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ARNIE BUTLER & COMPANY

FIRE DAMAGE ANALYSIS
ON THE
HUMPHREY RV & TRAILER

SHOP BUILDING
800 U. S. HIGHWAY NO. 50
GRAND JUNCTION, COLORADO

APPRAISED FOR:
Mr. Brad R. Humphrey
Humphrey RV and Trailer
800 U. S. Highway No. 50
Grand Junction, Colorado 81503

DATE OF VALUE:
December 28, 2005

APPRAISED BY:
ARNIE BUTLER & COMPANY
R. Arnold Butler, MAI
300 Main Street, Suite 301
Grand Junction, Colorado 81501

ARNIE BUTLER & COMPANY
GRAND JUNCTION, COLORADO
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300 Main Street, Suite 301
Grand Junction, Colorado 81501
R. Amnold Butler, MAI Phone: g70-2.41-2716 Melinda Schminke
Certified General Appraiser Facsimile: g70-241-5653 Licensed Appraiser
Licensed in Colorado and Utal Kori S. B. Satterfielb
e-mail-arnie@wic.net Appraisal Associate

January 2, 2006

Mr. Brad R. Humphrey
800 U. S. Highway No. 50
Grand Junction, Colorado 81503

Dear Mr. Humphrey:

As you requested, we have inspected the building, which was
burnt in a fire, located at 800 U. S. Highway No. 50 on
Orchard Mesa. The purpose of this inspection and limited
summary appraisal is to establish a market value as defined by
the Uniform Standards of Professional Appraisal Practice
(USPAP) for the function of establishing the loss in value to
the damaged structure as required by the City of Grand
Junction. The effective date of this analysis is December
28, 2005.

Mr. and Mrs. Brad Humphrey are the current owners of the
subject property. The site contains 1.96 acres in two parcels
and is improved with an office and shop building. The
Humphrey’s purchased the entire property on August 2, 2002
from Larry Corn and Marie Tipping for a recorded price of
$160,000.

The site as a whole is located on the northeast corner of
South U. S. Highway No. 50 and Aspen Street, approximately
one-third mile southeast of the Unaweep and South U.S. Highway
50 intersection. The site is within the Grand Junction City
limits. It is semi-rectangular in shape and contains 1.96
acres. It has frontage along the north side of South U.S.
Highway 50 and east side of Aspen Street, and abuts private
property on the remaining boundaries.

The south 0.96 acres of the site, which are located at the
northeast corner of the Highway and Aspen Street, are zoned
Commercial-One (C-1). The north 1.00 acre, which is located on
the east side of Aspen Street and adjacent north of the
commercial parcel are zoned Residential Multi-Family-8

(RMF-8) . At the present time the south site area is used for
the office, shop and storage/maintenance area.

ARNIE BUTLER & COMPANY
GRAND JUNCTION, COLORADO
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The north site area i1s used for storage. The perimeter of the
site is fenced with chain link security fencing. Access is

through a security gate located on Aspen Street.

Utilities in use to the site include natural gas, electricity,
phone, cable, and domestic water. Police and fire protection
are provided by the City of Grand Junction and Mesa County.

There is a 504 square foot office building located at the
southwest corner of the whole site area. This concrete block
building was constructed in 1952 and is an average quality
building in average condition. The southwest corner of the
building is located 16.50 feet east of the west boundary fence
and 7.8 feet south of the south boundary fence.

The shop building, which is the subject of this appraisal, is
located north of the office building. It was originally
constructed in 1952 with subsequent additions and contains
4,360.50 square feet. The construction items include a
concrete slab floor with metal and masonry block walls and a
metal panel covered roof. The roof structure is wood and
steel.

In the fall of 2005, the west 2,080.50 square feet of the
property were damaged by fire. Pictures included within
this report illustrate the damaged and undamaged area as of
November 23, 2005, the date of our inspection.

The West Half of the building most likely will require
total reconstruction. The east half of the building
suffered some fire, smoke and water damage, but remains
functional. Subject to a structural engineers report, it
is my opinion, that the west 2,080.50 feet of the building
should be razed to allow reconstruction of a new structure.
Most attempts to repair fire damaged structures result in
higher development costs and an inferior overall structure.
Thus, most often, it is most prudent and financially
feasible to raze the existing building and build new.

To value the subject property, we have analyzed several
office/warehouse buildings that have sold and are located
throughout Grand Junction. Enclosed with this letter is an
abstract summary of those properties that have sold.

ARNIE BUTLER & COMPANY
GRAND JUNCTION, COLORADO
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Analyzing the comparable sales indicates a range in unit
prices from $34.82 to $121.00 per square foot, after the
extraction of land value. The comparables that are most
similar to the subject establish a range of prices from
$34.82 to $60.00 per square foot.

Buildings that are located on South Avenue and U.S. Highway
6 and 50 support the low end of the range. Several
buildings located on South U.S. Highway 50 and North Avenue
support the high end of the range.

After consideration is given to the quality, size, age and
condition of each comparable sale, along with any other
factor that may be pertinent to this analysis, it is our
opinion that a per square foot price applicable to the shop
structure is equal to $40.00 per square foot. This equates
to a total building value of $175,000, rounded.

The value of the property, as it now exists after the fire
equals, $40.00 per square foot for the east 2,280 square
feet, or $91,200.

Based on this analysis, the damages to the subject building
are summarized as follows:

Present Market Value - Before the Fire $175,000

(Shop Building Only)

Present Market Value - After the Fire $ 91,200

(east 2,280.00 sf of shop bldg.)

Damages to the Shop Building $ 83,800 (47.89%)

(west 2,080.50 sf of shop bldg.)

This damage analysis only pertains to the shop building. If the
value of the whole property, land and improvements, were valued,
the estimated damage would be less than twenty percent (20%) of
the Total Property Value.

If the City of Grand Junction’s Development Codes are

Enforced, because of the fire damage to the shop building,

the Overall Loss In Value to the property will be significant.
The existing office building, street rights of way, and building
setbacks would all have to be analyzed. Most likely the new
development standards would require the existing office building
to be razed and the south and west boundaries relocated inward.
This would result in the loss of a building and net usable land
area.

ARNIE BUTLER & COMPANY
GRAND JUNCTION, COLORADO
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cf the subject improvements
could be determined. A unit
price was concluded for the
subject property, from which the
allocated values of the subject
property could be concluded.

MARKET VALUE - BEFORE FIRE: $175,000 total value, rounded
$40.00 per square foot

MARKET VALUE - AFTER FIRE: $ 91,200 (East shop building area)
DAMAGES TO SHOP BUILDING $ 83,800 (47.89 percent)

DAMAGES AS A PERCENT TO WHOLE
PROPERTY: Less than Twenty Percent (<20%)

DATE OF VALUE: DECEMBER 28, 2005
DATE OF FINAL REPORT: January 2, 2006
EXPOSURE PERIOD: 1 year or less.

LIMITED SUMMARY APPRAISAL

This appraisal is a Limited Summary Analysis because all
three recognized approaches to value are not used. Due to
the scope of this analysis, all three analyses are not
required.

Under U.S.P.A.P., the Departure Rule states that ”“the
burden of proof is on the appraiser to decide before
accepting an assignment and invoking this rule that the
scope of the work applied will result in the real property
and personal property valuation process. Standard Rules 1-
2(f) and 7-2(f) require the appraiser to identify the scope
of work necessary to complete the assignment. When the
departure rule is invoked, the scope of work is reduced.

It is important that both the appraiser and client fully
understand how this will affect the reliability of the
resulting opinions and conclusions. It is also important
that the client agrees that the resulting level of
reliability is appropriate for the intended use.” This
appraisal is limited because it will not address the cost
approach. For properties of the subject’s age, the cost
approach generally does not provide for an accurate

ARNIE BUTLER & COMPANY
GRAND JUNCTION, COLORADO
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