an important consideration in forecasting lodging demand and income
potential, Economic and demographic trends that reflect the amount of visitation
provide a basis from which to project lodging demand. The purpose of the market
area analysis is to review available economic and demographic data to determine
whether the local market will undergo economic growth, stabilize, or decline. In
addition to predicting the direction of the economy, the rate of change must be
quantified. These trends are then i_':'orre_l_ate'd based on their propensity to reflect
variations in lodging demand, with the objective of forecasting the amount of
growth or decline in visitation by 1ndav1dua1 market segment (e.g, commercial,
meeting and group, and lelsure]

. The market area. for a lodglng facnhty is the geographical region where the sources

of demand and the competltlve supp!y are located. The subject property is located

wodn the de51gned area of Oljato-Monument Valley, the county of San Juan, and the state

of Utah. Oljato-Monument Valley is located in southern San Juan County, along the
Utah/Arizona state border ‘The area is surrounded by and integrated with Navajo
Reserve Land and thousands of square miles of red rock landscapes, open land, and
hiking trails, as well as state and national parks to the west and north. Monument
Valley is known for its sweeping, iconic views of local canyons; moreover, it is as a
famous set for filming movies. Although this area has not garnered as much fame as
its neighbor, Moab, the development of Goulding's Lodge over the years has gained
traction and worldwide recognition as one of San Juan County's growing tourism
destinations. Tourism is the largest economic driver in the market.
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MONUMENT VALLEY

The following exhibit illustrates the market area.
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MAP OF MARKET AREA

Economic and
Demographic Review

., Keybowrg a'h.sr:_c.u'é'i 3 _Mkﬁ dara §2922 Gocugie _-’?gnﬁic{_ﬁsg Rep:m ;.rr!ap Frovs

A primary source of economic and demographic statistics used in this analysis is the
Complete Economic and Demographic Data Source published by Woods & Poole
Economics, Inc—a well-regarded forecasting service based in Washington, D.C.
Using a database containing more than 900 variables for each county in the nation,
Woods & Poole employs a sophisticated regional model to forecast economic and
demographic trends. Historical statistics are based on census data and information
published by the Bureau of Economic Analysis. Projections are formulated by

Woods & Poole, and all dollar amounts have been adjusted for inflation, thus
reflecting real change,

These data are summarized in the following table,
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FIGURE 4-1

ECONOMIC AND DEMOGRAPHIC DATA SUMMARY. -
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. Source: Woods & Poole Econemics, Inc.

The U.S. population grew at an average annual compounded rate of 0.7% from 2010
through 2021, The county’s population has grown more slowly than the nation's
population; the average annual growth rate of 0.4% between 2010 and 2021 reflects
a gradually expanding area. Following this population trend, per-capita personal
income increased slowly, at 1,4% on average annually for the county between 2010
and 2021. Local wealth indexes have remained stable in recent years, registering a
low 54.9 level for the county in 2021.

Food and beverage sales totaled $18 million in the county in 2021, versus $32
million in 2010. This reflects a -5.0% average annual while an annual recovery of
2.6% annually is forecast through 2026. The retail sales sector demonstrated an
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Worldforce
Characteristics

annual increase of 2.7% in the decade spanning from 2010 to 2021. An increase of
1.7% average annual change is expected in county retail sales through 2026.

The characteristics of an area's workforce provide an indication of the type and
amount of transient visitation likely to be generated by local businesses. Sectors
such as finance, insurance, and real estate (FIRE); wholesale trade; and services
produce a considerable number of visitors who are not particularly rate sensitive,
The government sector often generates transient room nights, but per-diem
reimbursement allowances often limit the accommodations selection to budget and
mid-priced lodging facilities. Contributions from manufacturing, construction,
transportation, communications, and public utilities (TCPU) employers can also be
important, depending on the company type.

The following table sets forth the county workforce distribution by business sector
in 2019, 2020, and 2021, as well as a forecast for 2026.
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Radial Dermographic
Snapshot

Forecasts developed by Woods & Poole Economics, Inc. anticipate that total
employment in the county will change by 1.1% on average annually through 2026.
The trend is below the forecast rate of change for the U.S. as a whole during the same
period.

The following table reflects radial demographic trends for our market area
measured by three points of distance from the subject property.
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- DEMOGRAPHICS BY RADIUS -

L 0.00-1.00 miles
Population 1 i SR S
: ., 2027 Prajection .\, B R 184, 0 365
" 2022 Estimate 173 354
7 204D Census. -, : : S R 1 335
2000 Census 153 351
*parcant Change: 2022 to 2027 - C LT T b g s N
...~ Percent Change: 2010 to 2022 10.9% 5.7%
" Percent Change: 200010 2010 - . .- P X4 4.6%
Households + :
2027 Prajection 53 110
2022 Estimate 4% 106
2010 Census a2 97
© 3000 Census - 36 a8
Percent Change: 2022 to 2027 8.2% 1.8%
Percent Change: 2010 to 2022 16.7% 9.3%
" Parcent Change: 2000 to 2010 16.7% 10.2%
2022 Est. Avera ge Househald Income " $31,417 $32,427
2022 Est. Median Household Incame 25,000 24,212
2022 Est. chv, Empioyed Pop 16+ by Gocupation
Architecture/Engineerng a 1}
Ars/Deslgn/Entertainment/Sports/Media 1 1
Building/Grounds Clezning/Maintenanee 5 10
Business/Financial Operations Q a
Community/Social Services 1 2
Computer/Mathematical 0 i}
Canstruction/Extraction 3 [
Education/Training/Ubrary 3 6
Farming/Fishing/Forestry 0 1
Food Preparation/Serving Related 3 &
- Healthcare Practitioner/Technidan 0 0
Healtheare Support 1 2
instailation/Maintenance/Repair 0 [
Legal 0 0
“ Life/Physical/Sodal Sclence q ]
Management 1 2
Office/Administrative Support 13 13
Production & 11
Protective Services 0 1]
Sales/Retfated 5 11
Personal CarefService 4 ?
Transportation/Matenal Moving 7 13

Source: Environics Analytics

. .00~ 3.00 miles © -

0.00- 500 mites

PR 3.
887
834
869

7 35%
6.4%

Ll S

274
263
238
FAb

2.2%
10.5%
10.7%

$32,315
25,000

This source reports a population of 887 and 263 households within a five-mile
radius of the subject property. The average household income this radius is
currently reported at $32,315, while the median is $25,000.
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Unempfoyment The following table presents historical unemployment rates for the subject
Statistics property’s market area, the state, and the nation.

FIGURE 44~ UNEMPLOYMENT STATISTICS

Prior to the pandemic, U.S. unemployment levels were firmly below the 4.6% level
recorded in 2006 and 2007, the peak years of the economic cycle prior to the Great
Recession. The unemployment rate for February 2020 was 3.5%. The
unemployment rate had remained in the 3.5% to 3.7% range since April 2019,
reflecting a trend of stability and strength of the U.S. economy. However, in April
2020, unemployment rose to 14.7%, and employment dropped by 20.7 million
because of the COVID-19 pandemic. Steady declines in unemployment have been
registered since April 2020; most recently, the national unemployment rate was
3.6% in April 2022. A roughly 428,000-person rise in employment was registered
in both March and April of 2022, The most significant gains were reported in the
leisure and hospitality, professional and business services, retail trade, and
manufacturing industries.

Locally, the unemployment rate was 6.3% in 2021; for this same area in 2022, the
most recent month’s unemployment rate was registered at 4.5%, versus 8.0% for
the same month in 2021. As illustrated in the foregoing table, unemployment
declined in 2013, and this positive trend generally continued through 2019, with
the exception of 2015 and 2016. Economic development officials noted that local
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Major Demand
Generators & Industry

employment last decade was largely supported by the tourism industry. However,
unemployment data for 2020 illustrate a sharp increase given the effects of the
COVID-19 pandemic and related global economic crisis, which included
furloughs/layoffs. Unemployment declined in 2021, as restrictions were lifted and
tourism returned to the area, boosting employment opportunities. The most recent
comparative period shows where the local market stands in 2022 relative to the
same month of 2021, reflecting improvement given the strengthening economic
conditions and corresponding hiring rebound.

Providing additionai context for understanding the nature of the regional economy,
the following table presents a list of the major employers in the subject property’s
market.

FIGURE 4-5 MAJIOR EMPLOYERS -

Numberof

(e Emp{m,'ees
S0 sanluan SchoolDistriet: T T 500-999
w2 Utah Navajo Health System 250-499
3 “' Federal Government: - i 100-249.
4 Utah State Unwersm,r (USU} 100-249
5.7 San Juan County Sl 100-249
B Blue Mountain Hospltaf 100-249
7 % S)Health Care: " - - 100-249
8 The $tate of Utah 50-99
© 9. .- Goulding's Lodge g B 50-99
10

Blandlng Clty Local Govemment 50-99

_Source SanJuan Coun‘y, Utah Department of Warkforce Statlstics, o
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MONURMENT VALLEY TRIBAL PARK

Monument Valley benefits from its remote, iconic location in San Juan County,
which includes several state parks and tourism drivers, such as Goulding's
Lodge, Goosenecks State Park, Valley of the Gods, Muley Point, and Bears Ears
East. As noted previously, Goulding's Lodge (the subject property) serves as one
of the top tourism drivers in this region, providing famous tours through
Monument Valley, a museumn (including the John Wayne's original cabin), hiking
trails, and more. The subject property attracts visitors from all over the world,
and market participants noted that the area is a common stop for tour groups
that visit the Grand Canyon and Lake Powell. Given the property's remote
location, the operations support both tourists and locals, providing everything
from a gas station to a grocery store and laundromat. Reportedly, a road is
planned for development that will lead from Monument Valley to Page, Arizona.
The completion of this road over the course of the next several years is expected
to draw even more visitors to the Monument Valley area; however, details on
the timing and exact location of the road were not known or provided at the time
of our analysis.

The Goosenecks State Park is located near Mexican Hat, Utah, and is one of the
top tourism drivers in San Juan County. The park, which opened to the public in
1962, features views of the San Juan River winding through canyons in a snake-
like pattern. In fiscal 2019 {ending in June), the park welcomed roughly 67,000
total visitors, with the months of April through October realizing more than
6,000 visitors per month, In fiscal 2020 (ending in june), the park welcomed
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Visitor Statistics

roughly 44,000 visitors, with metrics declining considerably from prior-year
visitor data in April, May, and June given the impact of the COVID-19 pandemic
and related restrictions, Moreover, visitor statistics beyond June 2020 were not
available for our review; however, market participants noted that visitation
remained depressed as of March 2022 given the contmued COVID-19-related
restrictions imposed by the Nava;o Nation.

e The Valley of the Gods is a famous scenic drive near Bluff, Utah, and is part of
the Bears Ears Nationali Monument area in San Juan County. The road can be
accessed from the east via U.S;Highway 163 and from the west via U.S. Highway

- 261. This scenic drive stretches for 17 miles and features views of unique rock
formations lncludmg 'sandstone towers." The Valley has also been used as a film
‘set for several m0v1es and television eplsodes including two episodes of Doctor
thereare no established h}kmg trails along this route; however, there are plenty
of back -country exploratory opportumt;es along this scenic drive.

We note that many employers in the market were impacted by the COVID-19
pandemic, which began.in‘March’ 2020: Specifically, the associated restrictions and
closure of nearby Navajo Tribal Parks resulted in a substantial decline in tourism to
the region, which is the most significant source of demand for the county. However,
perlocal and state guidelines, businesses were able to increase operating capacities
to 75% beginning on April 5, 2022, Therefore, economic activity is expected to
continue to experience a strong recovery. Moreover, market participants reported
that Navajo Nation restrictions are expected to be lifted by the summer of 2022;
thus, tourism to the region is anticipated to experience a more robust recovery this
year. While most major developments are occurring in the northern portion of the
county, near Moab, market participants noted that small developments, such as
independent glamping properties, are in the early planning stages in the southern
portion of the county, which are slated for completion by 2024.

As mentioned previously, San Juan County is surrcunded by a number of national
parks and recreation areas that welcome millions of people annually. The "Mighty
Five" park loop is a key driver in the area and includes the Grand Canyon, Glen
Canyon, and Lake Powell, Furthermore, many national monuments bring people to
the immediate area. It should be noted that nearly all of the parks recorded a decline
in visitation in 2013 and again in early 2019 because of the government shutdowns;
however, several of the parks did remain open in 2019 through state funding.
Additionally, a decline during the pandemic in 2020, followed by an increase to
record levels in 2021, was reported for all national parks in the region.
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The foilowing tables illustrate the historical visitor statistics for pertinent parks
located near the subject resort. For the Monument Valley Tribal Park, according to
market participants, the visitation count for 2319 is not accurate and is substantially
lower than what it should have been. In 2020, visitation data were only available
through March. Since that time, visitation data have not been tracked.

FIGURE 4-6 - VISITOR STATISTICS -

- Visitation - Percent. " Visitation . Percent
017 ees23 w017 44,87 R
2018 63,445 -4.6% . 2018 443,362 -14 %
2019 166,313 45 ~n0 720190 - 307,805 -316
2020 25,256 619 . 2020 17,249 -96.1
20210 49,385 7 iU 9550 iUnt2021. L -
! .'5_.'_-\"édr-'to~'Hate Through February: B " Year-to-date Through March;
2019 1,802 — 0 2019 25,877 -
F031 1,856 0 300% 2021 R -
2022 1,407 -24.2 2022 - —
FER Source: L_J__'t'_a:h_D'l_‘w_l_F.i StateParks . saurceTrlbai Park Representatives
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FIGURE4-7 - VISITOR STATISTICS

Year

69,445 ¢ LT

HERAEE

20095
2010 90,696 16.4

2012 58,219 .33.4
2014 65,778 21.4

2016 65,705 -7.9
2017 - 68,785 . . 4.7

2018 61,195 -11.0
2019 49,983 213
2020 3,985 -53.5
2021 14,834 .. 2722

P vearetaudote Through Murchi =

2019 4,793 o=
D02 e e

2022 5,218 -

i Spuree:National Park Service -

_ Vishation . _Percant Change

2008 74,143 68%
R X1 DR X G

20117 B3B8 e
-2013 0 54,58 0 LT .70

20180 TL3F0 0 BS

Percent

Yoar .. Visltatlon . Change co
: 86,316 N
91,838 aos oo
93,023 . - 02 i
2010 95,5676 40
20117 °C 91,184, -4.7
2012 89,011 -2.4
201300 - 82,330 -75
2014 87,119 58
2015 - - 94,797 8.8
2016 101,843 7.4
2017 - 107,443 5.5
2018 103,118 -4.0
2019 " - 88,080 18,0
2020 52,542 -49.0
20210 73,484 39,8
" Yeor-to-date Thraugh March: '
o 2019 7,097 -
20200 8,964 263 % -

2022 8,530 4.8

Ui source; National Park Service

FIGURE 4-8 - VISITOR STATISTICS -

Percent |

. A Parcent
Yoar Vishation Change
2007 26,263 -
2008 25,411 -3.2 %
2009 27,855 9.6
2010 27,386 -1.7
2011 25,858 5.6
2012 26,710 33
2013 24,959 -6.6.
2014 26,808 7.4
2045 35,117 310
2016 42,862 221
2017 39,970 -5.7
2018 40,579 1.5
2019 35,399 -11.4
2020 19,856 -51.1
2021 26,710 34.5

Year-to-dote Through March:
2019 3,306 —
2021 2,156 -34,8 %
2022 2,352 9.1

Source: National Park Serdce -

Year' _ Visltation __ Change

2007 81,607 —

2008 95,567 171 %
009 113,460 187 -
2010 104,501 -7.9
01 92,311 -11.7
2012 75,214 -18.5
2013 54,773 «27.2
2014 62,910 149
2015 77,270 22.8
2016 86,369 118
2017 108,418 255
20i8 110,504 2.3
2019 115,108 6.2
2020 3,573 -96.8
2021 3,290 -7.9
Yeor-to-date Through Morch:

2019 4,044 -
2021 990 <755 %
2022 - -

Source: Natianal Park Service
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Airport Traffic

FIGURE 4-9

Percent

Visitation Change . .o
4413668 -
3 4,425,314 0.3 %
SUBIE42E T AT N 2009 - 4,348,068 17
. 2010 827,247 01 I 2010 4,388,386 09
L2001 2R 148 T 0 T 011,268,178 -2.1
2012 28,523 0.0 ST 2012 4,421,352 29
S2013 FEB2EATE L 00 o 2013 4,564,840 3.2
. 2014 827,761 01 S 2014 4,756,771 4.2
2018 T BIA686: 72015 5,520,736 161
2016 821,405 2016 5,969,811 81
20170 UR2S,660 2007 - 6,254,238 a8
2018 439,305 2018 6,380,495 2.0
LEaEn,TsT 72019 05,974,411 -5
76,752 2020 2,897,098 54,6
_ 1881917 _ 20217 4533677 . 565
‘Yeor-to-date Through March: .1 Yearito-date Through March:
2019 75,740 - D 2019 889,334 -
20210032470 00 0080,6 %0 L2021 643,008 - 277 %

G 2022 65,358 20380.9 o 2022 688,139 70

ationai Park Service “‘Source: National Park Service -

Alrport passenger counts are important indicators of lodging demand. Depending
on the type of service provided by a particular airfield, a sizable percentage of
arriving passengers may require hotel accommodations. Trends showing changes
in passenger counts also reflect local business activity and the overall economic
health of the area,

The Durango-La Plata County Airport {(DRO) serves southwestern Colorado, as well
as the greater Four Corners area. The City of Durango and La Plata County own the
airport, and its operations are overseen by the Airport Board of Commissioners. The
airport, which opened in 1988, is served by American Airlines and United, which
provide flights to/from Denver, Phoenix, and Dallas/Fort Worth. Seasonal routes
are offered to Chicago (O'Hare), Los Angeles (LAX), and Houston (IAH). Additionally,
in June 2021, Frontier Airlines began year-round nonstop service to Harry Reid
International Airport (LAS) and Denver International Airport (DEN). With the
addition of these services, DRO now offers six year-round, nonstop direct flights to
major metropolitan markets. The economic impact of the airport and its
surrounding facilities equated to $35 billion in 2020.
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The following table illustrates recent operating statistics for the Durango-La Plata
County Airport, which is the primary airport facility serving the subject property’s
submarket.

FIGURE 4-10. . AIRPORT STATISTICS - DURANGO-LA PLATA COUNTY AIRPORT

_.:Yeéf.

fa012.0
2013382260
14 Coo3essel 19
20150 arsae .03
2016 3T2E (o 01
007 amar e 0.0
2018 378876 103
S e 2
202000 197,886 T (76)
; . Yeof-;t'd;_dqte, Apr o o
2021 i B0T53 =
B E T 17 -

. "‘Ann_ua! average compounded percentage cha nge from the previcus year
ST #xpnnual average c'arh';iaunded'percent'ég'e';h'aﬁgé from first year of data

B Soﬁrcé:Duraﬁéo-La__Platé Co'i.!n'tyAi'rport' :

This facility recorded 397,293 passengers in 2021, The change in passenger traffic
between 2020 and 2021 was 100.8 %. The average annual change during the pericd
shown was 0.7 %. Following years of growth in passenger traffic, the most recent
data illustrate a significant decline given the impact of the COVID-19 pandemic and
the travel restrictions that were implemented. The number of passengers traveling
through DRO started to decline significantly in March 2020, when government
authorities restricted travel to certain critical businesses and purposes. However,
year-end 2021 data illustrate that passenger traffic rebounded that year, a trend
that has continued into 2022.

Page Municipal Ai

Page Municipal Airport is operated by the City of Page. The small airport terminal
and two runways are situated on 536 acres on the eastern edge of town. The airport
is served by Contour Airlines, offering service to/from Phoenix. While the limited
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Conclusien

scheduled air access appears to present a challenge, a number of mitigating factors
exist. Private and charter planes can land at Page Municipal Airport, Because of the
natural beauty of the surrounding area, many visitors prefer to drive and take
advantage of the scenery. Moreover, Phoenix and Las Vegas are both accessible
within a four-and-one-half-hour's drive of Page.

According to area officials, passenger traffic levels at Page Municipal Airport have
been volatile in recent years because of the varying service from the larger feeder
cities and airlines. Reportedly, service was halted for part of 2018 and was then
reinstated in August 2018. Given service by two airlines and strong demand, traffic
rebounded somewhat in 2019. However, passenger volume declined in 2020 given
the reduction in service to/from just Phoenix, having previously provided service
to/from Las Vegas and Boulder City, Nevada, as well as the impact of the COVID-19
pandemic. Overall, passenger traffic at Page Municipal Airport is limited by the one
or two daily flights on a 30-seat aircraft.

This section discussed a wide variety of economic indicators for the pertinent
market area. Prior to the onset of the COVID-19 pandemic and the corresponding
economic crisis, San Juan County was experiencing a period of economic strength
and expansion, primarily led by the tourism industry. Our market interviews and
research revealed that demand is recovering at a slower pace in the southern
portion of the county, which includes significant amounts of Navajo Reserve Land.
As aresult, the COVID-19 pandemic continues to affect the southern portion of the
county, resulting in decreased business activity, inclusive of the hospitality industry.
Nevertheless, tourism travel began to return in 2021, and the Navajo Nation is
expected to remove COVID-19-related restrictions by the summer of 2022. Thus,
while the near-term outlock for the market is best described as cautiously
optimistic at this time, the long-term outlook is more optimistic.

Our analysis of the outlook for this specific market also considers the broader
context of the national economy. The U.S. economy expanded at an overall rate of
2.3%in 2019, a decline from the 2,.9% level achieved in 2018. For the seven quarters
leading up to 2020, GDP quarterly growth ranged between 1.3% and 2.9%,
reflecting moderate economic expansion. The slowdown and impact of COVID-19
became more evident in the first quarter of 2020, when GDP declined by 5.0%. As
shutdowns halted major components of the U.S. economy from mid-March through
May, and partial, halting re-openings continued to dampen business activity, the U.S.
economy contracted by an annualized rate of 31.2% in the second quarter, the
largest such decline in U.S. history. The decline affected virtually every corner of the
economy, with major decreases in personal consumption, exports, private inventory
investment, residential and nonresidential fixed investment, and state and local
government spending.
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FIGURE 4-11 UNITED STATES GDP GROWTHRATE -
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°.. - Gources: tradingeconomics.com, Bureau of Economic Analysis: <

While shocking, the GDP decline during the second quarter of 2020 was offset by a
significant rebound in economic activity in the third quarter of 2020, greatly
moderating the overall impact for the year. The U.S. economy grew by 33.8% on an
annualized basis in the third quarter, followed by more modest gains in the five
quarters that followed through the end of 2021 {GDP surpassed the pre-pandemic
peak by the first quarter of 2021). Most recently, GDP contracted 1.4% on an
annualized basis given the trade deficit and a decline in inventory investment and
government spending; despite the contraction, first-quarter 2022 GDP remained
12.0% above the 2019 peak, Moreover, consumer spending expanded slightly in the
first quarter, which bodes well for the hospitality industry, and a return to modest
overall economic growth is expected in the second quarter of 2022. Hotel investors
remain bullish based on factors such as a rebound in travel demand, rising hotel
performance levels, and opportunities to generate significant returns as the
industry recovers.

March-2020

Market Area Analysis 9 2
Goulding's Lodge — Cljato-Monument Valley, Utah

AT



5. Supply and Demand Analysis

Mationat Trends
Overview

In the lodging industry, supply is measured by the number of guestrooms available,
and demand is measured by the number of rooms occupied; the net effect of supply
and demand toward equilibrium results in a prevailing price, or average daily rate
(ADR}. The purpose of this section is to investigate current supply and demand
trends as indicated by the current competitive market, resulting in a forecast of
market-wide occupancy.

The subject property and lacal lodging market are most directly affected by the
supply and demand trends within the immediate area. However, individual markets
are also influenced by conditions in the national lodging market, We have reviewed
national lodging trends to provide a context for the forecast of the supply and
demand for the subject property’s competitive set.

STRis an independent research firm that compiles data on the lodging industry, and
this information is routinely used by typical hotel buyers. The following STR
diagram presents annual hotel occupancy, average daily rate (ADR), and rooms
revenue per available room (RevPAR) data since 1989. RevPAR is calculated by
multiplying occupancy by average rate and provides an indication of how well
rooms revenue is being maximized,
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FIGURES-1 ~ NATIONAL OCCUPANCY, AVERAGE RATE, AND REVPAR TRENDS = -
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The preceding chart illustrates the impact of the recessions of the early 1990s,
2000s, the financial crisis of 2008/09, and the recent pandemic on the U.S. lodging
industry. In each case, the downturn caused ledging demand to drop, resulting in an
occupancy decline. The aggregate average rate (ADR) also fell, as hoteliers used
price as a marketing tool to attract demand and support occupancy levels. As
occupancy recovered, ADR growth resumed, although the ADR recovery lagged
somewhat behind occupancy levels, as price discounts contributed to the initial
recovery of demand. Following the financial crisis of the Great Recession, occupancy
fell by over eight points, and ADR declined by 5.9%, resulting in an 18.3% decrease
in RevPAR. The market recovered steadily thereafter, with occupancy surpassing
the 65.0% mark in 2015, and average rates also consistently growing, albeit at a

decelerating pace.
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The onset of the COVID-19 pandemic in March 2020 had a severe impact on the
lodging industry, causing occupancy, ADR, and RevPAR to decline by unprecedented
levels. The impact on the national lodging industry peaked mid-April; for the week
ending April 11, 2020, STR reported that national RevPAR was 83.6% lower than
the level recorded for the same week in 2019. By the conclusion of 2020, occupancy
had declined 22 points, with ADR decreasing by roughly $28.00, resulting in a
RevPAR loss of 48.0% (rounded}. The sharp downturn in travel caused by COVID-
19 continued into early 2021, as the months of January and February 2020 were not
notably affected by the pandemic.

Since the 2020 onset of the pandemic, hotels that derive a significant component of
their demand from the larger group and convention segment have been hit the
hardest, followed by properties in markets with a high proportion of business and
international travel. For this reason, the major metropolitan areas reported deep
RevPAR declines through the first half of 2021, Hotels in locations that depend
primarily on automobile traffic have fared better (including drive-to leisure
destinations), and the extended-stay category has also outperformed the national
average, fueling the illustrated 2021 recovery. Gaining traction in the summer of
2021, group demand showed signs of recovery, albeit at a slower pace, Accordingly,
by the end of 2021, nationwide occupancy had rebounded to nearly 58.0%, with
ADR reaching roughly $125, representing a RevPAR gain of 58.0% (rounded).

Vaccine boosters are now widely available, and although COVID cases related to the
Omicron variant increased in December 2021 and January 2022, the most recent
infections are reportedly diminishing in severity. More corporations and
institutions are beginning to return to office spaces, at least in some capacity.
Furthermore, group travel is expected to recover as participants feel increasingly
comfortable gathering in larger numbers. Accordingly, hotel owners, operators, and
investors generally anticipate the hospitality sector to recover at an accelerating
pace, as vaccines, medical therapies, and public confidence support a return of
travel. The overall economic upswing is expected to continue through 2022, with
national RevPAR anticipated to exceed the level achieved in 2019 by the end of this
year.
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FIGURE 5-3 '~ RECENT NATIONAL OCCUPANCY AND ADR TRENDS
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To further understand the nature and degree of the impact of the pandemic thus far,
we have reviewed the following weekly data for the U.S. lodging industry, as
published by STR. The data reflect that nationwide occupancy is still lagging the
2019 levels, due primarily to group demand being significantly lower than pre-
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pandemic levels; moreover, the Omicron variant caused some pullback in business
and group travel in early January 2022. However, demand and occupancy
rebounded shortly thereafter, with ADR levels now in the $140 to $150 range as of
April 2022, Accordingly, ADR has essentially fully recovered and is expected to
move well beyond the 2019 level as 2022 progresses, due in large part to higher-
rated leisure demand.

FIGURES-4  NATIONAL OCCUPANCY TRENDS= WEEKLYDATA = =~
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FIGURE5-6 NATIONAL REVPAR TRENDS — WEEKLY DATA  © = .

. Hotel RevPAR
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Hotel Market
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The severe disrupticn to the hospitality industry in 2020 and early 2021 is
recognized by market participants as an anomaly. While it is important to
understand how the hospitality industry, inclusive of individual markets and hotels,
was affected by the pandemic, performance data from this period do not provide a
reasonable basis for forecasting demand, occupancy, and ADR. Our interviews with
market participants, including major brands, management companies, and
investors, confirmed this opinion. The industry generally recognizes 2019 as
representative of normalized performance levels, with recovery from the pandemic
measured in terms of a rebound to those pre-pandemic benchmarks. The severe
impact of the pandemic forced many hotels to suspend operations and/or limit
available inventory to minimize expenses; as a result, the individual competitive
performance estimates from 2020 were not relied upon in our analysis. Therefore,
our analysis related to the subject hotel and the competitive market focuses on the
2019 and 2021 annual performance data, as well as the trajectory of recovery.

The area surrounding the subject resort property contains a variety of lodging
options including traditional hotels, RV parks and campgrounds, and Airbnb units,
among others. However, the available rooms are limited, and the properties that
report to STR equate to only six in the nearby area, excluding the larger markets of
Page and Moab. As such, we have ordered an STR trend that includes all six
reporting properties despite differences in location, price point, product, and
service level. These data illustrate trends related to the overall market but may not
directly represent competitors of the subject resort. We have included additional
properties that are competitors but do not report to STR in our market analysis.
Furthermore, we have researched upscale resorts in the western United States that
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Historical Supply
and Demand Data

would operate at a price point and service level similar to that expected of the
proposed upscale resort (to be built as part of the subject property).

As noted previously, STR is an independent research firm that compiles and
publishes data on the lodging industry, routinely used by typical hotel buyers, HVS
has ordered and analyzed an STR Trend Report of historical supply and demand
data for the subject property and its competitors. This information is presented in
the following table, along with the market-wide occupancy, average rate, and rooms
revenue per available room (RevPAR). RevPAR is calculated by multiplying
occupancy by average rate and provides an indication of how well rooms revenue is
being maximized.

In response to the trave| restrictions and the decline in demand associated with the
COVID-19 pandemic, numerous hotels in markets across the nation temporarily
suspended operations. During these suspensions, hotels were typically closed to the
public, with the majority of staff furloughed; however, key management and
maintenance staff were retained to preserve the property and prepare for
reopening. No hotels in the competitive submarket suspended operations because
of the COVID-19 pandemic.
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Seasonality

It is important to note some limitations of the STR data. Hotels are occasionally
added to or removed from the sample; furthermore, not every property reports data
in a consistent and timely manner. These factors can influence the overall quality of
the information by skewing the results, and these inconsistencies may also cause
the STR data to differ from the results of our competitive survey. Nonetheless, STR
data provide the best indication of aggregate growth or decline in existing supply
and demand; thus, these trends have been considered in our analysis. Opening
dates, as available, are presented for each reporting hotel in the previous table.

The STR data for the competitive set reflect a market-wide occupancy level of 34.8%
in 2021, which compares to 28.7% for 2020. The STR data for the competitive set
reflect a market-wide ADR level of $105.75 in 2021, which compares to $85.88 for
2020. These occupancy and ADR trends resulted in a RevPAR level of $36.77 in
2021.

During the illustrated historical period, occupancy declined from a peak of roughly
58.0% in 2015 to below 51.0% in 2017, while ADR increased through 2017.
However, RevPAR declined from 2016 through 2019, aside from a modest recovery
in 2018. The decline was likely due to the condition of the properties, increasing
supply outside the competitive set (including villas at the subject property), and
fluctuations in visitation at Monument Valley and the surrounding
parks/attractions, Despite this, RevPAR bracketed the $60 mark from 2014 through
2019. In March 2020, the COVID-19 pandemic began to affect the local market,
especially given stricter restrictions imposed by the Navajo Nation on the region,
closure of many attractions, and reliance on tourism. Overall, occupancy declined
notably in 2020, while ADR losses equated to $26.00 {rounded) on an annual basis.
General improvement has been registered since the low point reached in April
2020; however, occupancy fluctuated based on restrictions and increases in COVID-
19 cases,

Year-to-date 2021 data illustrate an improvement in occupancy and a roughly $20
gain in ADR. The popularity of outdoor destinations, especially the "Mighty 5"
national parks, has bolstered demand in the area, despite limited international
demand, restrictions on tours, and the continued closure of many nearby attractions
and supporting facilities throughout the year. Year-to-date ADR continued to
improve, while occupancy declined slightly given a normalization of demand during
the first two months. While the pandemic will continue to affect tourism to some
degree in the near term, particularly as new variants arise, the overall outlook is
optimistic given the dynamics of this market.

Seasonality trends are presented in the following tables.
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FIGURE 5-9 -~ SEASONALITY . -
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The illustrated occupancy and«ADR patterns reflect important seasonal
characteristics, We have reviewed these trends in developing our forthcoming
forecast of market-wide demand and average rate. The market area is highly
seasonal in nature, with cccupancy levels typically nearing or exceeding 60.0% from
May through October when visitation to the area attraction is the highest and the
weather is favorable. Although demand is somewhat limited by the climate, school
schedules, and other demand factors during March and April, demand typically
remains in the 40s to 50s. However, demand drops significantly in the winter
months {(November through February), as the climate and limited visitors to the
regional attractions is at a low; thus, occupancy remains in the 20s to 30s during
this time, with ADR also declining. In more established tourism destinations, such
as Page and Moab, as well as at area resorts, seasonality is less pronounced; sellout
periods during the peak late spring and fall months have pushed demand into the
shoulder and low seasons, supporting higher rates during those months, as well.

A review of the trends in occupancy and average rate by day of the week provides
some insight into the impact that the current economic conditions have had on the
competitive lodging market. The data, as provided by STR, are illustrated in the
following tables.
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FIGURE 5-10 OCCUPANCY BY DAY OF WEEK (TRAILING 12 MONTHS}
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FIGURE 5-12 DCCUPANCY ' AVERAGE RATE AND REVPAR BY DA‘! DF WEEK (MULT!PLE YEARS)
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Based on an evaluation of the occupancy, rate structure, market orientation, chain
affiliation, location, facilities, amenities, reputation, and quality of each area hotel,
as well as the comments of management representatives, we have identified several
properties that are considered primarily competitive with the subject property. If
applicable, additional lodging facilities may be judged only secondarily competitive;
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Primmary Competitors

although the facilities, rate structures, or market orientations of these hotels
prevent their inclusion among the primary competitive supply, they do compete
with the subject property to some extent.

The following table summarizes the important operating characteristics of the
primary competitors and the aggregate secondary competitors (as applicable). This
information was compiled from personal inlerviews, inspections, online resources,
and our in-house database of operating and hotel facility data. In cases where exact
operating data for an individual property (or properties) were not available, we
have used these resources, as well as the STR data, to estimate positioning within
the market. As noted previously, the 2020 operating performance of each hotel was
not considered given the suspension of operations, as applicable, and/or the
significant impact of the pandemic on the lodging industry. The subject property
data excludes all units at the RV park and campground given how data wasreported
from the current ownership.

March-2020
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The following map :Ilustrates the ]ocauons of the subject property and its
competztors

MAP OF '?cQMPETiinN

Buoarrar

WAL APALINDIAN
'RESERVATION

i

Gvo‘-"JQ[E i ) _I siav : hIHEGi Tumeolggaggmfmapm

Gouldings Lodge Bluff Dwekmgs Resort & $pa [Primary)

View Hatel {Primary} Bast Western: Canyon De Chaliy Inn {Secandary}
Hampton by Hiltan Kayanta {Primary) Haliday inn Chinle (Secanrdany}

Kayents hanument Valley inn {Primary) Radeway Inn & Suites Blanding (Secandary)

Desert Rose Inn & Cablns {Primary}) Radevay tnn & Sultes Monticello (Secondary)

Our survey of the primarily competitive hotels in the local market shows a range of
lodging types and facilities. Descriptions of our findings are presented below.
Pictures were either taken during our inspection, from the hotel's website, or from
availabie images online.

March-2020 Supply and Demand Analysis 1 09
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PRIMARY COMPETITOR #1 - VIEW HOTEL

View Hotel FIGURE 5-14  ESTIMATED HISTORICAL OPERATING STATISTICS
indian Route 42 Lk . L e
Ofjato-Monument Witd, Annual
Valley, AZ __Year - Room Count . Otcupancy -
U Et2007 95 0 70-75'% $170-$180.  $130-$140 . 120130 % - 140-150 % ()
Est, 2018. " 950 718051907 1401501 7120571307140 - 150
JEst, 20190 tig9st 7 1:180:190 - 140-1507 120-130 ° .'140- 150
S Est2021 0957 i $170-%180° - $105- $110° ° 140-150' - 160-170

S Oceupaney o Yield.
R AR e e

verage Rate:
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Hampton by Hilton
Kayenta

t.S. Highway 160
Kayenta, AZ

PRIMARY COMPETITOR #2 - HAMPTON BY HILTOMN KAYENTA

. eld S

. Occupancy ' Yield .
Penetration”

. Penetration

.7100-110 %100 -110 %
/120130 110120
120-130 ©'120-130
©.°150- 160 140150

CEst2018
" Est. 2019
CEst. 2021
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PRIMARY COMPETITOR #3 - KAYENTA MONUMENT VALLEY INN

Kayenta Monument FIGURE 5-16  ESTIMATED HISTORICAL OPERATING STATISTICS = = .

Valley Inn T e T T T T

U.S. Highways 160 &

Kayenta, AZ CEs£2017.: 160 050055 % $130-$140 L $70-%75 . 85-90.% - 80-85 %
CEst.2018° 7 1600 45250700 140- 1500 065700 T 70-75 . 70575
SESt 2018000 A60 0 4S50 014001500 - i65-70 ©  75:80 | 70-75
CEst2021 160 15-200 $125-8130. $20-$25 . d0-45 . 30-35

SR e Q'ccupa:n__c':v o o Ie!ci -
. RevPAR . Penetration ' Penstration

Hu Year-t L Room Count - - Occupancy. - Average Rate’:
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PRIMARY COMPETITOR #4 - DESERT ROSE iNN & CABINS

Desert Rose inn & FIGURE 5-17 " ESTIMATED HISTORICAL OPERATING STATISTICS
701 Mizin Street V7 wied, Annual T e e e A ':O;cupéh;v S Yleld
Bluff, UT - Year s "R.cbm'.céﬂnt L Cceupancy - Avemgé'ﬂa_te Rei.-i’AR i 1-:.Pei1etr'a”tib;j Pehéf@tlon

Est.2017. 052 U65-70°% 1805190 ' $125-$230 | 1105120 % 130- 140 %
Est. 2018 © . '82 1 . 70-75 - 1190-200,  '130:140 . 110-120 © "140-150 -,
Est.2019 . .52, .Y70075 7 °0190-200 ¢ 130-140°.°°110-120 - 140-150 °
Est.2021 . .. 52 - . 60-65 .. $200-5210 . - $125-$130 140-150 200 -210
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Secondary Competitors . We have also reVLewed other area Iodgmg facﬂltles to determine whether any may
~U . ..o compete with the subject resort property on a secondary basis. The room count of
each secondary competitor has been we:ghted based on its assumed degree of
competltiveness with the subject hotel. By assigning degrees of competitiveness, we
CaIl assess how the sub]ect resort property and its, competitors may react to various
changes in the market, mcIudmg new supply, changes to demand generators, and
renovations or franchise changes of existing supply. The following table sets forth
the pertme_nt_ operating characteristics of the secondary competitors.

March-2020 Supply and Demand Analysis 1 14
Goulding's Lodge — Oljato-Monument Valley, Utah

e




m ._“ H yein ‘A3jjea uawnuow-o1ef|g — 28po s, Suipinog

sisAieuy puewsq pue Ajddng 0zozZ-yraew

hzn.:mumm”..%@w fo .m.m...m.gum ST 10§ 31GDT 200D ST Ut muum.._._ﬁ_. E._mu..ﬁmnw..,uq .w‘ﬁ.«w.i .«m..&..mén.cn_g.aq uf paznn som Siap 2104 aboiano puo A3undnazo 3f123ds ,

s 3 — ..”........».w.mw. .wcm. .. = E .- solesany/simo)

Ov-SE U S6-06. . Sb-Ob. Coov 17 olisnuow sshins g uu) Aemapoy

SE-0E - 06-58

ob - m.m . .m”.q.._u.:.m“.m...mwtlm..w wuy >m3u.vaz

ov -s€ 06-58 . - sh-0p . Caep gy

ajulg uug Aeprjon

525026 . 08$-5(§ - % 0£-SZ - i ges 08y U®SE o o¥OT - uulANIOY 90 UDAUED walsam 1598

YydASYH. .Emm.mwﬂgq. dao o HOAReY - ..m%ox_ _H S e L Asdony

g,

- TZOC PABWRSY " OnREewSes i

" 3DNVINYOu3d DNILYHIJO = SUOLILIAING) ANVANDIIS  81-¢ 38NDI



Supply Changes

We have identified four hotels that compete with the subject resort property on a
secondary level. While all of these properties are located within the greater subject
region, the Best Western Canyon De Chelly Inn, the Holiday Inn, the Rodeway Inn &
Suites Blanding, and the Rodeway Inn & Suites Monticello feature a limited product
offering and operate at much lower price points. Additionally, these hotels benefit
from their locations along major thoroughfares in the region and thus cater to
different target markets.

It is important to consider any new hotels that may have an impact on the subject
property’s operating performance.

We have identified the following new supply that is expected to have some degree
of competitive interaction with the subject hotel based on location, anticipated
market orientation and price point, and/or operating profile.

Total 7

S Number of i : .Coni'ﬁéﬂ_'t_'."_e j"_-"?'*’_"e"lih:t_ed -:I--:_-'A“s's.uméd SRR
. 'Proposed Proparty Rooms - Property Type -~ -1 ..Level . . Room Count . Qpening Date ‘eli Development Stage
. Proposed Second Hotei 80 Full-Sesvice o E 7100 % o BD.f._ 2R Apri.l':l,' .20.25 -+ Early Development
Totals/Averages B0 : BU AR N

According to the county planning office and our research, no new hotels are
expected within the subject resort property's competitive submarket at this time,
aside from the proposed upscale resort that will be constructed on the subject site
as part of the subject property. Several ultra-luxury, glamping, or camping resorts
are proposed throughout southern Utah; however, these projects are expected to
operate at a different price point, target a different customer, and/or are in a
different submarket, Furthermore, some hotels have been proposed for
development in northern Arizona, but we have not considered the new supply in
our analysis given the distance and different target customers.

While we have taken reasonable steps to investigate proposed hotel projects and
their status, due to the nature of real estate development, it is impossible to
determine with certainty every hotel that will be opened in the future or what their
marketing strategies and effect on the market will be. Depending on the outcome of
current and future projects, the future operating potential of the subject property
may be affected. Future improvement in market conditions will raise the risk of
increased competition. Our forthcoming forecast of stabilized occupancy and
average rate is intended to reflect such risk.

March-2020
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Supply Conclusion We have identified various properties that are competitive to some degree with the
subject property. We have also investigated potential increases in competitive
supply in this Monument Valley submarket, Goulding's Lodge will continue to
operate in a dynamic market of varying product types and price points, Next, we will
present our forecast for demand change, using the historical supply data presented
as a starting point.

DEMAND The following table presents the most recent trends for the subject hotel market as
tracked by HVS. These data pertain to the subject and competitors discussed
préeviously in this section; performance results are estimated, rounded for the
competition, and weighted if there are secondary competitors present. In this
respect, the information in the table differs from the previously presented STR data
and is consistent with the supply and demand analysis developed for this appraisal.

FIGURE 5 20 HISTGRICAI. MARKET TRENDS

S Accommodated - ._RoomN{ghts Mafket S R Market SRS
Year " Room Nfghts %Cha_gge Avallable - %Change Occupancv MarketADP. %Ch_ﬁe RevPAR % Change

st 2_617.'--'

y 2 18y, 105--5'- e Celamosianas o ossams -
CoESU 2018 162,291 zo % 260,537 50,0 % 62300 1153,50 - 9564 - 64 %
Est. 2019 ¢ . .150,'425 _{1 2) 0260537 U000 616 18872 ", -95.88 “0.3 -
© 0 Est.2020 J93,B10 {415} . 0276737 ConroasellllhiannesT 4134 {56.9)
; Est w2 115 094_ 227 280,247 411 7 15336 7 268 6298 24
_': '--A\rg Annual Compounded i L e R v ST S o :
o Chg Est. 2017-Est, 2021 (7 a) % REEISICTERRNE &I SEEENEN LIR100% : {8.5) %
Demand Analysis Using For the purpose of demand analysis, the overall market is divided into individual
Market Segmentation segments based on the nature of travel. Based on our fieldwork, area analysis, and

knowledge of the local lodging market, we estimate the 2019 distribution of
accommodated-room-night demand as follows.

FIGURE 5- 21 BASE-YEAR ACCOMMODATED-ROOM NIGHT DEMAND

Marketwide Subject Properw
. 2018 e i 2019 1 o
PR Accommodated Percentageuf Accommodated  Percentage of
' Market Segment Demand el Tota! L pemand - Yotal
CTransient. _' 133,41_5 R _..s_s:% 126,082 65 %
:Group L RS IR 22,010 . SN . I 14,017 35
otal 0 T agoa2s o a00% 0 40,049 100 %
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Transient Segment

FIGURE 5-22 MARKET-WIDE ACCOMMODATED-ROOM-NIGHT DEMAND

8 Transient & Group

In the base year, the market’s demand mix comprised transient demand, with this
segment representing roughly 86% of the accommodated room nights in this
Monument Valley submarket. The remaining portion comprised group at 14%, with
the final portion in nature, reflecting 0%.

Using the distribution of accommodated hotel demand as a starting point, we will
analyze the characteristics of each market segment in an effort to determine future
trends in room-night demand.

Transient demand consists of individuals and families spending time in an area or
passing through en route to other destinations; this segment represents travelers
that are not associated with a group or room-night contract. Travel purposes
include business, sightseeing, recreation, or visiting friends and relatives. Transient
demand also includes room nights booked through Internet sites such as Expedia,
Hotels.com, and Priceline; however, this demand may include group and convention
attendees who use these channels to take advantage of any discounts that may be
available on these sites. in resort destinations, transient demand is strongest Friday
and Saturday nights, and all week during holiday periods and the summer months.
In urban and suburban destinations, transient demand is typically strongest on
Tuesday, Wednesday, and Thursday nights. The typical length of stay ranges from
one to four days, depending on the destination and travel purpose. The rate of
double occupancy normally ranges from 1.0 to 3.0 people per room, with higher
double occupancy cccurring in rescrt destinations. Price sensitivity tends to vary
with product type. All-suite properties with inclusive food and beverage or luxury
destination properties tend to drive strong transient room rates, with discounted
rates offered at older or value-oriented hotels with limited amenities. For
destination locations, future transient demand is related to the overall economic
health of the primary source cities for visitation; the overall economic health of the
surrounding neighborhood is considered for urban and suburban locations.

March-2020
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Group Segment

The market for the competitive set is predominantly transient in nature, consisting
of leisure travelers seeking accommodations near many of the attractions in the
greater southern Utah/northern Arizona area, as well as the Grand Canyon National
Park and the "Mighty 5" national parks (Canyonland National Park, Capital Reef
National Park, Arches National Park, Bryce Canyon National Park, and Zion National
Park). Visitation data related to Monument Valley were provided for 2017 through
early 2020, reflecting roughly 450,000 visitors prior to the onset of the pandemic.
Many of these visitors also stopped at the Navajo National Monument, Natural
Bridge National Monument, Hovenweep National Monument, Rainbow Bridge
National Monument, and/or Canyon de Chelly National Monument. However, the
greatest draws in the region are the Grand Canyon National Park, the "Mighty 5"
parks, Big Ears, Four Corners, and Mesa Verde National Park. Visitors often stop at
Monument Valley on the way to these larger attractions. Furthermore, Monument
Valley's reputation and history as a film set and its association with John Wayne
attract people to the area and continue to generate film-related demand. Transient
demand significantly declined because of the pandemic in 2020 and early 2021;
however, demand from this segment has rebounded as restrictions have been lifted
and as attractions reopen. While the recovery has been more extended than other
leisure destinations in the region given the ongoing restrictions, a full recovery is
expected in the near term.

In the limited-service sector, group demand is most commonly generated by groups
that require ten or more room nights, but need little to no meeting space within the
hotel. Examples of these groups include family reunions, sports teams, and bus
tours. In some markets, limited-service hotels may also accommodate demand from
groups or individuals attending events at the local convention center or at one of
the larger convention hotels in the area.

Group demand is primarily associated with tours, family groups, small incentive and
corporate events, and weddings. Many tour groups generate room nights, tour
revenue, F&B income, and other events. Additionally, bus drivers for tours utilize
the onsite bus-driver lodging at the subject property, as these groups frequent
Monument Valley and stay throughout the greater region. However, this type of
demand was almost non-existent in 2020 and the first half 2021 due to the COVID-
19 pandemic, Restrictions on tours and group sizes, as well as other ongoing Navajo
Nation restrictions, limited group bookings. The social and smaller groups began to
return to the market in 2021, and tour groups have or are expected to rebound more
notably in 2022 and 2023. Demand within this segment is forecast to recover fully
by the stabilized year. Furthermore, the addition of Bluff Dwelling Resort & Spa, as
well as the proposed upscale resort at the subject property, are expected to support
corporate groups, additional weddings and social events, incentive groups, film
production, and other groups that have not been fully accommodated in the market
given the historically available supply and product offerings in the greater area.

March-2020
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Base Demand Growth Qur overall demand forecast for the market was shaped by an evaluation of monthly
Rates occupancy patterns considering the impact of COVID-19 and continued recovery.

Based upon this monthly analysis, our interviews, and changes in segmentation in .

recent months, we have projected demand by segment and have concluded to an
overall annual occupancy for the market.

FIGURE 5-23 - AVERAGE ANNUAL COMPOUNDED MARKE_T_.-SEGMENT. GROWTH RATES

* Annual Growth Rate ~°

"I Morket Segiment . < il T 20220 oo 202307 00 3024170 2025 0 2026
L Tramstent iU TUT i 160% 128 % 38% 0 75% 0 35%
n L @rgup e b Tt s B 1250 70U g 3.0
© BasaDemand Grawth:. . L 177% 0 197%7 0 40% 1 74% - 34%

The impact of the COVID-19 pandemic, including the related travel restrictions and
social-distancing protocols, is reflected in the substantial demand decreases that
were registered in 2020 and though August 2021. Although some demand returned
from the summer of 2020 through the summer of 2021, demand increased notably
in September 2021 when restrictions were relaxed as vaccinations continued and
as COVID-19 cases declined, bolstering travel within the region. With most
restrictions lifted as of mid-April 2022, and the remaining expected to be fully lifted
by the summer of 2022, domestic individual travel, tour groups, and some
international travel is resuming. As such, demand levels are anticipated to continue
on a positive trajectory in 2022. Further growth is forecast for subsequent years, as
the market continues to rebound from the pandemic-related downturn.

Acccmmodated Based upon a review of the market dynamics in the subject property’s competitive
Demand and Market- environment, we have forecast growth rates for each market segment. Using the
wide Gccupancy calculated potential demand for the market, we have determined market-wide

accommodated demand based on the inherent limitations of demand fluctuations
and other factors in the market area. The following table details our projection of
lodging demand growth for the subject market, including the total number of
occupied room nights and any residual unaccommodated demand in the market.

March-2020 Supply and Demand Analysis 1 20
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FIGURE 524 ACCOMMODATED BEMAND.

" Historical

2013 2021 apaz e ogpyel 2024 o gpge it iapae
138,415 109,310 126,834 Colase7ss Coo1e43150
{2.0) % e lniT DREPRY -9 | BT 1
22,010 5,755 - 22340 230m
{73.9) % © JF0U% B0 %
'-'_Base o'emand. 160,425 115,094 L - 181, 099 -137 325"
"._Ovamlinemandemwzh (283) % 4 % 34 %
”_'MarketMlx s - :
'_Translent : e 86.3 % 95.0 % BT % 3_7.7_3,
: o 13.7 5.0 A2370 00 123
'-'Exlsﬂng HnteISupply 714 768 768 T 76e”
ProposedHutels T e ’ LRI
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260,537 280,247 302,247
365 365 L 365
714 768 828
-"Rooms Supplmewth - - C79 9
-Marketwlde Occupanqr 61.6 % 41.1 % 59.9 %

£ C!perling tn Apn! 2025 of the 100% competltlve, 80-room Proposed Second Hotel

The defined competitive market of hotels experienced a sharp occupancy decline in
2020 and early 2021 given the severe downturn in travel associated with the
COVID-19 pandemic. The recent recovery, which has been supported by the
relaxation of Navajo Nation and local/federal governmental restrictions, is expected
to continue given the ongoing return of tour groups and events, as well as stronger
levels of both domestic and international leisure travel, Based on historical
occupancy levels in this market, and taking into consideration typical supply and
demand cyclicality, market occupancy is forecast to stabilize near 60%.

March-2020 Suppiy and Demand Analysis 121
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6. Projection of Occupancy and Average Rate

Historical Operating
Performance

?

Along with ADR results, the occupancy levels achieved by a hotel are the foundation
ofthe property's financial performance and market value. Most of a lodging facility's
other revenue sources (such as food and beverage, other operated departments, and
miscellaneous income) are driven by the number of guests, and many expense levels
vary with occupancy. To a certain degree, occupancy attainment can be manipulated
by management. For example, hotel operators may choose to lower rates in an effort
to maximize occupancy. Our forecasts reflect an operating strategy that we believe
would be implemented by a typical, professional hotel management team to achieve
an optimal mix of occupancy and average rate. Furthermore, occupancy is a key
factor at this remote resort, as it helps to drive overall visitation and revenues at
other components of the resort, including the food and beverage outlets, tours
operation, grocery store, gas/service station, gift shop, and other minor income
sources.

The following tables set forth the subject property's historical occupancy, average
rate, and RevPAR results for both the property (excluding the units located at the
RV park and campground), as well as for the RV park and campground units. For the
purpose of comparison, we have presented corresponding data (as provided by
STR) for the competitive hotels described in the previous section for the table that
includes all hotel units other than those located at the RV park and campground. In
this table, in addition to the annual percent change calculations, we have
determined the subject property's occupancy, average rate, and RevPAR
penetration rates.

March-2020
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FIGURE 6-1  SUBJECT PROPERTY LODGING (EXCL. RV PARK & CAMPGROUND) ~ HISTORICAL TRENDS

' 2021
ooy S7220%000 . 1B3 % . 356 %
Change " "

CRZEC 8% 746) % 939 %
S dd e

. Oeeupancy Penetration .+ .1

Prior to the COVID-19 pandemic, the subject resort historically achieved occupancy
levels higher than the aggregate market average, recording occupancy penetration
levels near 140.0%. However, occupancy declined from a peak achieved in 2015,
partially due to the additions of the villa units, as well as the addition of high-quality
new supply in the area. As such, occupancy levels were in the low 70s prior to the
onset of the pandemic. The subject resort's ADR also registered higher than the
market's ADR during the historical period given the superior product, location
within Monument Valley, and suite-style rooms that support higher rates. Data for
2020 show a significant drop in occupancy and ADR given the onset of the COVID-
19 pandemic in March and the subsequent effects on the lodging industry, inclusive
of the subjectresort. The closure of many of the area attractions to tourists reduced
demand substantially over the last two years. As restrictions were lifted and as
tourism travel rebounded, occupancy and ADR levels began to increase. However,
the recovery has been more extended because of ongoing restrictions. Additionally,
the subject resort’s occupancy penetration decreased significantly given its size and
reliance on tour and wholesale demand, which were among the first to disappear

March-2020 Projection of Occupancy and Average Rate 1 23
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and have been the slowest demand sources to return in the competitive market.

Year-to-date performance data for the subject resort were not provided.

The following figures illustrate the monthly occupancy and ADR levels for the non-
RV-related lodging options on a monthly basis, as well as the available visitation
statistics to Monument Valley. The data are limited and do not directly correlate to
the annual statistics provided, but do provide insight to the trends. Additionally, it
is important to note that 2019 statistics are reportedly inaccurate, and are lower
than true visitation numbers for that year.

FIGURE 6-2

- SUBJECT PROPERTY LODGING (EXCL. RV PARK & CAMPGROUND) — HISTORICAL TRENDS -
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S Source: Owrﬁ_érsh.i'_b.&'T_ﬂba_l"P_a__r}{'_Re_presen{ative_s_

Furthermore, we have analyzed the seasanality of the historical performance of the
subject property given the notable changes in visitation on a monthly basis.
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FIGURE 6:4  SUBJECT PROPERTY LODGING (EXCL. RV} CONT. ~ SEASONAL HISTORICALTRENDS .~
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As noted previously, the subject resort features an RV park and campground, which
includes 66 RV spots, 27 tent sites, 3 onsite cabins, and a home. Moreover, it is
important to note that a new luxury home is located on this site; however, as of the
date of our inspection, the home was not yet finished. Historically, the RV park and
campground maintained occupancy levels in the low- to mid-40s range, before
declining in 2020 because of the effects of the COVID-19 pandemic and the
corresponding restrictions on travel. Although occupancy declined, ADR increased
slightly at that time. Thereafter, occupancy increased in 2021 as travel began to
rebound and as road trips became a popular vacation choice, especially to rural
markets located near major outdoor recreational areas, such as the subject market.
The following table illustrates the historical occupancy, ADR, and RevPAR trends of
the RV park and campground. However, the RV park and campground are not
included in the supply-and-demand analysis given their unique product. The
historical information and future forecast of the RV park and campground are
detailed in the Income Capitalization Chapter.
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Penetration Rate
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Rates by Market
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FIGURE 6:5 RV PARK & CAMPGROUND ~ HISTORICALTRENDS
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The remaining tables in this chapter exclude the RV park and campground, but
include all other lodging options.

The subject resort’s forecasted market share and occupancy levels are based upon
its anticipated competitive position within the market, as quantified by its
penetration rate, The penetration rate is the ratio of a property’s market share to its
fair share.

In the following table, the penetration rates attained by the primary competitors
and the aggregate secondary competitors are set forth for each segment for the base
year, 2019. As discussed previously in the Supply and Demand Analysis chapter of
this report, we are utilizing the market's performance prior to the onset of the
COVID-19 pandemic as a benchmark for projecting a return to normalized
performance.
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FIGURE 6-6
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As a result of its varying levels of penetration among the two market demand
segments, the Goulding's Lodge achieved an overall penetration rate of 117% in
2019, Overall, the subject hotel's occupancy penetration level was ranked third
amoeng the illustrated averages.

Because the supply and demand balance for the competitive market is dynamic,
there is a circular relationship between the penetration factors of each hotel in the
market, The performance of individual new hotels has a direct effect upon the
aggregate performance of the market and, consequently, upon the calculated
penetration factor for each hotel in each market segment. The same is true when the
performance of existing hotels changes, either positively (following a
refurbishment, for example) or negatively (when a poorly maintained or marketed
hotel loses market share).

A hotel's penetration factor is calculated as its achieved market share of demand
divided by its fair share of demand. Thus, if one hotel’s penetration performance
increases, thereby increasing its achieved market share, this leaves less demand
available in the market for the other hotels to capture, and the penetration
performance of one or more of those other hotels consequently declines {other
things remaining equal). This type of market share adjustment takes place every
time there is a change in supply or a change in the relative penetration performance
of one or more hotels in the competitive market,

Our projections of penetration, demand capture, and occupancy performance for
the subject property account for these.types of adjustments to market share within
the defined competitive market. Consequently, the actual penetration factors
applicable to the subject property and its competitors for each market segment in
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each projection year may vary somewhat from the penetration factors delineated in
the previous table.

In 2020 and 2021, the subject resort experienced a shift in its market mix given the
effects of the COVID-19 pandemic, having captured more transient demand than
typical given the virtual halt of tour demand and limited wholesale reservations. The
pandemic had a more significant impact on group demand given the closure of the
Monument Valley Tribal Park following the onset of the COVID-19 pandemic
through the late summer of 2021; this closure resulted in virtuaily no tour groups
during that time. Although property ownership began to hold tours along the
canyons on the subject property, tour groups still reportedly remained relatively
minimal. Going forward, the subject resort's market mix is anticipated to gradually
return to a similar mix to what was realized in 2019; however, group contribution
is expected to register slightly lower over the long term given a focus on higher-
rated business and the anticipated changes in travel patterns.

Similar to the market forecast, the subject resort’s occupancy has been analyzed on
a monthly basis. The subject hotel's occupancy forecast is set forth as follows, with
the adjusted projected penetration rates used as a basis for calculating the amount
of captured market demand.

FIGURE 6-7

_ FORECAST OF SUBJECT PROPERTY'S OCCUPANCY (EXCL. RV PARK & CAMPGROUND)
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The subject resort's occupancy penetration in the first projection year is forecast to
increase as demand continues to rebound and return to normal levels, including the
return of typical wedding and tour group demand. Given that the subject resort is
one of the foremost facilities within the region, providing access to,Monument
Valley and creating a full resort experience, the subject resort's occupancy is
expected to increase at a faster pace than that of the competitive market. Based on
the analysis of visitation, the subject resort has historically captured a high porticn
of visitation during non-peak months given the capacity to do so before those guests
may be displaced to other Jocations. The subject resort's cccupancy penetration is
forecast to fluctuate upon the opening of the proposed, onsite, 80-room resort and
then stabilize near 115.0%. This stabilized level is below historical peak levels given
the impact of recently opened new supply and a second resort at the subject

property.

The positioned segment penetration rates of the subject resort, excluding the RV
Park and Campground units, result in the following market segmentation forecast.

FIGURE 6-8 ' MARKET SEGMENTATION FORECAST ~ SUBJECT PROPERTY . -
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Average Rate Analysis

Competitive Position

FIGURE 6-9  STABILIZED MARKET SEGMENTATION — SUBJECT PROPERTY

a Transient 8 Group

Based on our analysis of the subject property and market area, we have selected a
stabilized occupancy level of 719% in 2025/26, The stabilized occupancy is intended
to reflect the anticipated results of the property over its remaining economic life
given all changes in the life cycle of the hotel. Thus, the stabilized occupancy
excludes from consideration any abnormal relationship between supply and
demand, as well as any nonrecurring conditiens that may result in unusually high
or low occupancies. Although the subject hotel may operate at occupancies above
this stabilized level, we believe it equally possible for new competition and
temporary economic downturns to force the occupancy below this selected point of
stability.

One of the most important considerations in estimating the value of alodging facility
is a supportable forecast of its attainable average rate, which is more formally
defined as the average rate per occupied room. Average rate can be calculated by
dividing the total rooms revenue achieved during a specified period by the number
of rooms sold during the same period. The projected average rate and the
anticipated occupancy percentage are used to forecast rooms revenue, which in turn
provides the basis for estimating most other income and expense categories.

Although the average rate analysis presented here follows the occupancy projection,
these two statistics are highly correlated; one cannot project occupancy without
making specific assumptions regarding average rate. This relationship is best
illustrated by revenue per available room {RevPAR), which reflects a property's
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ability to maximize rooms revenue. The following table summarizes the historical
average rate, RevPAR, and respective ADR and RevPAR penetration levels for the
subject property (excluding the RV Park and Campground) and its competitors. The
stabilized average rate and RevPAR levels that have been projected for the subject
resort (excluding the RV Park and Campground), expressed in base-year dollars, are
also presented to understand the ADR positioning anticipated for the property upon
stabilization. The basis for our ADR projection follows later in this section of the

. report. .

FIGURE 6-10 BASE-YEAR ADR AND REVPA
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The following table illustrates the subject property’s annual ADR positioning
relative to the competitive market in recent years.
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FIGURE 6-11 RlSTORiCAL ADR MARKET AND SUBJECT PROPERTY
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The Bluff Dwellings Resort & Spa achieved the highest estimated average rate in the
local competitive market, by a significant margin, because of the property’s new
facility and upscale offering. Other important rate aspects of this market include the
heavy reliance on tourism and the significant seasonality. Furthermore, property
size, proximity to demand generators, and mix of business all contribute to ADR
[evels. The subject resort's historical rate reflects the resort's positioning as self-
contained resort property, as well as the larger guestroom offering and portion of
lower-rated tour, wholesale, and group demand. This rate level is considered
appropriate for this market given the resort's variety of lodging offerings and
ancillary facilities, which support the operation and provide ample amenities for
guests to enjoy, as well as its varied condition.

Market-wide rates steadily increased between 2017 and 2019, before decreasing in
2020 because of the COVID-19 pandemic. In 2021, a strong increase in transient
travelers and a sharp reduction in tour group and wholesale demand resulted in a
significant increase in ADR. We note that group demand is typically lower rated;
thus, the increase in transient demand supplemented some lost group demand and
resulted in a much higher ADR. ADR is forecast to increase above the rate of inflation
in the first projection year, driven in part by the change in demand segmentation
and the pent-up demand for outdoor-oriented areas such as Monument Valley. In
the second projection year, this competitive market should experience more modest
ADR growth, with ADR increases pacing lower than the forecasted rate of inflation,
assuming that group demand has fully returned to typical levels (suppressing ADRs
in the market} and transient demand normalizes.

Similar to the market's and the subject hotel’s occupancy projections, we have
evaluated ADR on a monthly basis, specifically considering the recovery from the
nadir of occupancy and ADR in the spring and summer of 2020. Based on these
considerations, the following table illustrates the projected average rates and the
growth rates assumed. Note that our forecast of income and expense, which follows
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later in this report, assumes an underlying inflation rate of 5.0% in the first year
following the base year, and a 3.0% annual rate of growth thereafter,

FIGURE 6-12°  ADR FORECAST

= MARKET AND SUBJECT PROPERTY (EXCL. RV PARK & CAMPGROUND) -

et Progeny (oo Y,

L Average Rate:

“ Panetration’

o2
SRR |7 IR
2008

“Historfcal
T 2018
- 2020
ER s N .
o Projected- - .

2023

S s19ma7 L i2e2%

Ui $188,72 o
RESE b3 : PRLORE S 14523 1190
15336 ] 16269 1061
S 150 % 1870000 1130 ¢
8520300 U 1202
: 45 - 2330 1y
Giiseo 0 21880, 0 1219070

C3p . 23505 0 1219

As shown above, the subject resort’s average rate is projected to improve by 15% in
2022. The subject resort's room rate is expected to follow a trend similar to that of
the market, increasing in the first projection year, with the resort's ADR penetration
level increasing by the stabilized year. The subject resort's ADR is forecast to
notably recover in the first projection year, as both occupancy and ADR have lagged
the recovery in the market given the reliance on tours that were more limited than
other demand generators throughout 2021, We note that the varied condition of the
facility, with some aspects of the property being in excellent condition and others in
good condition, will restrict ADR growth going forward. Furthermore, in order to
reach the projected occupancy levels, the subject resort is anticipated to capture
additional lower-rated tour, group, and wholesale demand, as this demand fully
returns to the market. The seasonality of the market is another key factor that
affects occupancy and ADR levels. Moreover, the planned opening of the proposed
80-room resort at the subject property will likely limit management's ability to
achieve peak rates. Anticipated future economic strength, as well as the subject
resort's reputation as a tourism destination, should support longer-term rate
improvements for the subjectresort.

The following tables provide a comparison of the historical performance and
forecasts for the subject property (excluding the RV Park and Campground units)
and competitive set on a calendar-year basis.
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The following occupancies and average rates will be used to project the subject
hotel's rooms revenue. This forecast, which begins on April 1, 2022, has been
fiscalized as appropriate to correspond with our financial projections.

FIGURE 6-14  FORECAST OF OCCUPANCY AND AVERAGE RATE

e
©72024f25
o 2025/26 0 i
2026270

March-2020

Projection of Occupancy and Average Rate 136
Goulding's Lodge — Oljato-Monument Valley, Utah




7. Highest and Best Use

As If Vacant

As Improved

The concept of highest and best use is a fundamental element in the determination
of value of real property, either as if vacant or as improved. USPAP requires that a
property’s highest and best use be analyzed. Only if the current improvements do
notreflect the highest and best use of the property does the highest and best use of
the site “as if” vacant need to be considered.

Highest and best use is defined as follows:

The reasonably probable use of property that results in the highest value.
The four criteria that the highest and best use must meet are legal
permissibility, physical possibility, financial feasibility, and maximum
productivity,10

The subject site enjoys a favorable location near a national monument and is of an
appropriate size to support any number of resort, recreational, or tourism-related
projects. Additionally, the zoning designation allows for a variety of uses. However,
the recovery from the pandemic is ongoing, construction costs are at record levels,
and financing costs are increasing and provided on a more limited basis. As such,
more research to the timing and composition of the future use would be required.

The subject resort represents a viable enterprise that historically generated a
positive EBITDA Less Replacement Reserve prior to the COVID-19 pandemic.
Profitability is expected to increase going forward as EBITDA Less Replacement
Reserve levels recover. Accordingly, the property is anticipated to generate a
sufficient return to the land over the long term to continue to support its current
use as an operating resort. [t is our opinion that the highest and best use of the
subject property is its continued use as a self-contained, full-service resort.

10 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. {Chicago: Appraisal
Institute, 2015).
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8. Approaches to Value

Income Capitalization
Approach

Sales Comparison
Approach

Cost Approach

{n appraising real estate for market value, three approaches to value are considered:
income capitalization, cost, and sales comparison. Basic summaries of each
approach are provided as follows; please refer to the introduction of each respective
chapter for additional description.

The income capitalization approach analyzes a property's ability to generate
financial returns as an investment. The appraisal estimates a property's operating
cash flow, and the result is utilized in a direct capitalization technique and a
discounted cash flow {DCF) analysis. The income capitalization approach is often
selected as the preferred valuation method for operating properties because it most
closely reflects the investment rationale of knowledgeable buyers.

The sales comparison approach estimates the value of a property by comparing it to
similar properties sold on the open market. To obtain a supportable estimate of
value, the sales price of a comparable property must be adjusted to reflect any
dissimilarity between it and the property being appraised. The sales comparison
approach is most useful in the case of simple forms of real estate such as vacant land
and single-family homes, where the properties are homogeneous, and the
adjustments are few and relatively simple to compute. In the case of complex
investments such as hotels, where the adjustments are numerous and more difficult
to quantify, the sales comparison approach loses much of its reliability. For the
subject property and remote resorts with complex and varied revenues sources, the
sales comparison approach is not considered reliable given the degree and number
of adjustments required.

The cost approach estimates market value by computing the cost of replacing the
property and subtracting any depreciation resulting from physical deterioration,
functional obsolescence, and external (or economic) obsolescence. The value of the
land, as if vacant and available, is then added to the depreciated value of the
improvements for a total value estimate, The cost approach is most reliable for
estimating the value of new properties; however, as the improvements deteriorate
and as market conditions change, the resultant loss in value becomes increasingly
difficult to quantify accurately. Moreover, our experience with hotel investors
shows that this group of buyers and sellers relies upon the methods of the income
approach when making decisions; the cost approach generally does not play a
significant role in determining the purchase price. However, investors may consider
the replacement cost of an asset in making their purchase and pricing decisions, as
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the opportunity to acquire a property for below replacement cost can enhance the
appeal of a potential acquisition.

Reconciliation The final step in the valuation process is the reconciliation and correlation of the
value indications. Factors that are considered in assessing the reliability of each
approach include the purpose of the appraisal, the nature of the subject property,
and the reliability of the data used. In the reconciliation, the applicability and
supportability of each approach are considered, and the range of value indications
is examined. The most significant weight is given to the approach that produces the
most reliable solution and most closely reflects the criteria used by typical investors.
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9. Income Capitalization Approach

Methodology

The income capitalization approach is based on the principle that the value of a
property is indicated by its net return, known as the present worth of future
benefits. The future benefits of income-producing properties, such as hotels and
remote resorts, are net income before debt service and depreciation (as estimated
by a forecast of income and expense) and any anticipated reversionary proceeds
from a sale. These future benefits can be converted into an indication of market
value through a capitalization process and discounted cash flow (DCF} analysis.

Using the income capitalization approach, the subject property has been valued by
analyzing the local market for transient accommodations, examining existing and
proposed competition, and developing a forecast of income and expense that
reflects current and anticipated income trends and cost components through a
stabilized year of operation.

The forecast of income and expense is expressed in current dollars for each year.
The stabilized year is intended to reflect the anticipated operating results of the
property over its remaining economic life given any or all applicable stages of build-
up, plateay, and decline in the life cycle of the hotel. Thus, income and expense
estimates from the stahilized year forward exclude from consideration any
abnormal relationship between supply and demand, as well as any nonrecurring
conditions that may result in unusual revenues or expenses. The stabilized year's
net income!! is then extended into an eleven-year forecast of income and expense
by applying the assumed underlying inflation rate to each revenue and expense item
from the stabilized year forward, unless otherwise noted.

The eleven-year forecast of net income forms the basis of a ten-year, unlevered DCF
analysis, where ten years of net income and the reversionary value derived from the
capitalized eleventh year's net income are discounted back to the date of value and
summed to derive an estimate of market value. The application of an overall
discount rate to a property’s cash flow inherently reflects the cost of debt and equity
prevalent in the marketplace. It is called an unlevered DCF because it does not
explicitly consider the cost and leverage of debt financing (i.e., it is applied to cash
flow before debt service and return on owner's equity). The ten-year period is
utilized to be consistent with assumptions employed in the evaluation of other real
estate asset classes and facilitates comparison of rates of return. The forecasted

T Net income is equivalent to EBITDA Less Replacement Reserves.
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Review of Operating
History

income streams reflect the future benefits of owning specific rights in income-
producing real estate,

Because the subject property is an existing resort with an established operating
performance, its historical income and expense experience can serve as a basis for
projections. The following income and expense statements were provided by
current ownership, We have reorganized the slalements in accordance with Lhe
Uniform System of Accounts for the Lodging Industry (USALI). However, the cost of
sales and payroll expenses were not allocated to each department for 2020 and
earlier; as such, we utilized the 2021 data and industry metrics to allocate these
historical expenses, as the more-detailed accounting and allccations to revenues
sources in 2021 were considered the most reliable.
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UNDISTRIBUTED OPERATING EXPENSES - : - I S .
- Administrative & General 1,235... 78 - 8126 62.60° © 977 93000 6430 9604
Info. and Telecom. Svstems : 182, 1.2 1,197, 922 - .. 48 85:: .00 34 469
© Marketing . EIRI. .84 a.5 .. 550 4247 I1100 100 LTI L 10T
Prop. Operataons &Main: T g0 580 0L 5,938 4575 . 78340 88 BA46. T 9180
Utilities . : 1599 0 38 3,939 3035, 00397700370 Tse0 38,53
U Tetal L3002 . 192 19,758 38218 0. 2461 235 1619%° . 24182
GROSS OPERATING PROFIT: 3074777 22200 22 880 IGO0 A RS  h  2138 e 3393
; Management Fee : s o @ 0.0 g 0.00° G 08 __Doo
INCOME BEFORE NON-OPER, TN & EXP, 3474 222 22,858 17610 375 3t 2138 ° 31.93
. NON-OPERRTING INCOME AND EXPENSE - .~ ~ .. o T R U 0 i
-~ PropertyTaxes Y o R IR V-2 1,623 . 12507 - 2465023 T 16170 L 2446
Insurance - 20200071900 UA,92000 7 1879 U133 R L3 U a4l 0 1305
" Rentalinteme: .. S o) (9 o3 0 00 Lo 0.06:
Land tease | S0 00 L0 openl o o 0l - 101
EquipmentLease . e 09t ' 0.00°° ARy U 2600 T 039
S Totab ol 524 33 3447 . 2656 ° " 393 " 38 © " 2583 33,61
EBITDA - 2050 188 19,411 . - 14954 [e8} _ (0.6) {447} {6.68]
Heserve for Replacemem 0 0.0 [\] 0.00 0.0 Y] Q.00
BITDA LESS RESERVE $2050 _ 1m8 o  $19.411 $149.54 (s68) - (0.6) % - [3447) [$6.63)
_ NOI adjusted to reflecta R ' R e e
: 30%mgrntfee andado%reserve i 51,854 11,8 % {5800) - (7.6) % -

: ‘Departrnental expenses are expzessed asa percentage ofdepartmental revenues,
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.Fl_GUR_E 9-3 - HISTORICAL TOTAI. REVENUE 'HOUSE PROFIT AND'EBITDA LESS REPLACEMENT RESERVE
L summarY .

Total Revenue House Profit”

Historical

[ 207 10,464,000, * (57.1

0 ‘3.4 {800,000) (1
! '_ 9689 .: 2_2.2 (51,854,000 13318 .

In our review of the historical statements, revenues increased from 2017 through
2019. While the subject resort’'s EBITDA Less Replacement Reserve increased (as a
dollar amount) during that period, profitability has decreased since peaking in 2018
because of higher undistributed operating expenses and/or the onset of the
pandemic. More recently, EBITDA Less Replacement Reserve has begun to rebound
concurrent with the ongoing recovery.

Comparable Operating In order to gauge the subject resort hotel's profitability, we have reviewed the
Statements following individual income and expense statements from comparable resorts,
" derived from our database of hotel income and expense statements. All financial
data are presented according to the three most common measures of industry
performance: ratio to sales (RTS), amounts per available room (PAR), and amounts
per occupied room night (POR). Resorts with similar other revenue sources were
selected when available; however, some components required individual
comparable operating statements, which are shown within the departmental lines.
These historical income and expense statements will be used as benchmarks in our
forthcoming forecast of income and expense. The subject resort hotel's 2019
¢ operating history has been included to facilitate a comparison. The subject’s
, stabilized statement of income and expense, deflated to 2019 dollars, is also
presented.
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FIGURE 9-4 . - COMPARABLE OPERATING STATEMENTS: RATIO TOSALES .

NCOME BEFOREN

ON-OPER INC/ & EXP.
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FIGURE 95 * COMPARABLE OPERATING STATEMENTS: AMOUNTS PER AVAILABLE ROOM

| subject
" Stabilized §

i REUPAR' '5139.591- ol ) : 86129 i $13 T

REVENUE
: Rooms

547,146 §¢

" Other Operated Departments
:Mlscelianeous tnc me

“Total L
DEPARTMENTAL EXPENSES

Rooms i '

OtherOperated Departments _
" Total :
DEPARTMENTAL INCOME * e :
;'_ ~ UNDISTRIBUTED. OPERATING EXPENSES e
a Admmlstratwe &General
info. ‘and Telecom Systems
s Marketlng S
PropertyOperat[ons & Mamtenance- o
Utllltles 5 i 3037 e -
CleTetal o ']':2a;sai_' 36435
E:;--GROSS OPERATING PROF : L T ALy pRs 26,998-33 :
CUManagement Fee i i g g Fo
: [NCOME BEFORE NON OPER. INC.&EXP o 47,657 ..o 26,998 344175545 35,817 -1 L

52118

ew
IR SR
.;_5741'j~1'
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FIGURE 9-6

 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER OCCUPIED ROOM.

‘Comp 5 - Subject

< T stabilized $
S h2016. - 2009
"Uas0t0210. - 152
265 _ 365 ! 36500365 - 365.
yran : Cers o qam o iemw - - oog1sk
1$139.50° T DR >t W

$22087) 18457

18138 75.76
9213 . 38552
L8307 79.43
' 500.48 625.28

LUB6.070 4848

£7140.70 51,58

LAY 22290

1240807 133296

TI89.87 00 29232

44,72

it 521
_ S 5 1496
Pmperty Opemtlcns & Mamtena nee 35.5 a7z o
Ut1|:t|es : LN 11.52 12.06.
: “Total 94,29 114.18
- GROSS OPERATING PROFIT 180.87. 17814
sli‘Management Fee SR L0007 (1876 1. .
'.: 'INCQNE BEFORE NON GPER iNC & EXP. LT BORE UL DG, 159.33 .

The departmental income for the comparable statements ranged from 47.3% to
54.9% of total revenue. The 2019 departmental income ratio of 45.2% for the
subject property falls below this range, primarily due to the high expense ratio and
low departmental contribution from the gas/service station and grocery store, as
they primarily serve as supporting facilities for guests, employees, and the local
community in order to facilitate the operation of the resort. The comparable
properties achieved a gross operating profit ranging from 21.9% to 34.2% of total
revenue, The 2019 gross operating profit percentage of 29.7% of total revenue for
the subject property is within this range. We will refer to the comparable operating
data in our discussion of each line item, which follows later in this section of the
report.

March-2020

Income Capitalization Approach 147
Goulding's Lodge — Oljato-Monument Valley, Utah



Fixed and Variable
Component Analysis

HVS uses a fixed and variable component model to project a lodging facility's
revenue and expense levels. This model is based on the premise that hotel revenues
and expenses have one component that is fixed and another that varies directly with
occupancy and facility usage. A projection can be made by taking a known level of
revenue ot expense and calculating its fixed and variable components. The fixed
component is then increased in tandem with the underlying rate of inflation, while
the variable component is adjusted for a specific measure of volume such as total
revenue,

The actual forecast is derived by adjusting each year's revenue and expense by the
amount fixed (the fixed expense multiplied by the inflated base-year amount] plus
the variable amount (the variable expense multiplied by the inflated base-year
amount} multiplied by the ratio of the projection year's occupancy to the base-year
occupancy (in the case of departmental revenue and expense) or the ratio of the

projection year's revenue to the base year's revenue (in the case of undistributed

operating expenses). Fixed expenses remain fixed, increasing only with inflation.
Our discussion of the revenue and expense forecast in this report is based upon the
output derived from the fixed and variable model. This forecast of revenue and
expense is accomplished through a systematic approach, following the format of the
USALL Each category of revenue and expense is estimated separately and combined
at the end in the final statement of income and expense,
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inflation and
Appraciation
Assumptions

Forecast of Revenue
and Expense

In consideration of the trends in the Consumer Price index (CPI), inflation factors
that directly influence lodging properties, projections set forth by economists
surveyed, and the Federal Reserve’s target inflation rate, we have applied the
underlying inflation rates as reflected in the following table.

FIGURE 9-7

Beyond the illustrated year, we have applied a 3.0% annual rate of growth to income
and expenses to reflect the longer-term expectation of asset appreciation by typical
investors. This position is based on interviews with numerous market participants
indicating a distinction in the expectations of near-term cost inflation (i.e, related
to labor and supplies) versus long-term income growth that drives appreciation.
Any exceptions to the application of the assumed underlying inflation and EBITDA
Less Replacement Reserve growth rates are discussed in our write-up of individual
income and expense items.

Based on an analysis that will be detailed throughout this section, we have
formulated a forecast of revenue and expense. The following table presents a
forecast through the first several projection years, including amounts per available
room and per occupied room. The second table illustrates our ten-year forecast of
income and expense, presented with a lesser degree of detail. The forecasts pertain
to years that begin on April 1, 2022, expressed in inflated dollars for each year.

March-2020

Income Capitalization Approach 149
Goulding's Lodge — Oljato-Monument Valley, Utah



« el *ARjjBA JUBWINUOW-01ef|0 — 28po7 5,2uipinog :
Om ._.. yoecaddy uonezyeydes swoouj 0Z0T-YIIEN

ke omu s .. ® ..RG,..._. fooss) - SR D'y £ PUE 23 UL HO'E
S : o - . m_ucaﬂn“nu.;_vu BN
.mwn:usw_ _E:uE:unqu sFeiianad ese nu:uaxo a1 SaTURdXd "q»:-.._._canun..

TR R T ot TSe L TORIIS GOPEIT W TOT. Tt ot . TETIlS f000TE W SIl . TLLTS  OCI8; 19V3IS % TL1  SO8Z5. PSE75 TIVGI5 % BEL D565 TTReTE FIEe R T IR ATy S5 YU
TOELL 0¥, SLTT . n L8t - G65%. - D SPLiin. SLLT.. IG0C 0%  BLOT__ (L8 b6, O0F_ {06 o000 G 000, O 000 ORI 10 SATTRY
TETvr o 6ZI  EECD . 6TI9T. TICEC . WEL.. T#YG ... JWEVL.. BEOGE 91T 88LG . ZEGIL . GZr¥.. DOL. ETLE .. ¥eGrl LIV6L Bl 06 TLW9L  VIGEF VLI 9199 v
SS6F . ST, FSL . TEEL -.3TEE® . &€, LEL. .. 6CBI.. vL9%¥ - 9% - OIL vrIL  BEs® .. D€ 669 - 958  LeVE TF 728 TFT EELE Tz 195 L mer
T eps e edn i s o e . E et e e e b0 e o0 o0 0 oD D oo 1 [ Y- T L mmeeediniy
e WD BTTLCeRT ¥eL T wetiTeNr Dl e UBELT L. w0 S TIT L 6FE . eTeo s 6ov WD 0 o o oFz  EEe ve 96 | R
Br0 C L tpergn o otwwnh CstD o el em U vl AT ol - Lm - (s (son - cdvel (s (ezol (g6l o (v oo 0 o 0 ) : | auoow sy
LTeR Ve wz 999 CoswLT - 600 992 . 599 L BEST 0T - 8§t - GBI 6L YO TSZ . LR 0261 ET 26T B¥z  s0L vD Lot S ommmny

FeRr U RU UL s, et et URIE CTUETE D BYET o BT LSE - 4d0U L TRTT LS 4vE T DSTU £I9T 9T T 506 E6ET ST ¥9E : .-.E,B:n.o.a.
i AR 9. RSLLY .. LWL 0049 . . 18 OEY . E9GBL .. ¥GL - TOVY . OT9LT ST TIT  FLY'E  LSOBT LS9V L6T  YPTL  d¥d B 00 HIGO-NGM THOHE TWOINL

< SSTER -THSRT:, ULy 0 o B'SE;

S EBLTS " 9512 .2 999G -0 O'En . IE0T 0 BTE'S O€.. BOB ... EUERL. .. EL¥P- 05 0 - -GER . . DOG o Ll 0 009 0 oD [ . 9] UBAIGETE
1 CERRE LULOZ v ys o ERT ST'88T. - [BO'RY (UL BOETL - ¥EOLSE CoOEWEE. . YET . IEUS . OT'9LT  BEE'ET TTC PLYE A30BT  I59°Ly LBT WL 10U SNUVEZED SF0UD

i BEOET

LATEYE U TBL: YEGTT - LPOEE - .mm.n COEROS o0 ROORY o RLOUNE L E0T LYo STUST DSLST TEE IO FUv6 Trare §'5T $LLE Loci EBL.

CoRetiieEe'e TSN O NES U TS EREE L UT U E6Y L, SE0E GE6'E ¥E 665 T LEDE 61 zor ST T veen
geTy T SRR eeur v U eR T ey et U we NN srey me€s ®S €06 ASSE EAE B St 7 o sonmsidodoid
JUUTEER SR GTET LTRSS UREEE DL s ET el ey DS ] -1 598 50 TET L Bupensei
e 905 T THE S BRI 89 L TPT L 0 STEL L TEE L6TT TT Tl - 8T OIE ro ¥ T mlaehs uoaRiaL put ejut
B EFEEY B L E96'T N B LS S DEVTY L TE U usw T . 0979 9Tr's 6L SECT ELTY  LSTTT oL LT S EabuSg g MLITRIRY
L T i : S TP e T B ’ SIINIANT INILVY3C0 TLLHTASKINN
T ZELET.. SLLTE L 19088 - XSLIE. LIT18 . G5 i VELLY .. LL¥OE . B0S¥3 . ., CEV . SOB6G.. SU8LE BO9L¥  VI¥ 9iv9  OUSLL G6YEIL  Z5F DIOIT ~ IVO0NT TVING LBV 3G
T¥IST . VG ORE .. OTTOOY.  G'ES.. SEDLE .BSLD6 . IS GHE . OGGVE <. L95 . ¥SECI.  E5S3F LCYrGF 985 S816  FOEEE L0GZ8  §P5  I9EET : oL
BTV L TLES i SO TS ayiEs ity s SEETT T ILEEEE vESTREL 9TVLT 0GR 6WWZ  TUSE  Ltr'Tz 16 BOKE o - vopms s
PN N R T 3 4 SN i T - PRI osRRE i OBOET L 069'LT SOTY . VIBST  TEL'ST 9L IIGE  VE'Y6E  ESE'SZ 6B 8SE'E S C . meggAasdig
CLE T oTE e s AL SR L A R OVES D 169 S0 ¥ET  BET LYY (') 4 95T 90g S domue
R4 SRR Ur ALY f NN o 135 oLLs; A Ty T SLTE L TYD BOTE [T T-1) LLTT 666'S €7€ 116 C ST aney
JSET T OEY 81T o'sT £56 TUEEE 114 SRR 1 £ 414 9ET T (143 Jai 9¥T  6ET Lol Sy g Al
S AR T R T TET: i LEGD) it 660 s £TL 8 LTS I #44 TEL 8T 7 mustiid sg pareivc isgo
Cremt L veiol T e wn F08 TSSRLT TSRS L08'T. 1 ST'Ey  IST'9 B 0SE L5E9 0SL'9T  EL6  9kST : -un.naunavooh_
CUgerr i eass, mnmcn .a,m.w. S RILET 'z edes CTEYT EwEy  TEE E6C 656 9TPS  96TPT TR ELTT Lo STy |
TO0GT ELEST - G5aTL). : Euaﬂ T0700T - 8T V0L - 00)T..E8927 . SLEsL SEOE0F  UOOL 19951 08803 SOMOST  OODT TBEPT FonuIATY TUR P00 W0,
G ST I REOT L ERT T LTETT £V Cv8ETE L SEE TEOT TT o oeen 668 83€'7 €I 09E I e L T
FULOST RSy IS YeEeT L OST LT ORT 6ROV THOST 5L D6 S6Z ‘I SLP'VE €51 DTLE Lol e L eomgeey
6L GEL'S UBEEEN O6LIE L TSRT; SR EeT CELOLTS - TA09T  BISEE BZE EWUS dﬁﬁ Se9'0t THT 559 S amigheseis
COS U IELRT  PESE e g | ST BELE OE6Y 8% G sw6t!  L9E': 6F  9ET'T Lo ._ deysum
CUETU LAVE ST E S e0EeE CEEe0T'T L RESE BETE 0L E60T  0SOL: SLS'ET §IT  EZS'Z RPN si001
RRRE 4 AN |Lig AONEN 2 e 1 CEETUSTRLY O DLDE SEEE FE 509 et wer'e 6 TS6 S ...u.._neaud___ﬁ
BRI A T SRR 1o 1194 L ST 1 BIRRN- 1 S 3 317 v0 29 ESE!l 186 90 TIPT - nu__!atnunvsnannh!uo !
(SRS TTUBSS'E U TH LR 3 : : 3 SOEE'9T 6TE 7w TUR LTEY 90T 69T §9G8  TSE'ST  WIT  BRLT [0 eEueAng Y poSy
bl ..o.ﬂoﬁ.m. mmo Rm % 562 bey'es EETEs ast umm W hmn”. IZ8 LTRSS K96 TS U5 E UGS AP ERS % VLT ILVU9S | 6UTINS BIVIZS % SDT  DITES  LEEETS 6vS0SS % BIE  prrrs e i B
¥0d 5o BV . SOIO% . 16E6E . BOd .E.E - T Ty Tu0d . wd . SSolpw LTZE . BOd uvd SOIS% ODELET  ¥Od- W S0IDK G600 i Hpfed) Suacs paENID
s B . mmm.. - e o 5 : L . g9E g L ..mmm sog S8E . ”.. C e ue.uno.ﬁféo
[ BR'e5IS LEESTS SPERTS S TREOTTS 98°L5¢ . 656ETS s Lo
Trozes . OLFLTS STSOTS. LT s 69°2aT$ E LEEETS Tapry slisny
L WMEL DL T CEs %9t HIL . ..&En&uﬂ._.;!.n_.ud
CEST D L SRR IRTE 1+ S R NI NOSIRP £-1 O st 5T : ooy jo requng
petiifgess ST/YIor yTlEToT . Tl L

-, EdoT [23 A RPUIED V20T R3\RFUIED 6T0Z
P nymay Fuprisdo prioxiH

AYOLSIH DNILYHIdO HINOW-ZT-DNITIVYL ONY 3SN3dX3 GNY INNIATY 40 1SvI3403 86 JUnoH




yein ‘Asjjea uawnuo-olefin — adpo 5,8uipinos
._” m .H yreciddy uopezjende) awoou) 0Z0T-YEW

: A.au.“._c.u.?u». _2.:uEr..."nun._.a..uuﬁcw.E.uo © 52 paszaIdxe are sesuadua |esudwuedaq,

e
AT T moﬂ.nm. - IAMTSTE 5537 w3

FEOTT e DR s 0B T e e e USRI | dRY 40y 2AIASTY
S GBLTS U T ELUE L T L]
B R = T R S T T T
: o TIT §'0° 7 6Dl - S ses puRy) ;
crtroty o em T T e Lo S awosuy muay
ot [:LT AT & SESOEE 11 SRS e _.. 2uensuy)”’
LSRR L SRRENEE < SO 7 D saxey Auadong
T e b ey _...wﬂmaﬁnﬁmg_g&&o.zoz §
Lokl ¥§§m§§_
3 : BB JURLBSEUTIY -
Engg&owm@m
FLELTS
sen
:E_Se wucn:auuno doug
] .w_._;ﬂ:sz
mEEmpm Wio3)a) pue Dy
HEmcumﬁE.:m:m.E.cﬁ«.
T, %uﬁ%ﬁggugug
BT ) HNEOUZ_._(FZWEG.&Q
BSEEL oo o meL
LYSE LA smg ey
BOZ'F : : u.:..;m Eouo._u
are dows Y10
singl
m:_nEﬂui..E
«:uEtnnun_ nBEuuo EEITH)
mmu..?@mﬂtqam
| SWooy
ngwﬂxmqﬂkug@ﬂa
u::m&oﬁ 3unesady eeg
anu:_ SNORUR|FIISRA |
T woneis sen.
0% Maroyg
eous .
FInoj
mcaedmé
. n_:...:._t«nun PRIEIVLO JIYID .
< 1y SR ' w3vaoams B ooy
......hvﬁ.m.m s ..” Do suoy
e 3RS SN0
R T 3 R T
ol .No.zxw Sl e . "aEmuEg..
Ulises et T T e 0 dhngag
i ..m_h«qﬂm el Hanl Eﬂni:oun.
1 T T muodt yo saquimy

L 0S7°9S: % 68T i £L095 . Vo GBI . LG5S % OOL - L &S T B5555 % WGl VERSS I %

CEEE e LA TR} AR L4 SR« ) A - 1 § 4 45 SLT'T o Qe BRTL
GLE L - UETE T ESE T G ERT L o O GERS S BEL'G T WL EB'Y

CB¥B. i ST PEB o &L 008 &L SLLiT R LY RS SO T )
WETL o wel o oEL L Uwn ettt e RN 3 1 SOPSTEI Y SR §

coAnZ) e e e s e e (e [1:14 s Cien

CmoEs oeelUoest el Cosr i e i Tee beE ST aeT
: azp. B Bt N Tow REERTEIE S S . mhm BSE

%060 LEF IS % BRI - ERFES -
[ e s T T
COEZ o OVOBC - 6EE -, S08'L
ST e T G R
VO UTEL T o o eET
{vo) =~z - cdvay (e

CLgE o e LI

IR 4 R - R 1A

005’9 -

Lo BTRILE
;198
ST

ST OB B VST . GLTB -
OE TR T i I E e EEOTT
SE; - TE66 L v EE RO 6
€8T S0V B8 §1L9.
R T RS S T

o9 e80T 09 weete
vT 6ER. - L 1 <
CVRREEN > RN 1 13T
TLOUUB0ST T 9EvT

TEETL,
ST
e

B9y 4BEGT. L 9F
TES. - LLYBT U EES
68 968 . EEE
608 0 T95'5" .. ' 608
P T < -
CEEESSYED U UpEE
oSp AT oSt
TEL: CgToiL - T UEL
£18 PSvE L BT
cEseioroner ol e

B9 9SWET
RO LY
ST
LEPT'S.

TS0 LT ThEa et

- 0sEY

OO pLO'SE - - 0'COT [T 250 FE
STV ees. LU ST g

5T LU EENS . L 9ST T pTE'S
CEEUBLES L 6T ELys

05 URSLT L s o T
CETTIATSUy Ll e oeo'e

LA TN T SEUNIEN S O T
90 0T e o
TTL ek U TR eTTh
m,ﬁ:.. mmm&m % m.mm. 150’015 %

R

lesUes . %

sn T Togats TLETELS,
RN EREeTS. 0% | craszs

) TR 71
CuiTSETEELT VL L L TBE'GE
R ”..NMﬁ” S SRREN - %

U TLeTES

COERREOR L RENSSRLCS L CeEfemi U eeeE o wjae g T SUWENT et

7 3SNadX3 ONV 3NNIAIY 0 LSYDIN04 HVIANIL 66 JUNOIS




Rooms Revenue

Food and Beverage
Revenue

The following description sets forth the basis for the forecast of revenue and
expense, Qur forecasts reflect hotel operators’ and investors’ current outlooks for
the market, with the expectation of a continued recovery; however, COVID variants
and restrictions on international travel could affect the timing and pace of the
ongoing recovery. Operators have responded with strong expense controls during
a period of low occupancy to minimize the short-term impact on profitability;
however, some cost controls have been limited by the increased cost of goods and
staffing shortages that have resulted in higher wages and salaries. Furthermore, as
occupancy and revenue levels recover, the investment market is anticipating that
expenses will increase but remain well controlled, enhancing potential for improved
profitability.

We anticipate that it will take four years for the subject property to reach a
stabilized level of operation. Each revenue and expense item has been forecast
based upon our review of the subject property's operating history, operating
budget, and comparable revenue and expense statements. The forecast begins on
April 1, 2022, expressed in inftated dollars for each year.

Rooms revenue is determined by two variables: occupancy and average rate (ADR]).
We projected occupancy and ADR in a previous section of this report, excluding the
RV park and campground, which is detailed later in this chapter. The subject
property is expected to stabilize at 71.0% with an average rate of $220.11 in
2025/26. Following the stabilized year, the subject hotel’s ADR is projected to
increase along with the underlying rate of growth assigned to EBITDA Less
Replacement Reserve.

In the case of the Goulding's Lodge, the outlet offerings (one restaurant, three
exclusive cookout locations, and quick-service food and beverage oudets in the
grocery store and service station;) serve as a source of revenue, as well as an
amenity that assists in the sale of guestrooms. In addition to this offering, a private
dining room supports the overall food and beverage operation. A more detailed
analysis based on food and beverage as separate revenue sources, or outlet and
banquet revenue was not possible given the limited detail jn the historical financials.
The subject resort’s F&B operation is an important component of the overall resort.
As demand levels increase at the resort and within the Monument Valley area, F&B
revenues should improve. Furthermore, gains on a per-occupied-room basis are
expected to continue going forward with higher prices and additional revenue
sources.

March-2020
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FIGURE 9-10 . FOOD AND BEVERAGE REVENUE. - .. ..

Subject Property ol 'Cb'rn'__égablébpemtiﬁg.'staterhen'ts'.""-' R Subject Property Forecast.

S 3 2019 ‘H1 ERREINE ! SRR - RGN - I #5 o223 Deflated Stabilized
' Food & Beverage Revenue R R R e e SRS : R
Percentage of fevenue 11.4 % 262 % L1758 0 j'-40_._5_‘}_€' . 300%  236.2.% 11.0 % 12.1 %
Per Availabile Room ... - 518,352 520,240 - ..§17,584 - $57,013 .7 $51,231. % $38,675 $16330 519,632
“Per Oecupied Roomy =~ $69.55 - $107.67.. - - $67.36.507-$250.26. 7 $191.60 - 818118 - $77.14 $75.76
The subject resort's F&B revenue is reportedly driven by strong tour contribution,
which is expected to remain a lower revenue contribution but still support the
revenue generated by tours, the gift shop, and room rentals, among other revenue
sources. Furthermore, the limited meeting and group demand for social and
corporate events, as well as the number of F&B outlets, limits the POR contribution,
particularly compared to the other resorts.
Other Operated According to the USALI, other operated departments include any major or minor
Departments Revenue operated department that carries expenses, aside from rooms and food and

beverage (F&B). Revenues that are collected from guest laundry income, shower-
usage charges at the RV park and campground, various merchandise and vending
sales at the main lodge, and other various revenue streams are reflected in this line
item. The comparable operating statements include all other operated departments
versus the subject resort’s minor other operated departments. As such, we have
relied upon the subject property’s historical operations.

£

FIGURE'9-11 . OTHER OPERATED DEPARTMENTS REVENUE .~ -

S Subject Property 1 arable Operatl i Skatements i o oL Subject Property Forecast

Con‘lp
2019 LT T S 3 S g S e T T 00923 peflated Stabilized
0B % o o2na% o ama% . 259%  AS% ma% 0.6 % 0.6 %
PerAvaitable Room - $931 -’ " $24536. - 538394 . S35515  C $70,807 - $19,666 - $892 5561
Per Occupied Room $3.53 $87.36 $147.08 7 5160.28. - $264.81 $92.13 $4.22 $3.71
RV & Camping Income As noted previously, the subject resort features an RV park and campground, which

includes 66 RV spots, 27 tent sites, 3 onsite cabins, and a home. Moreover, it is
important to note that a new luxury home is located on this site; however, as of the
date of our inspection, the home was not yet finished. Revenues within this line item
are associated with cabin, RV site, and tent-site rentals, as well as cancellation fees
related to the onsite cabins and RV and tent sites. The following table shows the
historical departmental revenues and expenses. The second table presents
competitive and comparable RV parks/campgrounds in the region, their facilities
and amenities, seasonal offerings, and the published rack rates for RV sites; the
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campground sites are roughly half of the RV sites at the subject property and at
comparable cperations.
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As previously noted, the subject resort features an RV park and campground, which
includes 66 RV spots, 27 tent sites, 3 onsite cabins, and a home. Moreover, it is
important to note that a new luxury home is located on this site; however, as of the
date of our inspection, the home was not yet finished. We have considered this new
supply in our occupancy forecast. Historically, the RV park and campground
maintained occupancy levels in the low- to mid-40s range, before declining in 2020
because of the effects of the COVID-19 pandemic and the corresponding restrictions
on travel. Although occupancy declined, ADR increased slightly at that time.
Thereafter, occupancy increased in 2021 as travel began to rebound and as road
trips became a popular vacation choice, especially to rural markets located near
major outdoor recreational areas, such as the subject market. The following tabie
illustrates the historical occupancy, ADR, and RevPAR trends of the RV park and
campground.

FIGURES-15 RV PARK & CAMPGROUND ~ HISTORICALTRENDS =~

"Historical -
T T

B 560.55

L averageRate |
AT B 3

i ._ Change

s $3_Z.I..7,6__.‘.19_ _$.595_,87.2j'..._"._

S ees %L {66.6).9% " 3776_'_'_%'2__:' S

- Change.s

We note that the RV park/campground is expected to follow a similar trend to that
of the remaining hotel units, with occupancy increasing in the first projection year.
Thereafter, occuparncy is forecast to stabilize slightly above historical peak levels as
the new luxury home is expected to induce demand; moreover, RV and tent-site
offerings are anticipated to remain in high demand over the long term.
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Tours Income

We have analyzed the historical income, occupied-site nights, and expenses directly
related to the departmental services and have forecast the occupancy, ADR, and RV-
site revenues. We have made adjustments to include minor other expenses going
forward.

Tours income equated to $70.50 per occupied room in 2020, Revenues associated
with tour sales are included within this line item. Tours range from two hours to
full-day tours, although the shorter tours are the most pepular. Prices range from
$60 for a two-hour evening tour to $75 dollar for a basic two-and-a-haif-hour tour
to $150 for a full-day tour. These prices have not changed from 2018; however,
based on our review of the following comparable tours, the pricing is considered
appropriate.

FIGURE 9-15 TOURS COMAPRABLE PRICES =~

Gduidtngs ' Tribal Tours Valley Tours’ Warrlors a Safari Toiiré Tours Splrlt Tours

e B Slmpsons i
e 35isters TraiiHandler Navajo

g -' Manument . _--_i'w

. Seenic Tour $79-. $70-150 - N/A NS NS T s T N A 875

> Sunrise Tour 77 $80 N/A N/A N/A 85 N/A 95

" Sunset Tous §7-77 . - 80 NAS - NJAT T NJAT g N B0

" Stargazing/Moen(ight Tour 77 85 N/A N/A N/A 120 N/A N/A
1.5 hour ° N/A N/A -, - 85 U505l NJA TR0 NAL e N

" 2.5to 3 Hours 67-77 70 95 60 - 75 N/A 75 75 N/A

- '3.5Hours to Half Day 79-90 - - 85 95 25 s SRS LT UNJAT T AT

‘- Full Day

N/A'-_'To'ur Not Offered

150 150 150 N/A _ _N/A _ 140 _ N/A _ __N/A

Some pricing gains are anticipated to occur in the near future. We expect the tours
to begin to return to pre-pandemic levels over the next several years, as tours
restrictions have lessened and as bookings have increased. We forecast the subject
property’s tours income to stabilize at $88.26 per occupied room by the stabilized
year, 2025/26,

QOur projection of tours income is presented in the following table, as well as
comparable tour and recreational income coperations at five comparable resorts.

March-2020

Income Capitalization Approach 158
Goulding's Lodge — Oljato-Monument Valley, Utah




FIGURE 9-16 ';-TOURSINCOME s

i Sublect Pr@ertvFerecast o

Sub ctProperty. . o
: 2022/23 " Defiated Stabilized - - :

- Comparable Operating Statements = & .

Gift Skop Income Gift shop income equated to $29.86 per occupied room in 2020, Revenues
associated with gift shop sales and usage of the ATM (located within the gift shop)
are included in this line item. The largest revenue source is related to the sale of arts
and crafts, as well as jewelry. We expect this revenue source to recover in tandem
with occupied room nights and visitation, We forecast the subject property’s gift
shop income fo stabilize at $37.38 per occupied room by the stabilized year,
2025/26,

- Qur projection of gift shop income and comparable gift shops are presented in the
following table.

FIGURE 9-17 G!FT SHOP tNCOME

: Subject Property Cnmpareb!e Operatin“g o '-S&S]e'ct Pmﬁpkarty Forecast
L 2019 (L #2 2022/23° 7 Deflated Stabil(zed

49 % SOEEEN S 0%

: Percentage of Revenue .3_ ' AR
“iPer Avajlable Room’: ¥ 57 67, i 58,384 1.0 58,123
F_'_gr_Qccu_ple_d B_oqr_n 5_29_ 86 R L. 839600 . $31.34
Grocery Store Income Departmental income and expenses for the grocery store are detailed below. The

expenses are only related to the operational of the grocery store and does not
include non-departmental overhead expenses.
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FIGURE 9-18 = GROCERY STORE HISTORICAL 'DEPARTMENT.STMEMENT-: i

Fruzen,Bakery, ?ro
_Non Fuud ;

Miscellaneous (Vldeu GlftCard etc)
“Total Operating Revenue
'DEPARTMENTAI. EXPENSES *' - e
Wages : e
i Suppl:es/COGS
. Utah Caupons
; _"Assoaated Foods Incume
“Total - R o
DEPARTMENTAL INCOME . ./

The grocery store is an important component of the resort, serving both resort
guests and travelers passing through and visiting Monument Valley. Employees and
residents living in the area also utilize the grocery store; groceries, movie rental
income, ATM commissions, laundry sales from the adjacent laundromat, and other
miscellaneous income contribute to most of the revenue generated. Despite our
requests, we were not provided with the square footage; thus, the sales per square
foot could not be calculated. However, the grocery store is one of the most utilized
by the local community, travelers passing through, and employees. As such, the
revenue was fairly stable during the pandemic, and only modest increases are
expected going forward. It is important to note that limited comparable operations
within a resort are available; as such, we have considered only the most relevant
comparable data and have placed the greatest emphasis on the historical
performance.

Our projection of grocery store income is presented in the following table.

FIGURE 9- 19 GROCERY STORE INCOME

Subject Pmperty Comparable Dpemﬂng: Subject Property Forecast

2012 Bl 2022/23  Deflated Stablllzed
. Peri:en.tage of Revenue 191 % 10.7 % ._ ; _' 230 % 19.6 %
Total Revenue .~ $4,655,061 $3,638,000, - o $5,219,905 54,826,306
. Per Available Room $30,625 . 512408 0. Lo $34,341 $31,752
. Per Oceupied Room - $116.23 - 54431 ¢ - o $162.22 $122.52
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Gas Station Income Departmental income and expenses for the gas-service station are detailed below.
The expenses are only related to the operational of the gas/service station and do
not include non-departmental overhead expenses.

FIGURE 9-20 _ GAS STATION HISTORICAL DEPARTMENT _sr,e.r_em_m;_:, e

: _@rcentage Percentage - - Percentage :
2021 nf Revenue 2020 afRevenue 2019 ' of Hevenue 2018 ofRevenue

"OPERATING REVENUE - Gas Service Station

82,316 - 532 %
435 - 119.

51 26 53 hasl
9 om0

Gés-. CELCL
Grocery 1. S
'.Food cOurt&Other Faa

. ;i'otal Operatmg Reveriie
DEPARTMENTAL EXPENSES -

: Supphes/COGS

“Total
-_---nsmnmznmuwcome
Furthermore, we considered the detailed cost of goods expense based on a
percentage oftheir related revenues for 2021, Although this detail only available for
one year it provides insight into the high cost of goods sold expense for gas, which
is the primary revenue source.
FIGURE 9-21 GAS STATION HISTORICAL DEPARTMENT STATEMENT
2021 ofRevenue
. iFood.C Court&Oth_er F&BZ-_
'_'-_:_'-_.Tobacco '
. Propane SRR
o 'Mlscellaneous T e T R 31
i Total SR e S f2,549 -89.0
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The gas/service station offers regular, unleaded gasoline and diesel fuel; groceries,
F&B, and retail items; and automotive services. Most of the revenue in this
department is from the sale of gasoline. The details related to the number of gallons
sold and the average price per gallon were not available. The property did undergo
a renovation in 2020, and higher revenues are expected going forward given the
rising prices. Furthermore, the addition of several additional F&B options, suchas a
coffee outlet, should support future growth,

Our projection of gas station income and comparable statements are presented in
the following table.

FIGURE 9-22 GAS STAT!ON INCOME

:_' SubjectPropertv
i 2019 L

: Comparable Operatlng - Subjact Property Forecast
I s SR 202223 'Deﬂa’ted'swﬁillz'ed ;

180 ;
$4,088,862 " sa 850, 756
826,900 535, 334l
S SNZFOT 89776

e _Percentage of Revenue f'
" Total Révenue '/ P (
7T péf Availabla Room: o $24,475°

-, Per Occupied Room [/ $92.89

Miscellaneous Income According to the USALIL, miscellanecus income includes attrition fees, cancelation
fees, outside agreement commissions, and interest income, among. other items that
do not carry expenses. Revenues that are collected from room cancellations (notno-
show revenue), service charges, vending commissions, airport landing fees, and
other minor items are reflected in this category.

FIGURE 9-23 MISCELLANEOUS INCOME

. Subject Propertv Forecast

o &mpmble Operatirm Statements

L Subject Propeny L :
-- 2019 el g 42 43 #4 o 5. 2022/23  Deflated Stabilized
Percentage of Revenue 15 % e ..-_1"._'1'__%"_ g 13 % 06 % - 53 % : ,ﬁ___1;§_:§e_ 17 % 15 %
Per Available Room:. - 52 3687 - 41323 _$1_ 3_2_4 5818 .. $8,957 :5_1,346___'_1. 52,523 52,445
Per Occupled Room: 1 Sﬂ 99 S AT 88,07 4359 s 533 5075 66307 $11.92 $9.43
Rooms Expense Rooms expense consists of items related to the sale and upkeep of guestrooms and

public space. Salaries, wages, and employee benefits account for a substantial
portion of this category. Although payroll varies somewhat with occupancy, and
managers can generally scale the level of service stall on hand to meet an expected
occupancy level, a base level of front desk personnel, housekeepers, and supervisors
must be maintained at all times. As a result, salaries, wages, and employee benefits
are moderately sensitive to changes in occupancy.
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Commissions and reservations are usually based on room sales and, thus, are highly
sensitive to changes in occupancy and average rate. While guest supplies vary 100%
with occupancy, linens and other operating expenses are only slightly affected by
volume. Based upon our review of the comparable operating statements and the
subject resort's historical statements, we have adjusted the rooms expense
downward. We have assumed that new ownership would initiate cost savings to
maintain a reasonabile level of expense within this category in light of the provided
operating history and gains in profitability in recent periods.

FIGURE 9-24 ROOMSEXPENSE =~ .. = .

" subject Property . .-

" Compatable Opsrating Statements . "0 71 Sublaet Pronarty Forecast
s 0390 TR M e g e e L e B 3033123 . Deflated Stabilized -
Percentage-of Revenue T 281% 28w 2 217 % 3 S88'% . 275 % 263 %
Perpvailable’Room 70 00 $14,2867 5T 813,547 L0 812,75 ) FUU814,62100 78143030 ¢ 611,128 $12,564
Pef Occiipled Room % . [554.26 1+ . $48.24 ' 29 SBE07 55257 548.48
Food and Beverage Food and beverage (F&B) expense is associated with the generation of F&B revenue
Expense within the restaurant and lounge outlets, as well as the banquet and meeting

facilities. The cost of F&B is directly correlated to F&B revenue, while the F&B
payroll expense is moderately fixed. The cost of items such as china, linen, and
uniforms are less dependent on volume, Based upon our review of the comparable
operating statements and the subject resort's historical statements, we have
adjusted the F&B expense downward. We have assumed that new ownership would
initiate cost savings to maintain a reasonable level of expense within this category
in light of the provided operating history. It is important to note that the costs
recorded in 2021 are the most appropriately allocated; thus, we have relied upon
these more-detailed cost allocations.

FIGURE 9-25  FOOD AND BEVERAGE EXPENSE

i Cormparable Operating Statements " Subject Property Forecast - o'
L iEl Lty oen . 2022423 Deflated Stabllized

L i subject Property L

¢ % T 168 % 813 %
's30,034 7 $12,504 515,958

e ".82,'1”%"

BRI E55 %

Percentage of Revenue 1 9LI%
Per-Available Roam i io “$16,750:48 00 11i574,8137

Cosinsie 3353340 8386
PerOccupied Raom.': . - . $63.57:. .. :$8835:1 /  1$44.11 . $155.10-1 $144.58:7 1 5140.70 | $59.25 $61.58
Other Operated Other operated departments expense comprises expenses associated with the
Departments Expense hotel’s various other and minor operated departments. Expenses related to the

subject resort's other operated departments revenue sources should be minimal
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and associated with the other operated departments revenue components
discussed previously.

FIGURE 9-26 OTHER OPERATED DEPARTMENTS EXPENSE " -

Sdh_ler_:t :Praperty e

SRl Comparable dperatir!g" Staterments - 10T Subject Property Forecast
HR0Ag R Y g L T g 2022/23 - Deflated Stabilized
Percentage of Revenue - 131% U563 % . 6319% - S88% . S17%  371%  125% . 131%
PerAwailable Room . .o o §122.. o0 $13,817 000 524,225 - $71,459 Yo $36,6120 0 $7,287 0 8112 .0 $126.. .
‘PerOccupied Room .. " ©  $0.46 . - $49.20°° "0 $92.80 . $94.20 " $136.92°  S34.14° 770 9053 304970
RV & Camping Expense RV & camping expense equated to 14.6% of RV & camping income in 2019. We have

adjusted the RV park and campground expense upward during the initial forecast
period, above the underlying inflationary rate, to maintain an appropriate level of
expense as a percentage of departmental revenue in light of the resort's established
operating history. We directly considered the operating expenses of similar RV
parks/campgrounds given that the non-operational expenses are combined for the
entire resort. We have projected a stabilized expense ratio of 15.0% in 2025/26.

Our prajection of RV & camping expense and comparable RV operations (on a
departmental level) are presented in the following table.

FIGURE 9-27 - RV & CAMPING EXPENSE =~ =~

Suﬁjecfhdpeny_' T Comriparable Operating Statements Subject Property Forecast
S2019 e e Bl R A e g5 2022/23 __ Deflated Stabllized
_Percentage of Revenue 146%  195% . 162% - 139% 123%  132% 144 % 150 %
. Per Available Room ' - $917 0 $1927 0 it S7EL R Io4G01 57407 S04 - s782 $1,020
Per Octupied Roam . 8348, . S7.82. 0 0 83800 L : § .. $3B9 . 5394,
Tours Expense Tours expense equated to 32.3% of tours income in 2020, Recreational and tour

expenses greatly range depending on if the services are offered in house or through
a third party. Furthermore, in-house tour operations are highly dependent on the
immediate area/attraction; thus, in-house tour operations are rare. As such, we
have placed the greatest emphasis on the subject property's historical operating
history and the most comparable operations. We have projected a stabilized
expense ratio of 32.4% in 2025/26.

Our projection of tours expense and comparable operations are presented in the
following table.
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FIGURE 9-28 - TOURS EXPENSE <+ 0 o

Froperty Forecast

ks
44 2L peflated Stabilized

w5

$147,921

Gift Shop Expense Gift shop expense equated to 25.6% of gift shop income in 2020. We have relied
upon the historical expenses of the subject resort, although we researched
comparable retail operations. However, the allocation of expenses and revenue
sources are unique to the subject property. As such, we have relied upon the recent
trends at the subject property. We have projected a stabilized expense ratio of
25.7% in 2025/26.

Our projection of gift shop expense and comparable operations, albeit limited
applicability, is presented in the following table.

FIGURED-20 GIFTSHOPEXPENSE ~ - . = .

 Comparable Operating - . Subject Property Forecast
BN SRR 2.0 2022f23 5 Deflatad Stabilized

Grocery Store Expense Grocery store expense equated to 82.9% of grocery store income in 2019. Based
upon our review of limited resort comparable operating statements and the subject
resort's historical statements, we have adjusted the expenses for the grocery store
downward. We have assumed that new ownership would initiate cost savings to
maintain a reasonable level of expense within this category in light of the provided
operating history, especially the most accurate allocations during 2021. We have
projected a stabilized expense ratio of 80.9% in 2025/26.

Our projection of grocery store expense is presented in the following table. Although
a comparable operating statement is shown below, the revenue sources and related
expenses are highly specific to the location and asset. As such, the historical
performance of the subject is the most reliable.
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9-30° GROCERY STOREEXPENSE

i Comparab{e Opemtmg : Subject Properiy.Forecast

Gas Station Expense Gas station expense equated to 91.6% of gas station income in 2019, Based upon
our review of the limited comparable operating statements, conversations with
current ownerships, and the subject resort's historical statements, we have adjusted
the expenses for the gas/service station downward, similar to what was achieved in
2021 and at comparable operations. We have assumed that new ownership would
injtiate cost savings to maintain a reasonable level of expense within this category.
However, we do expect profitability to be somewhat limited given the supporting
role to the resort and community of this department (versus a freestanding
operation). We have projected a stabilized expense ratio of 89.3% in 2025/26.

Our projection of gas station expense and comparable operations are presented in
the following table.

4F‘I(=?5URE 9—31 GAS STATION EXPENSE

Sublect Property ' comparable Operating * | ‘Sublect Property Forecast.:

L T R+ S #2 2022/23 . Deflated Stabilized .00

'Pe'rc'en't'a'ge of Revenue SE% . 752% 896 % 893 % © 893 %

.0 Per Available Room. oo 522,427 .00 85474 0 0 523,997 . 422,619 .

o Per0ccup|ed Roum BERRAE--b A '-:: L1950 = 511335 s87.28
Administrative and Administrative and general expense includes the salaries and wages of all
General Expense administrative personnel who are not directly associated with a particular

department. Expense items related to the management and operation of the
property are also allocated to this category.

Most administrative and general expenses are relatively fixed. The exceptions are
cash overages and shortages; commissions on credit card charges; provision for
doubtful accounts, which are moderately affected by the number of transactions or
total revenue; and salaries, wages, and benefits, which are very slightly influenced
by volume.
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FIGURE 9-32  ADMINISTRATIVE AND GENERAL EXPENSE

Subject Proparty forecast

i Subjeaﬁmny T

i 2019 SO WS 2022/23  Deflated Stabilized
‘bercentage of Revenue 0 52.0% iy 8.2 % 72%.
:Perfvailable Rdom: :o: - 0 $10L,257 5 ¢ 1U$7,8381 0 0 $12,170 $11,590
-PerOtcupied Room ', . . 2 842.73 . 0 o $36.72 - S57.49 544,72
information and Information and telecommunications systems expense consists of all costs
Telecommunications associated with a resort’s technology infrastructure. This includes the costs of cell
Systems Expense phones, administrative call and Internet services, and complimentary call and

Internet services. Expenses in this category are typically organized by type of
technology or the area benefiting from the technology solution. Based upon our
review of the comparable operating statements and the subject resort's historical
statements, we have adjusted the information and telecommunications systems
expense upward, We have assumed that new ownership would maintain a typical
expense level within this category going forward in light of the provided operating
history. Furthermore, the historical allocations were limited.

FIGURE 9-33 INFORMATION AND TELECOMMUNICATIONS SYSTEMS EXPENSE -

: ._ 'Suweﬁ Proparty - Comparable Operat '_" : IR Subject Property Farecast

§ 2019 Lo SRS 032423 Deflated Stabilized
Rev . 02w s 0 12% : 0% 08 %
“PerAvailable Room - ;-7 83100 5 50 : CUSL66 L $1L,M7 $1,349

PerOccupied Room - | $11 577 s sl 5930 sees gn

Marketing Expense Marketing expense consists of all costs associated with advertising, sales, and
promotion; these activities are intended to attract and retain customers. Marketing
can be used to create an image, develop customer awareness, and stimulate
patronage of a property's various facilities.

The marketing category is unique in that all expense items, with the exception of
fees and commissions, are totally controlled by management. Most hotel operators
establish an annual marketing budget that sets forth all planned expenditures. If the
budget is followed, total marketing expenses can be projected accurately.

Marketing expenditures are unusual because, although there is a lag period before
results are realized, the benefits are often extended over a long period. Depending
on the type and scope of the advertising and promotion program implemented, the
lag time can be as short as a few weeks or as long as several years. However, the
favorable results of an effective marketing campaign tend to linger, and a property
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often enjoys the benefits of concentrated sales efforts for many months. Based upon
our review of comparable operating statements and the operating history of the
subject resort, we have adjusted the marketing line item upward. We note that
expenses within this category were notably low historically relative to what would
be expected for an operation of this type. Therefore, we assume that a new owner
would increase marketing efforts going forward. However, we don't expect the
expense to reach comparable operating levels given the self-contained nature of the
resort and presence as a destination in Monument Valley.

FIGURE 9-34  MARKETING EXPENSE

“17 subject property .~ " """ comparable Operating Statements’ L Subject Propérty Forecast”
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Property Operations Property operations and maintenance expense is another expense category that is
and Maintenance largely controlled by management. Except for repairs that are necessary to keep the

facility open and prevent damage (e.g, plumbing, heating, and electrical items),
most maintenance can be deferred for varying lengths of time.

The age of a facility has a strong influence on the required level of maintenance. A
new or thoroughly renovated property is protected for several years by modern
equipment and manufacturers' warranties. However, as a resort grows older,
maintenance expenses escalate. A well-organized preventive maintenance system
often helps delay deterioration, but most facilities face higher property operations
and maintenance costs each year, regardless of the occupancy trend. The quality of
initial construction can also have a direct impact on future maintenance
requirements. The use of high-quality building materials and construction methods
generally reduces the need for maintenance expenditures over the long term.

Maintenance is an accumulating expense. If management elects to postpone
performing a required repair, the expenditure has not been eliminated, only
deferred until a later date. A resort that operates with a lower-than-normal
maintenance budget is likely to accumulate a considerable amount of deferred
maintenance. We have directly relied upon the historical expense given the unique
location, age, and facility mix.
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FIGURE 9-35 PRGPERTY OPERATIONS AND MA!NTENANCE EXPENSE
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Utilities Expense The utilities consumption of a lodging facility takes several forms, including water

and space heating, air conditioning, lighting, cooking fuel, and other miscellaneous
power requirements. The most common sources of hotel utilities are electricity,
natural gas, fuel oil, and steam. This category also includes the cost of water service,

Total energy cost depends on the source and quantity of fuel used, Electricity tends
to be the most expensive source, followed by oil and gas. Although all hotels
consume a sizable amount of electricity, many properties supplement their utility
requirements with less expensive sources, such as gas and oil, for heating and
cooking. Utility expenses are highly tied to local utility rates and sources; therefore,
we have given primary consideration to the hotel’s operating history.

g ubjédpfépértv'ﬁé're'c:a!st L
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Percentage of Revenue G 2 % : ': B _-1.9 %
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Management Fee Management expense consists of the fees paid to the managing agent contracted to

operate the property. Some companies provide management services and a brand-
name affiliation (first-tier management company), while others provide
management services alone (second-tier management company). Some
management contracts specify only a base fee (usually a percentage of total
revenue), while others call for both a base fee and an incentive fee {usually a
percentage of defined profit). Basic hotel management fees are often based on a
percentage of total revenue, which means they have no fixed component. While base
fees typically range from 2% to 4% of total revenue, incentive fees are deal-specific
and often are calculated as a percentage of income available after debt service and,
in some cases, after a preferred return on equity. Total management fees for the
subject property have been forecast at 3.0% of total revenue.
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Property Taxes

Property (or ad valorem) tax is one of the primary revenue sources of
municipalities. Based on the concept that the tax burden should be distributed in
proportion to the value of all properties within a taxing jurisdiction, a system of
assessments is established. Theoretically, the assessed value placed on each parcel
bears a definite relationship to market value; thus, properties with equal market
values will have similar assessments, and properties with higher and lower values
will have proportionately larger and smaller assessments.

Depending on the taxing policy of the municipality, property taxes can be based on
the value of the real property or the value of the perscnal property and the real
property. We have based our estimate of the subject property’s market value (for
tax purposes) on an analysis of assessments of both the subject property and
comparable hotel properties in the local municipality. The following table details
the subject property's assessment history.

FIGURE 9.37 SUB.IECT PROPERW S ASSESSMENT HISTORY REAL PROPERTY
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Appra 0 Es'ed%lue g

Realeperty Lt e

L :Taia'tiie'vélu'e 8

Percent T A - Percent '

: imywemem RaalenpenyTotal Ch:mg Land. - !mpfmmmems Reail’mmmmi Cha%e

: - 1[]20
) 2021

ss 766, 019 513 457 131 .—4' ss 651 111_ i $s 573 554 513 254 666 -- i L

io,é;?'s,c_s'aa e 1: 529,860

B62L7697 . 113,239,213 e 5)% 6,617,448 1 .- 6,497,587 0 L0 13115081 Sy %:.
A0 eosazzz _:--1_0,2_42,755'__;. "_'_18,2__96,9_78-_ 395
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It is important to note that the historical tax bills for real property were provided
by property ownership; however, various tax parcels were not provided for all three
years of the illustrated assessment data. County assessor officials noted that this is
likely due to various divisions that may have occurred in recent years, which
resulted in more tax parcels than other years. Nonetheless, the previous table
illustrates the real property assessment history, as provided by hotel cwnership and
may not reflect every parcel or assessment. The following table illustrates the
historical personal property assessments, which were obtained from the county
aASSESSOr.
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FIGURE 938 - SUBJECT PROPERTY'S ASSESSMENT HISTORY ~ PERSONAL PROPERTY - -

3,101,506

anuan Colinty Assessor

Utah is a non-disclosure state, and commercial assessments are based upon limited
sales data in the area, cost analysis, and some income analysis. We have considered
the historical and unique assessment of the subject property and have relied upon
the historical assessment based on the conversation with ownership.

Tax rates are based on the city and county budgets, which change annually. The
following table shows changes in the tax rate during the last several years.

FIGURE9-35 PROPERTY TAXRATES =

Because the objective of assessed value is to maintain a specific value relationship
among all properties in a taxing jurisdiction, comparable hotel assessments should
be evaluated to determine whether the assessed value of the subject property
appears reasonable in this context. A review of the assessed values of several
comparable hotels located in the Jocal county jurisdiction reveals the following
information; however, limited comparable data is available and only hotels were
researched,

It is important to note that the land assessment in the following chart does not
include the excess land allocation; thus, the following land assessment total does not
include all of the land.
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FIGURE 9-40 - COUNTY-ASSESSED VALUE OF COMPARABLE HOTELS
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Based on comparable assessments and the tax rate information, the subject
property’s projected property tax expense levels are calculated as follows.

FIGURE 941 PROJECT ED PROPERTY TAX EXPENS:
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Insurance Expense The insurance expense category consists of the cost of insuring the hotel and its

contents against damage or destruction by fire, weather, sprinkler leakage, boiler
explosion, plate glass breakage, and so forth. General insurance costs also include
premiums relating to liability, fidelity, and theft coverage.

Insurance rates are based on many factors, including building design and
construction, fire detection and extinguishing equipment, fire district, distance from
the firehouse, and the area’s fire experience. Insurance expenses do not vary with
occupancy. We have increased the insurance going forward based on comparable
operations.

March-2020 Income Capitalization Approach 1 72
' Goulding's Lodge — Oljato-Monument Valley, Utah

Jee—



FIGURE 9-42 INSURANCE EXPENSE .~~~
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As noted previously, there are two ground leases with the Navajo Nation. Based on
the provided agreement, the total payment for the first agreement was reportedly
equal to $34,500 in 2021. A copy of the second ground lease was not provided to us;
therefore, detailed payment information for 2021 was not available for our review.
However, both ground lease payments have historically been combined into one
line item. We have made the extraordinary assumption the leases continue into the
future at similar terms and have forecast these expenses in line with inflation.

Furniture, fixtures, and equipment are essential to the operation of alodging facility,
and their quality often influences a property's class. This category includes all non-
real estate items that are capitalized, rather than expensed. The furniture, fixtures,
and equipment of a resort are exposed to heavy use and must be replaced at regular
intervals. The useful life of these items is determined by their quality, durability, and
the amount of guest traffic and use.

Periodic replacement of furniture, fixtures, and equipment is essential to maintain
the quality, image, and income-producing potential of a resort. Because capitalized
expenditures are not included in the operating statement but affect an owner's cash
flow, a forecast of income and expense should reflect these expenses in the form of
an appropriate reserve for replacement.

The International Society of Hospitality Consultants (ISHC) oversees a major
industry-sponsored study of the capital expenditure requirements for full-
service/luxury, select-service, and extended-stay hotels. The most recent study was
published in 2014.12 Historical capital expenditures of well-maintained resorts
were investigated through the compilation of data provided by most of the major
hotel companies in the United States. A prospective analysis of future capital
expenditure requirements was also performed based upon the cost to replace short-
and long-lived building components over a resort’s economic life. The study showed
that the capital expenditure requirements for hotels vary significantly from year to

2 The International Society of Hotel Consultants, CapEx 2014, A Study of Capital
Expenditure in the LLS. Hotel Industry.
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Forecast of Revenue and
Expense Conclusion

year and depend upon both the actual and effective ages of a property. The results
of this study showed that lenders and investors are requiring reserves for
replacement ranging from 4% to 5% of total revenue.

Based upon the results of our analysis, our review of the subject asset, and current
industry norms, a reserve for replacement equal to 4.0% of total revenues has been
factored into our forecast of revenue and expense for funding the periodic
replacement of furniture, fixtures, and equipment.

Historical and projected total revenue and net operating income are set forth in the
following chart.

FIGURE 9-43 FORECAST OF REVENUE AND EXPENSE CONCI.US!ON
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The forecast of revenue and expense anticipates the net operating income ratio to
improve from 11.8% of gross revenues in 2021 to 12.4% of gross revenues in the
first projection year. By the stabilized year, we anticipate that the net operating
income will reach 19.0% of gross revenues.
INCOME The subject property has been valued via the income approach through the
CAPITALIZATION ~ application of a ten-year DCF analysis. The process of converting the projected
DISCOUNTED CASH income stream into an estimate of value is described as follows.
FLOW
1.  Anappropriate discount rate is selected to apply to the projected net income
before debt service. Thisrate reflects the unlevered, "free and clear” internal
rate of return required by hotel investors. While the costs of debt and equity
are not explicitly considered in the analysis, the selected discount rate
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Discount Rate

implicitly reflects the costs of debt and equity as of the date of value. The
discount rate takes into consideration the degree of perceived risk,
anticipated income growth, market attitudes, and rates of return on other
investment alternatives, as well as the availability and cost of financing. The
discount rate is chosen by reviewing sales transactions and investor surveys
and interviewing market participants.

2. Areversionary value reflecting the sales price of the property at the end of
the ten-year period is calculated by capitalizing the eleventh-year net
income by the terminal capitalization rate and deducting typical brokerage
and legal fees. The terminal capitalization rate reflects an investor's
expectations of the cost of capital and asset appreciation at the end of the
assumed ten-year holding period.

3. Eachyear's forecasted net income before debt service and depreciation and
the reversionary sales proceeds at the end of the ten-year period are
converted to a present value by multiplying the cash flow by the selected
discount rate for that year in the forecast. The sum of the discounted cash
flows equates to the value of the subject property.

Discount rates reflect a blended cost of debt and equity. The hotel investment
market is currently in a state of transition as the lodging industry starts to recover
from the impact of the pandemic. As one of most affected commercial property types
at the'start of the crisis, uncertainty regarding the impact of the pandemic on hotel
performance, together with the limited availability of financing at more stringent
terms, caused discount rates to rise. A variety of lenders have since returned to the
market, and financing is available to varying degrees for hotel assets, though loan-
to-value ratios remain below pre-COVID levels, and interest rates remain relatively
elevated, Offsetting the more stringent lending environment is the significant equity
that has been raised to acquire resort assets, which is putting downward pressure
on discount rates. ‘

Discount rates derived from investor and broker surveys, as well as hotel and resort
sales transactions,!? were reviewed. The following chart summarizes the averages
presented for discount rates in various investor surveys during the past decade. The
table after the chart reflects the same data as of early 2020, immediately prior to the
onset of the COVID-19 pandemic, side by side with the most recent data under the
“Current” column for comparative purposes. We note that these results represent
overall averages taken from a wide array of individual data points; accordingly, a
range of reasonableness exists above and below the most recent figures.

? Discount rates were derived from hotels that were appraised by HVS at the time of
sale,
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FIGURE 9-44 - HISTORICAL TRENDS OF DISCOUNT RATES ©+ -
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Terminal Capitalization
Rate

We find that investor surveys typically lag market sentiment by three to six months.
Qur review of hotel transaction activity and pricing indicates that the discount rate
applied to the projected EBITDA Less Replacement Reserve in the hotel valuation
process is affected primarily by the profile and desirability of the asset, the most
likely investor, and the prognosis for transaction financing.

The subject property is categorized as a full-service, sccond-tier resort with mixed-
use components. Based on the characteristics of the subject property, including its
age, physical condition, array of amenities and facilities, historical income
generation, and expansion potential, it is our opinion that a discount rate of 10.00%
would be appropriate for valuing the property.

This discount rate reflects the most recent survey data, market interviews, and
recent transaction data, which all indicate a highly competitive market driven by
available equity and low interest rates.

Inherent in this valuation process is the assumption of a sale at the end of the ten-
year holding period. The estimated reversionary sale price as of that date is
calculated by capitalizing the projected eleventh-year net income by an overall
terminal capitalization rate. An allocation for the selling expenses is deducted from
this sale price.

Terminal capitalization rates reported in several recent investor and broker surveys
were reviewed. The following chart summarizes the averages presented for
terminal capitalization rates in various investor surveys during the past decade.
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FIGURE 9-46 - HISTORICAL TRENDS OF TERMINAL CAPITALIZATION RATES.
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FIGURE 9-47 TERM!NAL CAP&TALIZATION RATES DERIVED FROM INVESTOR SURVEYS
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The number of investors active during the current cycle has created competition for
desirable assets, particularly those with strong products and/or in desirable
locations. As a result, investors pursuing these assets often do not adjust the
terminal capitalization rates, reflecting their expectation of asset appreciation.
Conversely, less desirable assets, such as older facilities or those with high fixed
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DCF Analysis “As is”

costs {e.g., union labor, ground lease, etc.) have not seen as much competition; thus,
an upward adjustment may be warranted. Furthermore, the recent survey data
indicate a downward trend in the terminal capitalization rates given the increased
competition and the expectation of future appreciation.

Similar to discount rates, these data represent a mix of pre- and post-COVID-19
survey results. Average terminal capitalization rates for full-service, second-tier
hotels were considered. Terminal cap rates are at the low end of the range for
quality hotel assets in markets with high barriers to entry and at the high end of the
range for older assets, for those suffering from functional obsolescence, and/or for
weak market conditions, reflecting the recognition that certain assets have less
opportunity for significant appreciation. Based on the subject property’s design,
age, good condition, mix of revenue sources, and expansion potential, it is our
opinion that a terminal capitalization rate of 8.00% would be appropriate.
Furthermore, we have considered the mix of revenue sources and stability of some
revenue sources when others may be affected by negative demand changes.

Utilizing the discount rate set forth, the DCF procedure is summarized as follows.
The capital deduction, if applicable, is applied in this analysis as shown.
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Direct Capitalization

FIGURE 9-48 DISCDUNTED CASH FLDW ANALYS!S
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The following chart summarizes the averages presented for overall capitalization
rates in various investor surveys during the past decade.
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FIGURE 9-49 . HISTORICAL TRENDS OF OVERALL CAPITALIZATION RATES - -
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FIGURE 9-50 - OVERALL CAPITALIZATION RATES DERIVED FROM SALES AND INVESTOR SURVEYS

{ " Current SRS
_Data Point Range * ‘Average = -

 Pre-COVID -

' Fah’ 2021 Survey
4.5%-8.5% 57%:._.-
6.5% - 100% T 80%-:_ g

1st Quarter 2022 Survey AN
0%-9.5%" - 6.8%
-'_'-_5_5%_ s.o% A%

FuII Ser\nce Hotels :

o USRCHoteI fnvestmentSurvey . R Wmterzozosurvey ST
Fu]I-Serwce Hotels . Ll TR A 50% 85% '-; 7% 8

"Sftus RERCReaI Estate Report = : ..lst Quarrer 2020 Reporr_-j-_-' o 4thQuarter2021 Re,&ﬁﬂ'
: “Second TierHotels _' U DT e0%-115% 8% U 6.0%-125% 0 9.3% -
FirstTierHotels -~~~ 70 Usseta15% 0 7.9% 0 6.0%-10.0% 0 8.4%

Similar to the discount and terminal capitalization rate data, the previous data
reflect both pre-COVID-19 and current return requirements.
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Conclusion

The following table reflects the capitalization rates for the subject property that
have been derived based on our estimate of market value via the DCF analysis. Note
that the stabilized year's net income has been deflated to first-year dollars.

FIGURE 9-51 " DERIVED CAPITALIZATION RATES

o EsmDALess

Reserves Capltallzatlon Rate

. 2019Wistorical* - $4,970,000 $6490Q0qo IR %o
T 2021/22 Hlstortcal* : $1 854,000 i 554,900,000 L '___2-9 RS
g '$_6'.4'.900.00f1 L -'-4-3: Ll

X Foreca st 2022/23 2 806 000:."" o
0 Deflated Stabmze_d e
Py (2022/23) Do[tars 4848 000_

Hlstorlcal EBITDALess Replacement Reserves has heen adjusted to reﬂect a3, 0% mgmt
i fee anda40%reserve : o PR

75

: ._-_'_564 900 000' e

The market continues to the consider the direct capitalization rate on 2019 EBITDA,
which may have some relevance depending on prevailing market conditions and the
expected ramp-up and economic recovery in the area. Capitalization rates for the
trailing-twelve-month (TTM) period and the first projection year reflect the impact
of the pandemic on recent and short-term EBITDA levels.

Using the income capitalization approach, the subject property has been valued
utilizing a DCF based on pre-COVID-19 market rates of return adjusted to reflect the
current environment. The direct capitalization approach was determined to be
inapplicable in the valuation process at this time. The value indication via the
income capitalization approach has been concluded to be $64,900,000, or $427,000

per room.
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10. Sales Comparison Approach

Salaes History of Subject

The sales comparison approach is based on the principle of substitution, which
defines a property’s value as the cost of acquiring an equally desirable substitute
(assuming that no costly delay is incurred in making the substitution). Thus, the
sales comparison approach can be used to form an opinion of a property’s market
value from the price at which equally desirable properties have sold, or for which
they can be purchased, on the open market.

This methodology is a reliable approach in the valuation of single-family homes and
some income-generating properties, such as industrial buildings, where sales data
pertaining to a relatively homogenous universe of comparable properties is
available, However, the sales comparison approach has limited utility in the
valuation of remote resorts. This is primarily due to the variety of revenue sources
and notable differences in product , Furthermore, directly comparable facilities with
similar physical characteristics may sell for widely disparate prices because of
differences in profitability, market orientation, reputation, and a particular buyer's
specific intentions. Variables such as management philosophy, market orientation,
and location require the appraiser to make a number of substantial adjustments to
account for these factors. In addition, the non-disclosure nature of the State of Utah
precludes appraisers from obtaining the data most relevant to the comparison of
transactions.

Nonetheless, since the subject property must compete with other resorts
operations for capital, we have researched sales of other resorts and hotels in the
immediate area.

The subject property is currently owned by Lafont Roland RG] Corporation, which
acquired the property in 1981 for an unreported price. Over the years, the property
has been expanded from a trading post, a limited hospitality offering, and a small
store to the expansive, mixed-use hospitality resort that exists today. Based on
discussions with ownership, the purchase appears to have been an arm's-length
transaction and was not affected by any concessions. We note that several
purchases and sales of various portions of land have occurred since 1981; however,
given that Utah is a non-disclosure state, this information was not available of our
review. Reportedly, the seller has verbally offered the property to the Navajo Nation
for $70,000,000. We note that several unsolicited offers to purchase the property
have occurred in recent years; however, additional details pertaining to these offers
were not disclosed as of the date of this report. Based on our conversations and
research, the subject property has not been openly marketed for sale.
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Review of Comparable
Sales
operating profile.

FIGURE 10-1 REVIEW OF PERTINENT TRANSACTIONS

We have searched our database to identify sales of hotels that are similar to the
subject property in terms of location, market characteristics, facilities, and

: .Yea..!' .
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Given the variety of revenue sources, size, and unique location the sale comparison
approach was not deemed applicable, especially given the amount and degree of
adjustments that would be required.
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11. Cost Approach

Personal Property

Market value is determined via the cost approach by first estimating the market
value of the subject land as if vacant and available for its highest and best use, and
then adding the cost to construct the subject improvements. An entrepreneurial
incentive is added to the cost (if appropriate) to derive an estimate of total cost as if
new. Market participants tend to take into consideration the cost to develop a new
hotel or motel with optimal physical and functional utility when forming their
purchase decisions regarding existing properties. The principle of substitution,
which is basic to the cost approach, affirms that no prudent investor would pay
more for a property than the cost to acquire the site and construct comparable
improvements without undue delay.

As addressed in prior sections of this report, the cost approach has limited utility in
the valuation of existing hotels. The quantification of physical depreciation and
external and incurable functional obsolescence is based on numerous adjustments.
It is our experience that knowledgeable purchasers of complex hotel properties are
more concerned with the economics of the investment. Therefore, the cost approach
has little significance. In light of its minimal value and the difficulty in quantifying
the varying sources of depreciation, we have not utilized the cost approach in
estimating the value of the subject property. However, we have estimated the value
of the hotel's personal property.

In a hotel, the personal property comprises the portion of the overall FF&E that is
not permanently affixed to the structure, primarily furniture and non-affixed
equipment, as well as the inventories in place at the subject property as of the date
of value. USPAP defines personal property as “identifiable tangible objects that are
considered by the general public as being ‘personal'—for example, furnishings,
artwork, antiques, gems and jewelry, collectibles, machinery and equipment; all
tangible property that is not classified as real estate.”*4

Based on our review of resort's FF&E replacement cost data provided by Jonathan
Nehmer & Associates, as well as the HVS Development Cost Survey, we have
estimated the per-room replacement cost of the hotel’s personal property to equal
$32,500, per room or $4,940,000 total. Although on a per-room basis this amount

14 The Appraisal Foundation, Uniform Standards of Professional Appraisal Practice, 2020
2021 ed.
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accounts for the personal property throughout the resort, not directly within the
lodging property.

In accordance with the Uniform Standards of Professional Appraisal Practice
(USPAP), we have delineated the market value of the subject hotel's personal
property, Most furnishings in a hotel can command little more than a salvage value
substantially lower than the original cost when sold separately from the
improvements. Personal property has been valued based on the depreciated
replacement cost of the FF&E. Personal property is an integral part of a transient
lodging facility.

The allocation of a portion of the overall resort’s value to the personal property is
not explicitly considered by investors in making their pricing decisions. Resorts are
usually sold with their personal property in place. In a transaction, any operating
supplies or inventories are negotiated as part of the closing statement adjustments.

The following table sets forth a straight-line depreciation schedule used to estimate
the market value or "value in use” of a hotel's personal property. The depreciation
estimates represent the average depreciation applicable to the entirety of a resort’s
personal property. Based on the observed effective age of the personal property, we
have applied an appropriate depreciation ratio to the subject hotel’s personal

property.

FIGURE 11-1  PERSONAL PROPERTY DEPRECIATIONSCHEDULE
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We have estimated the total replacement cost, depreciation, and value of the
personal property currently in place, as shown in the following table.
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., Total.Replacement Cost
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FIGURE 11-2  PERSONAL PROPERTY VALUE OPINION
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12. Excess Land Value

Proposed Development

Given the presence of canyons and a variety of unique formations throughout the
site, the topography varies greatly. Roughly 400 acres of the 670-acre site are not
currently developed; however, only about 140 acres feature a topography that is
conducive for development. The specificlocations of the site that could be conducive
for development are the vacant land to the northeast of the main lodge; the land
along the southern border of the site, adjacent to the canyon; and a portion of land
near the airport. For the purpose of this analysis, we have assumed that the planned
80-room resort hotel development would take place along the southern border of
the site, adjacent to the canyon, in order to provide an exclusive, high-end
experience on roughly 30 acres. Moreover, it is important to note that if the
development were constructed to the northeast of the main lodge or east of the
airport, this development would likely impede upon sweeping views of Monument
Vailey, which is a major draw for the resort. The remaining portions not developed
(or not planned to be developed) feature rock formations, which limit the land's use
and/or would be expected to be preserved in order to maintain amenities and
offerings, such as hiking trails and sweeping views of Monument Valley. Thus, the
site includes excess land that has been valued separately and could be developed
withan upscalelodging facility, as well as surplus land that serves the greater resort.

We have assumed that the proposed resort hotel would feature 80 rooms and
provide an upscale product offering, which is currently missing in the subject
market. This property, as noted previously, will likely be developed on the southern
portion of the site, adjacent to the canyons on the southern side of these formations.
However, a second consideration for a development site is to the east of the existing
main lodge. It is important to note that a risk associated with this location is that
this development could potentially hinder views of Monument Valley from the main
lodge. Additionally, this location would not provide the privacy and exclusive feeling
that would be necessary for an upscale offering. The proposed hotel is expected to
feature high-end amenities, such as an indoor or outdoor pool and whirlpool
complex, that take advantage of the unique surroundings and land formations; an
upscale F&B offering; a full-service spa; and other supporting upscale resort
facilities. The proposed hotel would also be anticipated to offer additional
recreational and tour opportunities through third-party agreements for an agreed-
upon commission percentage. Additionally, given that this location is a popular
consideration for weddings, we have considered that the proposed hotel would
likely feature indoor and outdoor venue space to accommodate this demand and
capitalize on the surrounding natural beauty.
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iiethodology ~ Land
Residual Technique

The following chart illustrates the facilities of the proposed hotel that were
considered in our analysis. It is important to note that, while these facilities were
assumed in our analysis, these are not meant to be recommendations. Rather, the
following chart provides an overview of our assumptions and considerations.

FIGURE 12:1  PROPOSED HOTEL FACILITIES AND AMENITIES |

* Assuimed Guostroom Conflguration -~ . . L Number of Units
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e _Odtduozt_'séatl.ngE_.Fr?_e'p:'t'_Ar_ea's e E SR ':5 Ma(ket'Pantn,r -
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FuH-Service Spa : -

Land value may be estimated in a variety of ways including the sales comparison
approach and the allocation, extraction, or ground-rent capitalization methods.

HVS and the client acknowledge that there are no recent land sale transactions in
the greater region that would be considered comparable to the excess subject land
given its size, location, and unique fee-simple land ownership. Given the scarcity of
comparable land sales, the only reliable and applicable valuation methodology to be
utilized in arriving at an estimate as to the current market value of the land is that
of a land residual valuation technique.

A tand residual valuation technique recognizes that the value of a parcel of land is
directly tied to its economic use, or actual “development” constructed on the parcel.
As such, the total construction cost (excluding land) is deducted from the present
value of the prospective “when open” value. The actual discount rate utilized in this
present value process is representative of a reasonable return on investment or
“opportunity cost of capital.”
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Construction Cost To begin, we first determined an appropriate total replacement cost. We considered
the data from the 2020 HVS Hotel Development Cost Survey and other construction-
cost comparable assets.

The following table presents the cost comparable assets selected. It is important to
note that the greatest emphasis was placed on the construction date in order to
provide the most comparable cost given increase in construction costs. However,
data for 2021 and 2022 are limited given the slowdown in the construction pipeline.

FIGURE 12-2 COST COMPARABLE ASSETS

uilding ™~

Gt L T
o Fumiture, Fixtires: & Equipment . 1109387
- :Pre-Opening Costs & Warking Capital __ ~ -~ .= .0
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The data from the cost development survey were also considered.

FIGURE 123 COSTDEVELOPMENTSURVEY ~ =~

Full-service Hotels

“§32665. . $322,712 8651375 840871 L $13193 U 814139 0 U sdsa7iy

o Rmagat | o e !l _
Median 825974 U 8227,765 . $44,089 . $29,082 410,151 $10,008 . $347,148
% of Total* . 5% 68% T 14% 8% C2% 2% T 100%
Luxury Hotels
Average 196,733 $461,212 $105,667 $62,901 $26,503 $19,921 §772,937
Median $73.129 $417,589 £87,401 $56,391 $20,708 $20,611 $675,829
% of Total* 1% 63% 14% 9% 3% 1% 100%
We have concluded to the following cost, However, it should be noted that we are
not professional cost estimators, and the actual cost of the construction could vary
significantly from this analysis; thus, we recommend that any interested party
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obtain a professional cost estimate. Furthermore, any difference in the construction
cost will directly influence the excess land value.

FGURE 12-4. TOTALESTIMATE . s
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We then forecasted the performance of the proposed resort and concluded to the
resulting prospective “when complete” value.

The proposed subject resort's occupancy forecast is set forth as follows, with the
adjusted projected penetration rates used as a basis for calculating the amount af
captured market demand. The market occupancy was presented in the previous

chapter.
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2030 2031

165,988 165,988

S 105% . 105%
17474 0 17479

T112% 0 A2 %

23,015

14.7 %
13390
e %
Totat Room Nights Captred 13335 2060
Avaiiable Room Nights 0. ' 22,000 29,200
: Sub_jm;t Occupancy 61 % _ 1%
Market-wide Avallable Room Nights 302,247~ 30¢ 309,447 .

Tatai Penetration

The proposed 80-room resort hotel is expected to achieve a slightly higher
occupancy penetration given its size, high-end amenity offerings, and event space
to support commercial and social events/meetings. Furthermore, the consistent and
newly constructed product should support this occupancy forecast. However,
seasonality is expected to somewhat limit overall occupancy levels.

These projections reflect years beginning April 1, 2025, which correspond to the
first projection year in the forecast of income and expense for the proposed subject
resort.
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FIGURE 12-6 * FORECAST OF OCCUPANCY
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The following set of comparable assets in terms of ADR was used in addition to local
properties in order to position the proposed resort’s ADR level going forward.

RevPAR R

Locatinn 2 ‘{earopened CUapr’”

Rooms
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Median . 700 P T : s S $250-275
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We expect the proposed subject resort hotel to be able to command an ADR similar
to those commanded at these comparable assets, which are also located in remote,
outdoor-oriented locations. Furthermore, the upscale to luxury orientation of the
proposed subject resort hotel should support this rate positioning,

The final ADR forecast reflects years beginning on April 1, 2025, and corresponds
with our financial projections, as shown below.
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Comparable Operating
Staternents

- penetmation

In order to project future income and expense for the 80-room proposed resort, we
have included a sample of individual comparable operating statements from our
database of hotel statistics. All financial data are presented according to the three
most common measures of industry performance: ratio to sales (RTS), amounts per
available room {PAR), and amounts per occupied room night (POR). These historical
income and expense statements will be used as benchmarks in our forthcoming
forecast of income and expense. The subject’s deflated, stabilized statement of
income and expense is also presented.
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FIGURE 12-9 COMPARABLE OPERATING STATEMENTS: RATIO TO SALES
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FIGURE 12-10 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER AVAILABLE ROOM . -
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\ stabilized $
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& 3 2
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Management Fee

INCOME BEFORE NON-OPER:INC B'EXE:
NON-OPERATING:INCOME AND' EXPENSE
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The comparable properties’ departmental income ranged from 47.3% to 54.9% of
total revenue.

The following tabie presents a detailed forecast through the fifth projection year,
including amounts per available room (PAR) and per occupied room [POR). The
second table illustrates our ten-year forecast of income and expense, presented with
a lesser degree of detail, The forecasts pertain to years that begin on April 1, 2022,
expressed in inflated dollars for each year.

March-2020

Excess Land Value 199

Goulding's Lodge ~ Oljato-Monument Valley, Utah



e 5 ‘A3jjeA Juawnuo-ole(jg - a8po s5,duipjnog .
OON anjeA pueq ss20%3 : 0zoE-Y2ew

*ebnusARI |udwiredop o seIuanad e se passaidxa ase sasuadxa jplurwLgdag,

T b S T T CaTeRe i DT DOCre . VIOTS ELETeS W OIC BLLWE  ZCGI13 (LICavl &% Lot Lr9es. Te0Cls LT LIS % VAL, CALTS : S ALY S51 vaLrE
DTZE:: 6IE8 .. . OF 999 S LTIE Lio'g. . 0P o 9ve 97°0E Tr8'L - o'v £L9 CCSEIT L 9LES € L1} EIET:: . TLE'T 0T BET . . aUFwas2d oy J0) anatsEY
65B¥L L STS VY . - SOTE . 79T'S - wtbZ 99929 - OlE. TI0'% ¢9'FEE Y1809 - O'TE - §98'¢ ... 9TI0¢ 889'0S T8 S50°% 99°EET . - 4YT'DE POT-. OTV'C : .. oL

SSEY _TT 8rE TE9T 6TT'Y Tz . BEE PRST " SOT'v Tz 8IE S FRST . 98K £7. 6LE ey OLBT 9'7 .. Olf strw sddag @ieL
TOET ©gg o bOT Isv gzt 90 10T T OELP Tt LA 1 TR -161'T £0 S5 oIS 9511 80 I6 : BHIUTSY)
¥50°E ST v R 7 S 1T [ S +4 W e 1. 08T | oOTTT S6LT 9T vl 66 TL © wILT T iy : soaE) Asd oad
N a e ] o : ST . : T e e FSNINA B IWOINI SNLLEHISS-NON
.08B'H9 - CEEE QLSS iSO'ESE - GLB'9% . - T'FE. . OSE'S 15'05T . 0ZE'P9 . | TEE PBT'S ~  60LIT PES'YS . #'OE WLE'Y G OST o 9TTPE . OEZ. 6TLT ~dX3 9 "IN BSO-NON FROIFT IO
BEL'9. OE . 6BV, LEEL . 850°9 . . - OE.7 S8V 697t . 188'S . .0f. 0Ofv .. SEIL - 9LE'S .. O€  OFt, . DL6L; 6SPP O'E . . (SE . B 93 JuTLAIRUT Y
0TT/5L T9E 0109 .. EWIRT .. CE6'TL) . T9€. SER'S . OTELL TOQOL T9E :.¥99'S. . EVBEL .. 05009 - PEE POEV .. 9V OLL. 5.58t .. 09 9BOE L1904 SNLLYEAI0 SEOHD

TLSTF . S07 . BI¥E . 9REST - RIVIIF SOT- ¥I€E- . OTSST . ITI'OW D80T BILE 6LLST - OBR'SE §'TL. BO'E . YE'GST. HSO9E . ZVT  SBE'T . : sasuadiz oL
CORE .- BT EPIES I TORt CUeRIE . LETIR0E i DT¥L 69 - 6T peL 6L 618'F 0T, AT LSPT | BBZ'E TT O vee ELET
S oasE's . ve. sesl UilesTE [loiTE ‘e59 [T LI 7142 v 8E9. T GrOE 9R9L €% 0T% - 8S'IEY- SPTL - BV - WS : “TUlE 7 SUOIREIRdE *d 0
EUUBSE'Tr . 65 BEE . DE'WE. T GEETT 096 SEbY . BEGTT 65 LE6 STep . sP'LT . T9 68 SgTOY .. BEEOI . 0L SER : Tupeew
Ulaer LIRS ER R oy s o'z, . 1T Lev . HEB Tz TT 69 L wI®. CBET | B EST © sureyshg wo3z[nl § ojul
TISST 0 o §L BRTT . brBE L gSTST BT 8£°95 SIEPL . EE L LT 06 - BLOWL . &r - 9TI'L - STES. . IST'ET 68 850 - - RIBUID P BARIBULIPY
: S L . . S ] : . o SN SNILVEIAO TILNARLLSIANN
Lo YRLETT 995 CEIVE . BT L TOETRILL U 6YL'6 - Ly BTV, CZOTIT . 995 . 780°8. - ITI6 . 6C5'B6 0SS - ZAW'L 1 GL6TE . -§FYML . 705 .TLE'S IWNOIN] TVININLIVED
G VEV - SIT'L . LELEE .. 09548 S00°¢ EO'BTE  600'SS vEp TOE'Y . EEOZE  G.H°0H O'Sk. v5¢'3 .. S6'9Z€ GBEEL - 6P 6F6'S £uzdG @301
vivet . 005 - 608 SWLE . ORG 172 6L°9F  YESTE 095 €94 99'9E Il £05  6EL TESLET . S6V'E - BES 089 . : £in01/ JoiyRRIT
160'8 . 6. (¥ 1EDE 9S8 T re  Ev6T L19'% LETHIN 1 T- IO T vsTy e Teh . T862 6vL'9 . ¥'88  OpS : Qnp sk feds
£eh oSS we e, Teos 24 LEE ¥eg Uss. 0L | 9FE spd | E'SS B9 LSE toe 8858 s1ubunsed 6g pEIE-BAC IO
L5v°0p w08 LET'E. eSSV UBLTSET TEUE | SULEL WET'RE 0°0B - ESD'E . .. REELY  £G'SE el 15B°Z B6'I¥T  LEV'ZE - .9E6 - 052 aTeIEREE T PO0d
£65°0€ 0Lz BEHT EFWRL SOLET BLE'T STITT [Ov8'8Z  ~  OLZ OET - §6'60%  SBY°LL E97 SIZT'T - BOPTT . L08'SE - - OTE  S90°T . Fwoty
. § ) } o L » SISNIINT TVINTPLHY A0

PETOB  [46°¢0T SODT RE98T 9T Gl o oeE'Tol . PSEAT  P¥'9SL  TED'9GT 0001 IBE'ST  S5SFRL  PORGLY 0'00T 9EE'PE  SI°959  TIZS'BRT . 0°001 O68'IT senusa ey Bupirizdp =oL
£6°7 65L vo te vET ‘9EL (4 @Wwr,  su va s £L7 884 po  SS  UBLT . 629 “wa 0§ | Bweou) smoRLEERIR N
8&OF . 0Z9°'0T TS 0S8 BLEE  ITEOT 528 E9HE  0T0OT TS  TO8 | TILE | LPEE TG 8P . OUgE:  69T'8 . . 5S.. psa By HotRy
808/ - RITOL L6 - BIS'T ESL . GEIST 1255 BS'EL 49061 . r'6 SISt - MREL  SSETBL LTI -T PER9 . 96YPT 66 91T : HIN0L/ 10118130y -
£9TF §84°01 TS E9RL - wov piyetr’ B8R’ vT6E  eut'Dl TS vig . 8LvE  19lB 6% TOL - TLEE] CTEYL O TS- 019 . GnpWEEkfeds
‘059 9891 LI SRR - L1 2 1t ET9  68S'L o ®U etk ire 0ES’L 60 TTL . BTS. - meET 60 TIT AusuRedg pRICd0 IR0
EO'BE;  PIT'OT LUE® . GOV GRIE . 0XES 98¢ GL9E-  bES'S . B €9L d0EF © - TEE'S: 9t 999 6567 .. BBY'9 . ¥ GES . pERIBAEY
ITeSL LSPDP - SBLLETE T ISIST i RLTSE hUEL SUIVL WET'SE - . SGL TSOE - RO9E1 L 6THPE TEL . PSCL EUZZT | 6R9'LZ . 9EY ZIZE ‘poTd
;OELE¥S SRE'ETES % §'%S 99065 95'vEyS . 5TODITS % S'veT IOBES . OTTINS | EVR'S0IS % GBS SPE'RS - SUBRES  §94°46% % 9PS  (Z0°LS - DEISES EFLTES % O'SE - TES'Ds : swooy
) : L o D . - . . : e ) : . INMINTY ONUVHIO
=TT wosys LEL'DZ o BOd o WWd - o woaok ZeL'0Z  BOd [T7] SOIDHE TEL'OT kod vd WD, 9bT'0T - EOd . uvd TeOK POT'BT : iswacy popdnaag
T I ERUNDEITES LEPEIE - N < s8g : 69E. E T g8 WRED shz0
irates ¢ CLE T e Toed ’ S9'EsTs - veLors . - . L Croreees iy aDy
BTLEVS ) E e SE'EIPS S : vz LT88ES T . . ST e Tens 1y abaisay
wiL P e #IL . T mEe : - . %23 : . Aousdnacg
o oes [:1] 0B . ' B 1 o . oF - Suroogyo siunyg .

.. OE/TOT PoHHGmS : . CETfizoT - el . tzfaTer N ey sUien 97/5707 : .

* 3SN3dX3 ONV-INOINK 40 LSYDIU0S GINVIAA ZT-2T JUNDI3




10¢

ye ‘As[jea Juswnuow-01efj0 ~ 38po7 5 3uiprog

anjeA pue ssa0xy 0Z0Z-YMEW
% 0dl E1es$. % 0L 16095 - % 4L EI6PS CoDLLYS % DUT . REYRS % OLL ..ms..«w. w0 LTI BET VSIS R ITGT L STRES AN VBT O TRTTS e T JANESHY 553 YOLIR
I oY, 6wl oy iit AN T 98y . . TIUAWROTTY 10) 2AiBsaY
I oif 0iEs - 0T¢ . - 089S s OIE LIRS - O 7oT's - vaLe
(T T?  t6t Tt 0lE . TEbE T sosus01g 290
90 T s0 LI 30 RO Ea g : aovesnsuj
U ez ST st 51 L eSE T SR soxe Ayadosg
g | 3SN3G%3 B 3V0NI OHLLVEZSO-HON

T€E BBLD TEE. . f02'9 TEE . 12097 TGvES ..&mwuz_ggwﬁzogz_
0E 65 TOE 298 OE - 5bg. T OES - Tasg seLRNRGEN
T9E - {969 ISt "v9L9 198 9959 SLEY [ 10U d SN VERS0 550D
SCL . 156 T T S0L CGELE CTISE LT sosuade JEI0)
BT st TETISE 61 - 1pE, RT S S 800N
Uk vBL Ty 9L Ty 6EL. SBLL .éasfs_:ano doig
E5 9Tt 65 EIIT §5 - 0BO'Y sv0't Bupansew
1Ty T OHE i 07 66T - nEuﬁmEsu_# L
L st S avT VIR L & " S2ET " qeguan @ aAnensUwpY
SISNIA DHILVIIC0 GALIIRLSIOND

995 vZeor 99 sog0t 995 ;96201 666, . SHOON VNIV
VEF . FILE VEr 0L vEy . VEEL Iy o sasusdig (B1a]
oss 9y’ 0'ss £9 0’55 T8 i ..a%srmnom posEIaEg R0
o08 . T5E 008 - seeE B8 LESED: ‘YEV'E 393900 5 pooy
04T BERE 0IT CSSLT o’ s EABS'T swooy
. T el \ SN K3 VALV ARG

0g01 - SB2GL 00T LZLRT 0007 0BI'ST AN sanusaay Bunesadg (eio)

vo. ol vo a9 vO, 99 o - - 3wioduy snoauel s
80 351 20 758 K1 T gv . ﬁ:uEtanmo parziang ayin
6v  BEG Ev  E6 6% . EE - 858, .98t : : i Rl Sei3a9p
SET Z5cE 61 gee $6f  LesE” T S S TUE - eer TS0t Ter esr e g ohh * poog
% 5¥S  OIS0TS % SUS  bOZOIS K SPS 906 U R19'es %, S s BRI R T T T TR TR A P T el e DS Abgeg i e swoay
SU3  2E6SE§ . WD GW6RES W05 DTBEES BLBTES - Ve
% E6'5058 P%  (TErs 0% eI DY 0SS 1937y ofessay

WL "IL HiL LT hauadnazp’

78007 TEL'0T Tecoz: . L0z . Fwooy painzg

o6 08 08 e Uy 4o JequIny

SE/VEDT - WEfEEOZ E8/LE0T L TEJURGT

ISN3dX3 ONV JNOINI 40 LSVIIHOS NVIA-NAL £1-77 TNOH




- We anticipate that it will take three years for the proposed subject hotel to reach a
stabilized level of operation. Each revenue and expense item has been forecast
based upon our review of the proposed subject hotel's operating budget and
comparable income and expense statements. The forecast is based upon fiscal years
beginning July 1, 2018, expressed in inflated dollars for each year.

The proposed subject hotel's food and beverage operation is expected to be an
important component of the hotel. Therefore, based upon our review of comparable
operating statements, we have positioned an appropriate revenue level given the
hotel's planned facility and price point. We would anticipate future moderate
growth to occur within this category after the hotel's opening.

Furthermore, we have considered a spa, recreational/tour offerings, and resort fee
that have been positioned based on relevant comparable operating statements.

Property Taxes As similar property tax analysis was completed as presented for the existing resort
and a portion of the land value was allocated to determine the land assessment. S
Based on comparable assessments and the tax rate information, the proposed
subject property's projected property tax expense levels are calculated as follows.
FIGURE 12-14 PROJECTED PROPERTY TAX BURDEN (BASEYEAR) = - -
" Hote} L [_r_n_g_rwérﬁeﬁt; b ‘Fatal Real Proﬁéfw _
Goulding's Ladg@:{._l\}d;:té_l' bl{!_]_y) ;
Désert Rase inn & Cabids 586,285 . 3960535
Bluff Dwelllngs Resart & Spa’ -7 S 1673,841 5 11,803,716
RodewayInn & Suites B_fnndi'ng RS 1 e 1,598,515 . e
Rodeway Inn & Suites Monticelfo: 0725 i:r 883,930 %
. Assessments per Room
Desert Rose inn & Cahins =270 0
Bluff Dweilings Resort & Spa. "7 @00 : -
Rodeway Inn & Suites 8landing o S AR63E L 51565:
Rodeway tnn & Suites Monticello’ < o LIRS AL 36,830 s
Guu!ding's LOdEe .:: R B o : 10,512 . .
Pasltioned Subject - Pér Room + . 459 $150,000. i $179,898
pasitioned Subject - Total * " - $391,615 7 $12,000,000 514,301,615
'Su.i_u.rc.:':e.:'s'a..n.}_uan:_Cour:\ty_ As_sé s_;or-._:" s
kS
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FIGURE 12-15 PROJECTED PROPERTY TAX EXPENSE - SUMMARY

This analysis was then considered to develop a prospective “when open” value
through a discounted cash flow (DCF) analysis as of April 1, 2025, to utilize in a
residval-land-value calculation. The DCF analysis for the prospective resort is
shown on the following table and utilizes the same discount and terminal capital
rate as the existing hotel. We have considered the risk in establishing the property
to be offset by its new construction and modern design.

FIGURE 12-16 -

$1 983 563
2,995,819
: _3_,1;33,953 -

0, 75131}__ ;

42378e1 0 .
L 068301 o

‘g, 365 547 .

© 2,791,948
- 2,614,289 -
2,047,862
12,291,868
2145327
27,108,420 '

$50,545,777
$50,500,000

L +$631,000 .
- $5,369,029
8.0%

_11th Years EBITDA Less Reserves
Capata!lzatton Rate s

' $67,113,000

02 013,390

' Less Transactlon Costs @ 30%

NetSales Proceeds ' 555099510

' --"1Dth yearnet income of $5;213, ODD plus sales proceeds of$55 099, 610
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We then discounted the prospective “when open” value ta a current value, as
illustrated in the following table.

FIGURE 12-17 rza.ﬁsssmmue_-.gsiB_ESOi?T

L 450,200,000

'pl_ete Value of the Hotel as of-Od 01 2025
fer _-'_Drscount Factor of 4% ' e 0.8874
L Vaiue as. of 03 16, 2022 © §44,500,000

This present value was then deducted from the developed construction cost. The
following table illustrates resulting residuat land values.

FIGURE 1..?‘,.’13_3555‘“”5“- .'-AND:VA'-U;E: .%_E?H!:ATE?L"'!%:. SRR

Present Value of Hote! Y ' S 544,500,000 .
i - Tofal CostNew: Estimate (Excfudmg Land} S TR R TR 36,962,000
S Land Valde Opinlon as ofMarch 13,2022 0 e L e ST . 1 548,000
S per Unk (hasedmso units} I 5106 850
' -ljnd Value as Percentage of Totai Cost 19%

Ground Lease A ground lease capitalization approach was also completed, as set forth below.

Capitalization

Approach Over the past several decades, hotels and resorts have routinely been constructed
on leased land. While the lease terms differ somewhat from property to property,
the basis for the rental calculation is often tied to a percentage-of-revenue formula.
By using the forecasted revenues for the subject property and applying a typical
ground-lease rental formula, an appraiser can determine the hotel's economic
rental (i.e., the income attributed to the land). The land value can then be estimated
by capitalizing the hypothetical ground rent. The self-adjusting aspect of this
approach is a key element to its reliability.

We have researched actual long-term ground leases encumbering hotels. These
ground-lease rental formulas indicate a reasonable range of economic ground rents
for resorts such as the subject property of 3.0% to 6.0% of total revenue. For the
purpose of this analysis, we have selected 4.0% as a reasonable ground rental rate
for the subject property.

Based on the revenue projections set forth for the subject property as part of this
appraisal, the following table shows how the economic ground rent has been
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calculated. Note that the stabilized revenue level has been deflated back to the first
projection year’s dollars,

FIBURE 12-19 GROUND LSASE CAPTALZATION LAND VALUE CALOULATIONS

_pefiated Sta blslzed Total evenue -
Rental| Percentage - L

o 512 789, 034

; Ecommic Ground Rent

'__.:-'-Econo'rniciGrou'nd Rent---' _:.“ 551’-1,553'1-
.. Gepimlization Rate . .-t L 60 %

We have concluded the following excess land value:

FIGURE 12-20 EXCESS LAND VALUE CONCLUSION =~ ~

58 500,000
5105 000 :
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13. Reconciliation of Value Indications

Value Conclusion

The reconciliation, which is the last step in the appraisal process, involves
summarizing and correlating the data and procedures employed throughout the
analysis. The final value conclusion is arrived at after reviewing the estimates
indicated by the income capitalization and sales comparison approaches. The
relative significance, applicability, and defensibility of each indicated value are
considered, and the greatest weight is given to that approach deemed most
appropriate for the property being appraised.

The purpose of this report is to estimate the market value of the combined fee
simple and leasehold interest in the subject property; our appraisal involves a
careful analysis of the property itself and the economic, demographic, political,
physical, and environmental factors that influence real estate values.

Careful consideration has been given to the strengths and weaknesses of the three
approaches. In recognition of the purpose of this appraisal, we have given primary
weight to the value indicated by the income capitalization approach.

Based on our analysis, we have concluded to the following opinions of market value:

As Is
Date of Value March 16, 2020
Exposure Time (Months) 4to 12
Real Property Value 571,420,000
Personal Property Value 1,980,000
Intangible Property Value 0
Reconciled Value $73,400,000
Reconciled Value per Key 483,000

combined fee simpfe and

Interest Appraised
PP leasehold

The estimates of market value include the land (if applicable), the improvements,
and the furniture, fixtures, and equipment. The appraisal assumes that the hotel is
open and operational.

This analysis is based on the extraordinary assumption that the subject land equates
to 633 acres owned in fee and 37 acres subject to ground leases. We were not
provided with a full survey, legal description, or other complete description of the
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Components of Value

site; furthermore, we were not provided with a copy of each lease. As such, we have
assumed that the historical rent collection represents the full lease payment and
that the leases would continue throughout the projection period and extend (or be
extended) into the future. The analysis is also based on the extraordinary
assumption that the described improvements utilized in the excess land analysis
have been completed as. of the prospective "when complete” date of value. The
reader should understand that the expansion related to the proposed 80-room
resort does not yet exist as of the date of appraisal. OQur appraisal does not address
unforeseeable events that could alter the proposed project, and/or the market
conditions reflected in the analyses; we assume that no significant changes, other
than those anticipated and explained in this report, shall take place between the
date of inspection and date of prospective value. The use of these extraordinary
assumptions may have affected the assignment results. We have made no other
extraordinary assumptions specific to this appraisal. However, several important
general assumptions have been made that apply to this appraisal and our valuations
of proposed hotels in general. These aspects are set forth in the Assumptions and
Limiting Conditions chapter of this report.

USPAP requires the appraiser to “identify any personal property, trade fixtures, or
intangible items that are not real property but are included in the appraisal” and “to
analyze the effect on value of such non-real property items.”15 The estimates of
market value include the land, improvements, and personal property. The appraisal
assummes that the hotel is open and operational.

Hotels comprise three primary components: the real property (land and
improvements), personal property, and intangible property. Real property is
defined as “the interests, benefits, and rights inherent in the ownership of real estate
(land and improvements)."16 Personal property is defined as “identifiable tangible
objects that are considered by the general public as being ‘personal’—for example,
furnishings, artwork, antiques, gems and jewelry, collectibles, machinery and
equipment; all tangible property that is not classified as real estate.”17

The personal property consists of the furniture, fixtures, and equipment (FF&E) and
the inventories in place at the subject property as of the date of value. Personal
property is an integral part of a transient lodging facility. The allocation of a portion
of the overall hotel’s value to the personal property is not explicitly considered by
hotel investors in making their pricing decisions. Lodging facilities are usually sold
with their personal property in place. In accordance with the Uniform Standards of
Professional Appraisal Practice (USPAP), we have delineated the market value of

15 Ibid.
1 [bid.
7 Thid.
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the subject hotel’s personal property. Most furnishings in a hotel can command little
more than a salvage value substantially lower than the original cost when sold
separately from the improvements. Personal property has been valued based on its
depreciated replacement cost.

USPAP defines intangible property as “nonphysical assets, including but not limited
to franchises, trademarks, patents, copyrights, goodwill, equities, securities, and
contracts as distinguished from physical assets such as facilities and equipment.”18
All value attributable to the intangible property has been removed with the assumed
expense of a management fee and a franchise fee (if applicable] in the valuation
process.

Our concluded opinions of the subject hotel’s market value include the value of the
real property {land and improvements) and the value of the personal property only,
with the allocations shown in the previous table.

@ Thid.
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ieniof Assumptions and Limiting Conditions

This report is to be used in whole and not in part.

No responsibility is assumed for matters of a legal nature, nor do we render
any opinion as to title, which is assumed marketable and free of any deed
restrictions and easements. The property is valued as though free and clear
unless otherwise stated.

We assume that there are no hidden or unapparent conditions of the sub-
soil or structures, such as underground storage tanks, that would render the
property more or less valuable. No responsibility is assumed for these
conditions or for any engineering that may be required to discover them.

We have not considered the presence of potentially hazardous materials
such as asbestos, urea-formaldehyde foam insulation, any form of toxic
waste, polychlorinated biphenyls (PCBs), pesticides, mold, or lead-based
paints. We are not qualified to detect hazardous substances and urge the
client to retain an expert in this field if desired.

The Americans with Disabilities Act (ADA) became effective on January 26,
1992. We have conducted no specific compliance survey to determine
whether the subject property has been designed in accordance with the
various detailed requirements of the ADA. It is possible that the design does
not conform to the requirements of the act, and this could have an
unfavorable effect on value, Because we have no direct evidence regarding
this issue, our estimate of value does not consider possible nen-compliance
with the ADA.

We have made no survey of the property, and we assume no responsibility
in connection with such matters. Sketches, photographs, maps, and other
exhibits are included to assist the reader in visualizing the property. It is
assumed that the use of the described real estate is within the boundaries of
the property described and that there is no encroachment or trespass unless
noted,

All information, financial operating statements, estimates, and opinions
obtained from parties notemployed by TS Worldwide, LLC are assumed true
and correct, We can assume no liability resulting from misinformation.

Unless noted, we assume that there are no encroachments, zoning
violations, or building violations encumbering the subject property.
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10.

11.

12.

13,

14.

The property is assumed to be in full compliance with all applicable federal,
state, local, and private codes, laws, consents, licenses, and regulations
(including the appropriate liquor license if applicable), and that all licenses,
permits, certificates, franchises, and so forth can be freely renewed or
transferred to a purchaser.

All mortgages, liens, encumbrances, leases, and servitudes have been
disregarded unless specified otherwise.

None of this material may be reproduced in any form without our written
permission, and the report cannot be disseminated to the public through
advertising, public relations, news, sales, or other media.

We are not required to give testimony or attendance in court because of this
analysis without previous arrangements and -shall do so only when our
standard per-diem fees and travel costs have been paid prior to the
appearance.

If the reader is making a fiduciary or individual investment decision and has
any questions concerning the material presented in this report, it is
recommended that the reader contact us.

We take no responsibility for any events or circumstances that take place
subsequent to either the date of value or the date of our field inspection,
whichever occurs first,

The quality of a lodging facility’s onsite management has a direct effect on a
property’s economic viability and value. The financial forecasts presented in
this analysis assume responsible ownership and competent management.
Any departure from this assumption may have a significant impact on the
projected operating results and the value estimate.

The financial analysis presented in this report is based upon assumptions,
estimates, and evaluations of the market conditions in the local and nationat
economy, which may be subject to sharp rises and declines. Over the
projection period considered in our analysis, wages and other operating
expenses may increase or decrease because of market volatility and
economic forces outside the control of the hotel's management. We assume
that the price of hotel rooms, food, beverages, and other sources of revenue
to the hotel will be adjusted to offset any increases or decreases in related
costs. We do not warrant that our estimates will be attained, but they have
been developed based upon information obtained during the course of our
market research and are intended to reflect the expectations of a typical
hotel buyer as of the stated date(s} of valuation.
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i8.

19.

20.

21,

22,

23.

This analysis assumes continuation of all Internal Revenue Service tax code
provisions as stated or interpreted on either the date of value or the date of
our field inspection, whichever occurs first.

Many of the figures presented in this report were generated using
sophisticated computer models that make calculations based on numbers
carried out to three or more decimal places. In the interest of simplicity,
most numbers have been rounded to the nearest tenth of a percent. Thus,
these figures may be subject to small rounding errors.

[tis agreed that our liability to the client is limited to the amount of the fee
paid as liquidated damages. Our responsibility is limited to the client; the
use of this report by third parties shall be solely at the risk of the client
and/or third parties. The use of this report is also subject to the terms and
conditions set forth in our engagement letter with the client.

Although this analysis empioys various mathematical calculations to
provide value indications, the final estimate is subjective and may be
influenced by our experience and other factors not specifically set forth in
this report,

Any distribution of the total value between the land and improvements or
between partial ownership interests applies only under the stated use.
Moreover, separate allocations between components are not valid if this
report is used in conjunction with any other analysis.

Our report has been prepared in accordance with, and is subject to, the
requirements of the Financial Institutions Reform, Recovery, and
Enforcement Act (FIRREA) and the Uniform Standards of Professional
Practice (USPAP), as provided by the Appraisal Foundation.

This study was prepared by TS Worldwide, LLC. All opinions,
recommendations, and conclusions expressed during the course of this
assignment are rendered by the staff of TS Worldwide, LLC as employees,
rather than as individuals.
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15. Certification

The undersigned hereby certify that, to the best of our knowledge and belief:

1. the statements of fact presented in this report are true and correct;

2.  the reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions;

3.  wehave no present or prospective interest in the property that is the subject
of this report and no personal interest with respect to the parties involved;

4. we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment;

5. ourengagement in this assignment was not contingent upon developing or
reporting predetermined results; S

6.  our compensation for completing this assignmentis not contingent upon the
development or reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal;

7.  ouranalyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice;

8.  The subject property was inspected by Lauren Reynolds on March 16, 2022;
the photographs in this report reflect the condition of the property as
observed on that date. McKenna Luke, MAI participated in the analysis and
reviewed the findings, but did not personally inspect the property;

9. Lauren Reynolds provided significant real property appraisal assistance to
McKenna Luke, MAL and that no one other than those listed above and the
undersigned prepared the analyses, conclusions, and opinions concerning
the real estate that are set forth in this appraisal report;

10.  McKenna K. Luke, MAI, has not performed services, as an appraiser orin any
other capacity, on the property that is the subject of this report within the
three-year period immediately preceding acceptance of this assignment;

1i.  the reported analyses, opinions, and conclusions were developed, and this ‘
report has been prepared, in conformity with the requirements of the Code
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of Professional Ethics and the Standards of Professional Appraisal Practice
of the Appraisal Institute;

12. theuse ofthis reportis subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives; and

13.  as of the date of this report, McKenna K. Luke, MAI, has completed the
continuing cducation program for Designated Members of the Appraisal
Institute.

T e
/7_’.'{?’-{ - A =

McKenna Lulc, MAL

Managing Director

TS Worldwide, LLC

Temporary State Appraiser License (UT): 12672954-
TCGO
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McKenna Luke, MAI

EMPLOYRMENT

2012 to present
20012012
2011

2009 - 2011
2010

2009

2005 - 2008

EDUCATION AND OTHER
TRAINING

HVS CONSULTING AND VALUATION SERVICES
Albuquerque, New Mexico

STONEBRIDGE COMPANIES
Engiewoad, Colorado

HYATT REGENCY CONVENTION CENTER
Denver, Colorado

UNIVERSITY OF DENVER RECREATION DEPARTMENT
Denver, Colorado

HYATT REGENCY TECH CENTER
Denver, Colorado

THE STANLEY HOTEL
Estes Park, Colorado

PATTY JEWETT BAR AND GRILL
Colorado Springs, Colorado

MBA - Daniels College of Business, University of Denver
Finance

BSBA - Danieis College of Business, University of Denver
Hospitality Management

Other Specialized Training Classes Completed:

Uniform Standards of Professional Appraisal Practice ~ 15 hours
Basic Appraisal Procedures ~ 30 hours

Basic Appraisal Principles - 30 hours

General Appraiser income Approach (Parts I and II) - 60 hours
General Appraiser Market Analysis and HBU - 30 hours

General Appraiser Site Valuation and Cost Approach - 30 hours
General Appraiser Sales Comparison Approach - 30 hours
General Appraiser Report Writing and Case Studices - 30 hours

HVS, Albuquerque, New Mexico
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EDUCATION {CONTINUED)

STATE CERTIFICATIONS

PROFESSIONAL
AFFILIATIONS

PUBLISHED ARTICLES

HVS Journal
HVS Journal
HVS Journal
HVS Journal

HVS Journal

HVS Journal

HVS Journal

Business Practices and Ethics - 7 hours
Statistics, Modeling and Finance - 15 hours
Advanced Income - 30 hours

Advanced Market Analysis and HBU - 40 hours
Quantitative Analysis - 40 hours

General Demonstration Report Writing - 7 hours
Eminent Domain - 7 hours

Forecasting Revenue - 7 hours

Intro to Green Buildings - 7 hours

Land and Site Valuation - 7 hours

Capstone - Demo Report

Vineyard Valuation Seminar - 7 hours
Subdivision Valuation - 7 hours

Evaluating Today's Appraisal - 7 hours
California Law - 4 hours

Biennial USPAP Updates

Court of Master Sommelier, Americas
Introductory Course & Examination ~ 18 hours

Alaska, Arizona, Missouri, New Mexico, Texas

Appraisal Institute - Designated Member (MAI)

“COVID-19’s Impact on the Albuguerque Lodging Market,” April 2021

“HVS Marlet Pulse: Columbia, South Carolina,” September 2019

“Vineyard and Winery Market Intelligence,” December 2018

“Key Takeaways: Hunter Conference,” co-authored with Heidi Nielsen, April 2017

“Industry Insights: Impacts of Major Brand PIPs,” co-authored with Dinaker Mallya,
February 2017

“Key Considerations for Historic Building Conversions,” co-authored with Shannon
Sampson and Mallory White, February 2017

“Four Key Takeaways ~ 2015 North America Tourism & Hospitality Investment Conference
(NATHIC)," co-authored with Heidi Nielsen and Kirby Payne, November 2015
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HVS Journal

HVS Journal

HVS Journal

HVS Journal

“Three Key Takeaways — North America Hotel Investments Conference 2014,” co-authored
with Meghan Bean, December 2014

“In Focus - Health and Wellness Hotel Trends,” July 2014
“Market Intelligence Report 2013: Oklahoma City,” May 2013

“HVS Market Intelligence Report: Oklahoma City, Oklahoma,” January 2013

HVS, Albuquerque, New Mexico
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EXAMPLES OF PROPERTIES APPRAISED
OR EVALUATED

PORTFOLIO VALUATION

Portfolio of 12 Great Wolf Lodge
Properties, Various Locations

Portfolio of 14 Great Wolf Lodge
Properties, Various Locations

Portfolio of 10 Marriott- or Hyatt-
branded Hotels, Various Locations

Portfolio of 14 Boutique Hotels

Portfolio of 2 Best Western Hotels,
Colorado Springs

Portfolio of 2 Cloverleaf Suites Hotels,
North Carolina and South Carolina

Portfolio of 4 Boutique Hotels,
California

Portfolio of 7 Full-Service Hotels,
Various Locations

Portfolio of 58 InTown Suites
Properties, Various Locations

Tharaldson Portfolio of 89 Hotels,
Various Locations

Portfolio of 7 Hotels, Various Locations

Portfolio of 8 Marriott- or Hilton-
branded Hotels, Various Locations

Portfolio of 6 Limited- or Full-Service
Hotels, Various Locations

Portfolio of 4 Resort Properties,
Southern California

Portfolio of 3 Hilton-Branded Hotels,
Michigan, Mississippi, & Maryland

Portfolio of 5 Hotels for Broadshore
Capital

Portfolio of 4 Club Quarters
Properties, Various Locations

ALABAMA

Hilton Garden Inn Montgomery East,
Montgomery

Proposed Hotel, Section

ALASKA

Comfort Inn Downtown Ship Creek,
Anchorage

Microtel Inn & Suites Anchorage,
Anchorage

Mote! 6 Anchorage Midtown,
Anchorage

ARIZONA

Cambria Hotel Downtown Phoenix
Convention Center, Phoenix

Proposed Hyatt Place Downtown
Phoenix, Phoenix

Wyndham Garden Hote] Phoenix
Midtown, Phoenix

Embassy Suites by Hilton, Scottsdale

Fairmont Scottsdale Princess,
Scottsdale

Four Seasons Scottsdale at Troon
North, Scottsdale

Great Wolf Lodge Talking Stick,
Scottsdale

Homewood Suites by Hilton
Phoenix/Scottsdale, Scottsdale

Sanctuary on Camelback Mountain,
Scottsdale

JW Marriott Starr Pass Resort & Spa,
Tucson

Market Area Overview, Scottsdale

Tanque Verde Guest Ranch, Tucson

ARKANSAS
Quality Suites, Paragould

CALIFORNIA

Hilton, Anaheim

Portofino Inn & Suites, Anaheim

Sheraton Park Hotel at the Anaheim
Resort, Anaheim

Bear Valley Ski Resort, Bear Valley

Radisson Hotel, Brisbane

Hotel Amarano, Burbank

Courtyard San Diego Carlshad
McClellan-Palomar Airport, Carlsbhad

Park Hyatt Aviara, Carlsbad

Proposed Hampton Inn, Chico

Proposed Boutique Hotel,
Copperopolis

Proposed Reverb by Hard Rock, Cotati

Courtyard by Marriott Los Angeles
Westside, Culver City

Proposed Hyatt Hotel, Fresno

Hampton Inn & Suites Los Angeles
Glendale, Giendale

Ritz-Carlton Hailf Moon Bay, Half Moon
Bay

Proposed Resort Hopland, Hopland

Best Western Plus South Bay LAX
Airport, Lawndale

Westin, Long Beach

Days Inn Hollywood Near Universal
Studios, Los Angeles

Hotel Normandie, Los Angeles

Westin Bonaventure Hotel & Suites,
Los Angeles

Proposed Courtyard and Residence
Inn by Marriott, Marina Del Rey

Proposed Element by Westin, Milpitas

Motel 6 Modesto North, Modesto

InterContinental Clement Monterey,
Monterey

Portola Hotel & Spa Monterey Bay,
Monterey

Hotel Indigo Napa Valley, Napa

Ivy Hotel, Napa

Marriott Napa Valley Hotel & Spa,
Napa

Meritage Resort at Napa, Napa

Proposed Four-Star Hotel, Napa

Vista Collina Resort, Napa

Proposed Extended-Stay Hotel
Newark, Newark

Oakland Airport Executive Hote],
Oakland

Proposed Moxy Uptown Qakland,
Oakland

Proposed Oakland Hotel, Oaltland

DoubleTree by Hilton Anaheim Orange
County, Orange

Villa Royale Inn, Palm Springs

Proposed Graduate Hotel, Palo Alto

Proposed Home?2 Suites by Hilton,
Petaluma

Courtyard by Marriott
Richmond/Berkeley, Richmond

Hilton Garden Inn Sacramento Airport
Natomas, Sacramento

Fairfield Inn & Suites by Marriott $San
Francisco San Carlos, San Carlos
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Estancia La Jolla Hotel and Spa, San
Diego

Proposed SpringHill Suites, San Diego

Rancho Bernardo Inn, San Diego

Wyndham Garden San Diego
SeaWorld, San Diego

Aquarium of the Bay, San Francisco

Battery, San Francisco

Four Points SFO, South San Francisco

Hilton San Francisco Financial District,
San Francisco

Holiday Inn Fisherman's Wharf San
Francisco, San Francisco

Hotel G, San Francisco

Huntington Hotel, San Francisco

Hyatt Place San Francisco Downtown,
San Francisco

Scarlet Huntington, San Francisco

Stanford Court, San Francisco

San Luis Creek Lodge, San Luis Obispo

Embassy Suites San Rafael Marin
County, San Rafael]

Hotel Californian, Santa Barbara

Hyatt Centric, Santa Barbara

Proposed La Bahia Hotel, Santa Cruz

Motel & Santa Nella Los Banos
Interstate 5, Santa Nella

Hilton Sonoma Wine Country (Closed),
Santa Rosa

Hotel Santa Rosa, Santa Rosa

Domain Hotel Silicon Valley, Sunnyvale

Motel 6 Turlock, Turlock

Hyatt Regency Valencia, Valencia

Mote] 6 Vallejo West, Vallejo

Proposed Vallejo Waterfront Hotel,
Vallejo

Proposed Boutique Hotel, Walnut
Creek

COLORADO

Proposed Hotel Indige, Denver

Stanley Hotel, Estes Park

Proposed Best Western Plus, Hayden

Courtyard by Marriott Denver
Southwest Lakewood, Lakewood

Residence Inn by Marriott Denver
Southwest Lakewood, Lakewood

Hyatt House, Colorado Springs

TownePlace Suites by Marriott
Colorado Springs South, Colorado
Springs

CONNECTICUT
DoubleTree by Hilton Hotel, Norwalk

DELAWARE

TownePlace Suites by Marriott
Wilmington Newark Christiana,
Newark

Sheraton Suites, Wilmington

DISTRICT OF COLUMBIA
River Inn, Washington

FLORIDA

Wyndham Hotel, Boca Raton

Dreamyview Beachfront Hotel & Resort,
Clearwater Beach

Plantation on Crystal River an Ascend
Hotel Collection Member, Crystal
River

SpringHill Suites by Marriott,
Gainesville

Marriott Beachside Condo Hotel Key
West, Key West

Holiday Inn Express & Suites Orlando
international Drive, Orlando

Holiday inn Express Orlando
International Drive, Orlando

Brazilian Court Hotel & Beach Ciub,
Palm Beach

Ritz-Carlton, Sarasota

GEORGIA

Hampton Inn (Southlake Parkway),
Atlanta

Hampten Inn & Suites (Bobby Brown
Parkway), Atlanta

Georgia Tech Hotel & Conference
Center, Atlanta

Residence Inn by Marriott Atlanta
Buckhead, Atlanta

Hilton Garden Inn Atlanta Airport
North, East Point

Drayton Hotel, Savannah

Hampton by Hilton Savannah Historic
District, Savannah

Country Inn & Suites, Valdosta

HAWAII

Hyatt Centric Waikiki Beach, Honolulu

Four Seasons Resort O'ahu at Ko Olina,
Kapolei

IDAHO
Proposed Comfort Inn & Suites, Boise
Proposed Sun Valley Hotel, Ketchum

ILLINOIS

Baymont Inn & Suites, Alsip

Hampton [nn, Bolingbrook

Proposed Hilton Garden Inn,
Bolingbrook

Best Western, Burbank

Chicago Lake Shore Hotel, Chicago

Crossroads Hotel, Chicago

Independent Hotel, Chicago

Proposed Hampton Inn (Chicago
Motor Club Conversion), Chicago

Proposed Holiday Inn Express, Chicago

Holiday Inn, Itasca

Sheraton Chicago Northbrook,
Northbrook

Hyatt House, Warrenville

Hyatt Place, Warrenville

Super 8, Willowbrook

INDIANA

Fairfield Inn & Suites Indianapolis
Airport, Indianapolis

Residence Inn by Marriott Indianapolis
Airport, Indianapolis

Hilton Garden Inn Wabash Landing,
West Lafayette

iowa
Proposed Warrior Hotel at the Warrior
and Davidson Buildings, Sioux City

KANSAS
Holiday [nn Express & Suites, Hays
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Proposed Clinton Lake Hotel and
Conference Center, Lawrence

Ambassador, Wichita

Americlnn, Wichita

Days Inn, Wichita

DoubleTree by Hilton Hotel Wichita
Airport, Wichita

KENTUCKY
Holiday Inn Louisville Airport South,
Louisville

LOUISIANA

Holiday Inn Express & Suites Lake
Charles, Lake Charles

DoubleTree by Hilton, New Orleans

Holiday Inn Express New Qrleans
Downtown, New Orleans

0ld No 77 Hotel & Chandlery, New
Orleans

Quality Suites, Sulphur

MARYLAND

Motel 6, Annapolis

HomeZ2 Suites by Hilton Baltimore
Downtown, Baltimore

Homewood Suites/Hilton Garden knn
Inner Harbor, Baltimore

Proposed Extended-5tay Hotel,
Baltimore

Proposed Staybridge Suites, Baltimore

Proposed Great Wolf Perryville,
Perryvilie

MASSACHUSETTS

Hampton by Hilton Berkshires Lenox,
Lenox

Fairfield by Marriott Boston Milford,
Milford

MICHIGAN

Hawthorn Suites Dearborn Detroit,
Detroit

Westin Book Cadillac Detroit, Detroit

DoubleTree by Hilton Grand Rapids
Airport, Grand Rapids

Courtyard by Marriott Grand Rapids
Airport, Kentwood

Red Roof Inn, Plymouth

Hampton by Hilton Detroit Southgate,
Southgate

Fairfield Inn & Suites Detroit Troy,
Troy

TownePlace Suites by Marriott Detroit
Troy, Troy

MINNESOTA

Embassy Suites, Bloomington

Le Bourget Aero Suites (conversion to
Holiday Inn Express), Bloomington

" Kahler Grand Hotel, Rochester

ICahler Inn & Suites, Rochester

Marriott Rochester Mayo Clinic,
Rochester

Residence Inn by Marriott Rochester
Mayo Clinic Area, Rochester

MISSOURI

La Quinta Inn & Suites Blue Springs,
Blue Springs

Watermill Cove Resort, Branson

Crowne Plaza, Bridgeton

Limited-Service Hotel, Columbia

Hilton Kansas City Airport, Kansas City

InterContinental Kansas City at the
Plaza, Kansas City

Proposed Holiday Inn, St. Louis

Marriott St Louis Grand Hotel], St.
Louis

Holiday Inn Express, Sidney

Homewood Suites, Richmond Heights

Days Inn, Warrensburg

MONTANA

Holiday Inn Express, Sidney

Proposed Landmark at Whitefish,
Whitefish

NEVADA

Cal Neva Resort & Casino, Crystal Bay

Caesars Palace, Las Vegas

Hard Rock Hotel & Casino Las Vegas,
Las Vegas

Matel 6 Reno West, Reno
Mote! 6 Reno Airport - Sparks, Sparks

NEW JERSEY

SpringHill Suites by Marriott Newark
Liberty International Airport,
Newark

Ocean Resort Casino, Atlantic City

Embassy Suites Secaucus
Meadowlands, Secaucus

NEW MEXICO

Courtyard by Marriott, Albuquerque

Holiday Inn Albuquerque Airport,
Albuguerque

Holiday Inn Express, Albuguerque

Homewoed Suites by Hilton
Atbuquerque Uptown, Albuquerque

Hyatt Place Albuguerque Airport,
Albuquerque

Hyatt Place Albuquerque Uptown,
Albuquerque

Proposed avid by [HG, Albuquerque

Sheraton Albuquerque Airport Hotel,
Albuguerque

Comfort Suites, Las Cruces

Proposed Hotel, Los Alamos

Hilton Garden inn Albugquerque North
Rio Rancho, Rio Rancho

Bishop's Lodge, Santa Fe

Eidorado Hotel & Spa, Santa Fe

Four Season Resort Rancho
Encantado, Santa Fe

Hotel Santa Fe, Santa Fe

Hotel St. Francis, Santa Fe

Inn & Spa At Loretto, Santa Fe

La Posada de Santa Fe Resort & Spa,
Santa Fe

Hampton Inn, Taos

Taos Inn, Taos

Quality Inn, Tucumcari

NEW YORK

Fairfield Inn & Suites, Brooklyn
Tillary Hotel, Brooklyn

Holiday Inn Express, Fishkill
Holiday Inn Express, Hauppauge
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Holiday inn L.I City Manhattan View,
Long Island City

Standard High Line, New York

TRYP by Wyndham New York City
Times Square South, New York

Tioga Downs, Nichols

Holiday Inn Express Poughkeepsie,
Poughkeepsie

Holiday Inn Express Rochester Greece,
Rochester

Holiday Inn Express Syracuse Airport,
Syracuse

Radisson Hotel JFK Airport, Jamaica

Sheraton, Tarrytown

SpringHill Suites by Marriott,
Tarrytown

Hampton Inn & Suites Binghamton
Vestal, Vestal

NORTH CAROLINA

Cloverleaf Suites Charlotte, Charlotte

Home2 Suites by Hilton Charlotte
Piper Glen, Charlotte

Residence Inn by Marriott Charlotte
South at {-77 Tyvola Road, Charlotte

Candlewood Suites Durham Research
Triangle Park, Durham

Fairfield Inn & Suites Hendersonville
Flat Rock, Flat Rock

Proposed Holiday Inn Express
Lumberton, Lumberton

Wolf Ridge Ski Resort, Mars Hill

Proposed Hotel Pilot Mountain, Pilot
Mountain

Hampton Inn & Suites Pineville,
Pineville

DoubleTree by Hilton, Rocky Mount

Staybridge Suites Wilmington East,
Wilmington

Waynesville Inn Golf Resort & Spa,
Waynesville

OHIO

Holiday Inn Express, Centerville

Four Points by Sheraton Cleveland
Airport, Cleveland

Hyatt Regency Cleveland at The
Arcade, Cleveland

Marriott Cleveland Airport, Cleveland

Four Points Columbus Airport,
Columbus

Comfort Inn Cleveland Airport,
Middleburg Heights

Microtel Inn & Suites by Wyndham,
Saint Clairsville

OKLAHOMA

Proposed Country Inn & Suites,
Edmond

Holiday Inn Express, Enid

Country Inn & Suites, Norman

Fairfield Inn & Suites by Marriott,
Norman

Boutique Hotel, Oklahoma City

Full-Service Hotel, Oklahoma City

Homewood Suites by Hilton,
Oklahoma City ‘

Proposed 21c Hotel, Oklahoma City

Proposed Boutique Hotel, Oklahoma
City

Proposed Candlewood Suites,
Oklahoma City

SpringHiil Suites by Marriott,
Oklahoma City

Holiday Inn Express & Suites Pauls
Valley, Pauls Valley

Fairfield Inn & Suites, Stillwater

Ambassador Hotel, Tulsa

Embassy Suites, Tulsa

Hampton {nn, Tulsa

‘Proposed Best Western Plus, Tulsa

OREGON

Plaza Inn & Suites at Ashland Creek,
Ashland

Salishan Spa & Golf Resort, Gleneden
Beach

Dossier Hotel, Portland

Duniway Portland, a Hilton Hotel,
Portland

Hilton Portland Downtown, Portland

Hotel DeLuxe Portland, Portiand

Hotel Lucia, Portland

Sentinel Hotel, Portland
Sunri