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March 12, 2025

Mr. Todd Verciglio

City of Roswell

500 North Main, Suite 100
Roswell, NM 88201

RE: City of Roswell Property at 212 East Twelfth
Dear Mr. Verciglio

Pursuant to your request, I have inspected and appraised the fofmer City of
Roswell Parks and Recreation Department Shop Building and land located at
212 East Twelfth Street in Roswell.

This specific property is located at the single most flood prone site in town
per observations from the recent flooding. The raised railroad track bed
and trestle proved to act as a dam in the subject neighborhood whose
primary outlet to the east was the opening and trestle located next to the
southeast corner of the subject site. Several vehicles that washed
downstream from the Convention Center and Roswell Ford wound up in the
Hondo Riverbed on the south edge of the subject site.

The subject property is obviously in the local flood hazard zone and is directly
affected by the FEMA 50% rebuild rule. National laws would prevent an
owner from repairing or rebuilding subject unless it were rebuilt to withstand
flooding and meet any applicable building codes. As a practical matter,
lenders would not be allowed to loan on the property unless it was rebuilt to
flood hazard prevention requirements and an owner could not get a building
permit to rebuild the property without meeting new codes even if he could
do so with cash out of pocket. One could argue that the value of the subject
land is less than a bare site value because existing “improvements” must be
demolished and removed from the site in the near term.

Land values seldom go down, however, the emerging truth from our recent
flood is that our flood zone designations probably do not fully reflect current
flooding risks and that some properties should not be rebuilt on some high
flood risk sites unless they are built with adequate flood risk mitigation
features. The subject property was designated as a flood zone location
before the recent flood.
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Todd Verciglio
March 12, 2025
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I hereby submit my value conclusion for the subject property and a summary
of my analyses which led to my value conclusion. This report is subject to
specific appraisal certifications, assumptions, and limiting conditions
included in the addenda of the report. I have specifically assumed that the
reality of flooding of the subject property cannot be ignored and that future
development and use of the subject property would be an iffy proposition.

My appraisal analysis utilized variations of the Cost Approach to reflect
various scenarios and their resulting value estimates. I estimate that
demolition and disposal of the existing facility will cost no less than $10,000.
My final current market value conclusion for subject is $36,000 which is the
value of the subject site less the cost of demolition and disposal of the
existing improvements. At this point in time, my understanding of
governmental regulations after a major flooding event is that even if a
property owner wanted to rebuild subject, because remodeling costs would
exceed 50% of the improvement value before the flood; the subject property
would have to be brought up to flood hazard mitigation standards which
would probably mean a new building would have to be built dock high.

The good central location of subject might motivate redevelopment in the
foreseeable future; however, I doubt very much that the subject site will be
put to full use in the next ten years.
After a careful analysis of the subject property , I have concluded that the
As Is Market Value of the fee simple interest in the subject property,
estimated as of February 28, 2025 was
$36,000

THIRTY SIX THOUSAND DOLLARS
The City has the equipment and personnel to tear down the subject building
and dispose of the construction debris. If the property is not sold in the near
term, I recommend that the building demolition be done on a time available
basis by city crews.
Please do not hesitate to call on me if I can be of further assistance.
Respectfully submitted,
J-fg/wﬁ&ggg%
Ed McClelland, NM171-G

Ed McClelland, Appraiser



IDENTIFICATION OF THE PROPERTY

The subject property consists of a 50-year-old office and shop building
located on a commercially zoned site. The building is addressed as 212 East
Twelfth in Roswell, New Mexico. It may also have been called 210 or 214
East 12th in the past. The tax assessor records do not show a street address.

The subject property is legally described as Lots 1 through 7, Block 16, North
Spring River Addition to the City of Roswell, Chaves County, New Mexico as
filed for record on May 23, 1889; Less portions of Lots 4, 5, 6 & 7 that have
been vacated or otherwise dedicated for the North Spring River Channel and
the Roswell hike and bike path.

Part of the currently fenced site includes all of the alley in Block 16 lying
north of the bike trail and North Spring River Channel and approximately the
easterly 28 feet of Lots 9 to 14 inclusive that are actually part of the Schertz

property. The north fence also includes part of the public Right of Way for
East Twelfth.

The current owner of the subject property is the City of Roswell. Adjacent
owner Morris Schertz acquired the former Little Theatre Property from the
Little Theatre group on March 28, 2001. A survey of the subject block was
made and filed in Survey Book 12 at page 46. No mention of an alley
vacation or the encroachments by the city show on that survey.

Ed McClelland, Appraiser



PURPOSE AND INTENDED USE OF THE APPRAISAL

The purpose of this appraisal is to estimate the "Market Value" of the fee
simple interest in the subject property.

"MARKET VALUE" is defined as:

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, knowledgeably, and assuming the price is not
affected by undue stimulus.

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

e buyer and seller are typically motivated;

e both parties are well informed or well advised, and acting in
what they consider their best interest;

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

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

e 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.

This definition is quoted from the Office of the Comptroller of the Currency
Regulation 12 C.F.R. Part 34.42 (g):55 Federal Register 12202, August 24,
1990, as amended at 57 Federal Register 12202, April 9, 1992; 59 Federal
Register 29499, June 7, 1994, and is the commonly adopted market value
definition for banks and agencies that regulate federally insured financial
institutions in the United States at this time.

The intended use of this appraisal is advise City officials of the vale and
probable obtainable price for the subject property in a sale. The intended
users are City of Roswell government leaders. The effective date of this
appraisal was February 28, 2025.

Ed McClelland, Appraiser



SCOPE OF THE APPRAISAL

This appraisal involved multiple current exterior inspections of subject and
one interior inspection. The current photographs, drawings and data
provided herein are deemed to represent an adequate summary of subject's
facts and the appraisal process when read by individuals trained in real
estate valuation or persons familiar with Roswell or the subject property.
This appraisal is subject to the appraiser’'s specific Certifications and
Statements of Assumptions and Limiting Conditions which accompany the

report. No unusual or atypical assumptions or limiting conditions were used
in this valuation.

A major flood hit Roswell on the night of October 19-20t 2024. At that time
the subject property was already vacant and the building was no longer in
regular use. The subject property had been previously appraised for the
City by another appraiser and the subject property was considered surplus
to city needs.

Among the many effects of a major community flood are reviews of flood
zone locations and rebuilding or reuse requirements that may be imposed
on properties that have flooded or are likely to flood in the future. FEMA
has a national policy on flood prone areas that prohibits redevelopment in
some locations and mandates that rebuilt properties meet newer flood prone
area construction requirements if reconstruction and demolition costs
exceed 50% of a subjects’ specific improvement value before the flood.
Site improvements and structures other than a main building are mostly
excluded from the “before” improvements valuation.

The subject site is immediately adjacent to a railroad track bed and trestle
that created a dam and water constriction point in the recent flood. Since
the North Spring River is a perpetual waterway, there is no reason to believe
that future major even flooding would not affect subject. This report
includes summaries of Cost Approach analyses that enable valuation of the
subject property before and after the recent flood date and as of current
date. Due to the future high risk of flooding at subject. The ordinary .
application of the Income Approach and Market Data approaches to value
are not directly useful or necessary for this appraisal.

This report and appraisal can be expanded substantially with additional
explanatory narrative, comparable detail, and a more detailed analysis
added if the users of the appraisal deem it necessary. An approprlate
professional fee would be charged for all additional work.

Ed McClelland, Appraiser
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DESCRIPTION AND ANALYSIS OF THE SITE

LOT SIZE: Approximately 46,015 owned and
usable square feet.  Irregular
shape. See exhibits.

TOPOGRAPHY: Slight slopes.

ZONING: Roswell's official zoning map shows
the subject lots to be zoned “I-1 Light
Industrial.” A great many common

commercial uses are allowed on I-1
zoned land. See exhibits.

UTILITIES: All typical public and private utility
lines and service are in place and were
available for service prior to the recent
flood.

FLOOD ZONE: Subject’s entire land area is mapped in
a FEMA identified 100 year flood
hazard zone The applicable map is
35005C1370D. Effective Map Date =
9-25-20009.

The recent flood showed that the
railroad berm and adjacent trestle
caught water and backed up a large
area to the west of subject. There is
no known remedy for that situation.
The subject site must henceforth be
considered an iffy candidate for
development and use. Full disclosure
of the past flooding would be
necessary to any party considering use
of the property.

Comments

The subject site is a centrally located commercial zoned tract that would
previously have been considered a good location for a service shop or
distribution warehouse etc. = The Subject building flooded to a depth of
about four feet In October of 2024 and the whole site was covered in
floodwater. More importantly, the area was widely publicized as a catch
basin for backed up floodwater. In my opinion, no tenant or investor would

buy or plan to use the subject property in the next several years. A new
Ed McClelland, Appraiser 10



owner will probably wind up paying for demolition of the large shop at some
point.  An owner-occupant might well buy subject and use the land or
building for their particular use.  National flood policies might prohibit all

use of the property. Lenders would be very leery of loaning on the subject
property in the foreseeable future.

11
Ed McClelland, Appraiser



212 E. 12" St,, Roswell, NM —Appraisal Report

IFRRDO%E 1 22 390 23037 14008 | SANLINELS

19I5 WIOIS 1O LAY |V = = eme | TWHINTD

wanues4 myde Soipiy SUYH
FURONEL M — | 0
IMPIERG DOGURI IO —— —-
A PPUNOR UCRIHPRINT
Apnig o Pun] S—
{3481 W) UNIERI{] OO 4 d3Eg -
veRies @ser) — — —(a)
UOQEADSY 2IVLNG IMBM FIT
ST IENUEY BT UUW SUR DS 9300 |An..l 2,

S 20 D3NS D1 OND MY POO| ] LR BAry

b verT NN FIG RN

QL IR0 Y DOGYJ PINDIY LQim Pary
iz PSR PO SOUEED

emaAly §T SsEpL0] Jimn

T DA AUSNIDS U0 URAY] SEI JO SORD
FTPUIRID YAje 20 D00y IVT URY) SEH LIDID
LT LM DO IIUPYD WOUUE BT 4O
SERNY PIFTEM POOLy PHWEUY B ST O

& 2wy T Iy anr iEmpouts Sarympaiiegy
NG 10 248 UM

|| GHYZYH 00018

€217 LEISHE KI1CSHE 13U 0D #p5eer TS ] £33y ¥IML0

e e
L N CUETRY DOCY PEUAUICLERN 42 BT
30 SY3¥Y W3IHO EETAENIE ) e—
2.0 SUETEH Poons BN 40 By femanc on
pecdew - SINYd dYW
AQEEENY WG wudia £
aqeveTy g mhqg
ABELNOQ JBNPOC PRISERS | |
ot ALSdars

%Sni..:url-_nu:ozﬂnen.ﬂ
LECs RGN LT PATEQ UCATI0; NELIAILSY

12




T
e
HEIHIWEN]

MIF —

T

=
E
>
E3
P
" ﬂ_. 1s7TF
S )
5
Nis e
bLh Al | gis L
m|
a3
| _
T S T Havs AW
ridsi u-.._ 1 _,
. R FRESEIEE NS —
zazone | . {egzoual B = | 7
£190M0 | i _
L 1. = |
™ _m == fF = B T B TP
L | mw 1, 2 R ! |
- ___I_In = m\u > 3 |
3 15
x x iz 2 1
i z \7 £e50Wa = i | _
- Il 1) ﬂ_
X ANOZ 2
e
2
= JuS

4
—

EING

|
%ew
|

|
—

3NN

Gmutuay RN Y 91 PRIUAIEA L SEupiend aydel D

50 PRIUBA WEIUBY UWON 34! oasuA3RY .

RO R Y
, ’ e . I i iz8513)
Sirea TR WA LRI S WYy DONEDET DEOI el

§UArEAAR SIEA DU BUI LONEAS [ POOH Y s £1G

FEHBAN ) 40 E P 3 ‘Epigeang Aol .
i MEANE N Smie RIETEH pUld [0S SupiAp AaCS l’g
puv  SOY  Rery pRETRY RO [y flgEap  Apunog
Adepunog vdO PUB SN0 T T I LT L ]

ARDUNO] g 07 =

AR U ARMPODY

Gepmog uerdpooy

ey NIETEH DOTH [laIRAT S| woppe W Jwyies PR EID {uou IR Swd G PUR SESI2 SARD

I5yd0) Sy Iy (@1D310¥d ISIMEHLO

J.// N
cy Uy (SUED} WILGAS STOUNOSTY HARIYVE TWLSVOD 2

ZRQRSO P TRULIIAIPUN 012 SPIRZAY POy YIM LE sealy g 3INOZ
WRIIPO Y MLPL LR 3.7 0 R 2DIRNG A O PGP SLIN X ANOZ

SYFYY WHI0 U

fr it T F R TEUAC) § A R A n’.r..u__ca R AU M
LTS AR S A P L0 A ) sga; e swpdenatease -

wen Do) IR S RIReE ] 0 sefi Ipooy DuEd IRRUVE N2 B =0
SyqAY GO0 WHHLO _

subay peay U
341 1ey) (¥ RBW PEODWI 30
jcuueLD R 51 MOy g

3 0G U ooy SOURYD W
i uTelpe auz snd weans k

SRS D) T UES gNS
A 1day oq s A S

3V INOZ NI SY3dY AYMA00M

PAULLRIIF U0

Dlut ASRE LSRR AR IEZEY AUCRA RS Wo7 poq) [PBEOD
PRULLLIAIIP Q32343

DiETEL ANDOMA JUM DU POOR jeseoR A 3NOZ

Doad R ou

‘PP

heg s Ay Ko OEsAY (Faileng niit)

it S ]
P il B AL EiEE d2utay LR v Ay laag pawpeal w) W Sy 66V 3INOZ
vy IBIE &) SAND [T L S AR R AT AN
GRS W LeESS PO PEY daug Y 3] SEPU He
b MRS SUM I WAy SRS pesi w AY oy
£ oo, | I LDY PREIGID AR R Ay PRSI g s Hv 3NOZ
NULGISIRP
Do SRS RERE
oo pocg Qv 3NOZ
R P SRS
Pois i o sudie pacy HY 3NOZ
ULLLTAP U 0001 4 &R IV INOZ
SDGULLO WD S Es 3 POk 53 ON ¥ 3N0Z
G DR FITIAR UL gl
Al i = S A U B LI AR R S L T Pk ‘B Uy "OY THY e e mAIGE

¢ oo (R i SRy posy T e € Lo A Bapoayy 0} RS =
Sty QIS PO WSS AUy WEL S e L pEpsRE 10 prEits fusg £ oun,
i sy G DO S SO0y SSEG DU 5F L BRE ) ASAET T DoY) e s T
IN3IAZ QOO FDONVHI THINNY %61 IHL A9 NOLLWANMNI
ol OI3ENS (SYHIS) SHauy Qu¥Z¥H Q0014 WID3dS

GNENER

13






R e o T Y
BT i T WS e LT ¥

e AT .

= —

o ———

Westerly facade looking northeast.

Easterly fagade looking west.

BEFORE PPHOTOS

15



49.7

Office - 1

Office - 2 | Office - 3

Built 1974 +/-

- -~ =

1,023 SF Offices & Restroom
692 SF Low West side space

3,520 SF Shop Wash Svace

5,235 SF Total Building Space

14' x 16’ OHD

18' Height
3 Bay Tall Shop

by

0

Tall Shop & Wash BRav

14' x 16’ OHD

3,520 Sq. Ft.

692 Sq. Ft. West Side Space

)

s

710 SF (

212 East Twelfth St.
Fenced & Roofed

Storage E |

29.6 | 16



DESCRIPTION AND ANALYSIS OF THE PROPERTY IMPROVEMENTS

PROPERTY TYPE:

BUILDING SIZE:

BUILDING AGE:

FOUNDATION:

EXTERIOR WALLS:

ROOF:

FLOORS:

HEATING & AIR CONDITIONING:

PLUMBING:

SITE IMPROVEMENTS:

WIRING AND AIR SERVICE:

Ed McClelland, Appraiser

Single use office/shop building.

5,235 square feet total.

1,023 square feet office area.

3,520 sq. ft. tall shop & wash bay.
692 sq. ft. lower storage & restrooms

Probably built in 1974. 50 Years.
Concrete slab.,

Cinderblock. 18’ Shop height.

Built up tar & gravel roof. Reportedly
leaking and possibly affected the
trusses.

Concrete.

Old gas forced-air heating system in
the offices. No longer functional. Three
old suspended gas heaters. Probably
no long functional. No shop air
conditioning except open doors.

Two old restrooms. Four old shop floor
drains. The main shop drains appear
to be plugged up. All plumbing is iffy
at best due to age. There was one
office wet sink previously in use.

Paved parking lot. Some landscaping
on westerly land not owned. Tall
chain link fence with top rail and three
barb wire strands. The south and east
sides are substantially damaged.

There is some 220 Volt wiring and
some airline piping in place.
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PROPERTY CONDITION: Poor. Subject is unusable without
roof work, extensive plumbing work
and HVAC replacement in the office
area. The wall and roof joints
between the tall shop and shorter west
section show extensive separation
notable on the southwest corner. In
my opinion, the westerly shorter
section of subject contributes littie or
no value at this time. Subject’s fences
and parking lot were substantially
damaged by the flooding.

ASBESTOS: No asbestos issues were noted.

FUNCTIONALITY: Fair before the flood. Probably
unusable after the flood.

Comments

The subject property is a plain truck service shop with office rooms that
were extensively used in years past. It appears that the building age of
fifty years had resulted in marginal plumbing and HVAC before the flood.
The shop doors are old and rusty.

A covered storage area totaling about 3,000 square feet was fully usable
before the flood. At least half of it is no longer usable and the whole thing
adds little value in its as is status.

A roofed and fenced in storage area attached to the south wall is not
considered to contribute any current value.

A joint between the lower section and tall shop has partly separated on the
west side of the building. This situation is adverse to the marketability of
the property and is a potential source of repetitive water intrusion into the
building.
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HIGHEST AND BEST USE ANALYSIS
Highest and Best Use is defined as:
The reasonably probable use of property that results in the
highest value. The four criteria the highest and best use must
meet are legal permissibility, physical possibility, financial
feasibility, and maximum productivity.
This definition is from the Dictionary of Real Estate Appraisal, Sixth Edition,
page 109, published by the Appraisal Institute in 2015.

Highest and Best Use of the Land if Vacant

The subject site is a slightly sloping I-1 zoned site. It could previously and
could still be used for a large variety of commercial and light industrial uses.

Due to the recent flood, a new proposed improvement would have to be
built to meet all flood related building code items, In the subject instance,
a new building might have to have all floors raised to the three or four foot
level or thereabouts. The recent flood clearly showed that subject is a flood
prone location due to the railroad berm and trestle that abut the property.

The highest and best use of the subject land, if vacant, would be
development of a sales and service facility.

Highest and Best Use of the Improved Subject Property

Communities nationwide pretty much have to adopt FEMA flood plain
regulations and apply most of their redevelopment or new construction
policies as they relate to construction and repairs to properties in flood
prone areas.

FEMA’s 50% Rule applies to Roswell and the subject property after the
October 18/19 major flood. The subject property needs repairs and
upgrading expected to cost at least $185,000. The contributory market
value of the improvements allowed in the FEMA 50% rule calculations was
estimated herein at only $69,000 because the property was in poor
condition and is approximately 50 years old.

Subject was flooded to a depth of 3-4’ in the recent flood. Any
reconstruction would have to meet all applicable flood plain and construction
codes. Due to the nature of the subject improvements, there is no current
contributory value beyond a token amount for fencing that can still be used.

Ed McClelland, Appraiser 19



The FEMA 50% rule appears to result in a prohibition on reconstruction of
the subject improvements unless they can be made to meet flood resistant
code requirements. As a practical matter, all of the potential future use of
the existing building which could have been expected from the subject
property, is lost to flood prone area preventative regulations established by
Congress and FEMA,

In the current instance, the subject property was the location of a floodwater
backup due to the railroad roadbed and trestle situated at the corner of the
subject site. This factor made local and state news because new and used
vehicles from a nearby car dealer and the community convention center
floated down to the railroad trestle and had to be pulled out of the “pond”
that backed up west of the railroad trestle. In my opinion, this is a rare
case where the value of land is diminished substantially because its use is
restricted and adverse publicity and flood zone mapping will likely hold down
the value of the subject parcel for a very long time.

20
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THE APPRAISAL PROCESS

The estimation of real estate value is based principally on three approaches
to value: the Cost Approach, the Sales Comparison Approach (also called
Market Approach) and the Income Approach. Utilizing commonly accepted
appraisal methods and techniques, an indication of value is reached based
on the analyses contained in and the credence afforded each approach to
value.

The three approaches to value are defined as follows:

Cost Approach - “A set of procedures through which a value indication is
derived for the fee simple estate by estimating the current cost to construct
a reproduction of, or replacement for, the existing structure, including an
entrepreneurial incentive or profit; deducting depreciation from the total
cost; and adding the estimated land value." Source: The Dictionary of Real
Estate Appraisal, Sixth Edition, page 54, published by the Appraisal Institute
in 2015.

Sales Comparison Approach - “The process of deriving a value indication for
the subject property by comparing sales of similar properties to the property
being appraised, identifying appropriate units of comparison, and making
adjustments to the sale price (or unit prices, as appropriate) of the
comparable properties based on relevant market-derived elements of
comparison." Source: The Dictionary of Real Estate Appraisal, page 207.

Income Capitalization Approach - “Specific appraisal techniques applied to
develop a value indication for a property based on its earning capacity and
calculated by the capitalization of property income. Source: The Dictionary
of Real Estate Appraisal, page 115.

Special Situations

Roswell had a major flooding event during the night of October 19t and 20t
of 2024. That flood has triggered city adoption and implementation of
several FEMA flood related provisions that regulate continued and future use
of flood prone properties. The subject property was adversely affected by
the local flooding and its location next to a local railroad berm, bridge and
trestle were widely publicized. Several cars from a nearby auto dealership
floated down to the ponded area by the railroad bridge trestle. The existing
older shop building on the subject site is unlikely to be usable by a future
buyer of the property even if someone wanted to rehab the property.

21
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COST APPROACH

This concept of appraisal logic is based upon the assumption that value
strongly reflects the cost of building a substitute property on a similar site. In
the case of aged properties, it is assumed that prudent individuals would
recognize some value loss (depreciation) due to property deterioration or
aging in general, and functional obsolescence or externalities when they are
present.

The steps in the Cost Approach to value are:
1) Estimate the market value of the subject site.

2) Estimate the replacement or reproduction cost of the
improvements.

3) Analyze the property and estimate accrued depreciation due
to aging, wear and tear and obsolescence if present. Consider
locational aka economic obsolescence factors and determine
whether subject is adversely affected by its location when
compared to other properties and 1{ocations.

4) Deduct the depreciation estimate from cost new estimate to
arrive at depreciated cost.

5) Add the site value to the depreciated cost figure to obtain a
value indication.

The cost approach was applicable and was developed. Depreciation was
considered and deducted as appropriate.
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Depreciation Definitions and Causes & FEMA’s 590% Rule

Depreciation: In appraisal, a loss in property value from any cause;
the difference between the cost of an improvement on the effective
date of the appraisal and the market value of the improvement on the
same date. (Dictionary Of Real Estate Appraisal [DRE], Sixth Edition,
published by the Appraisal Institute in 2015, page 63.)

Physical Deterioration: The wear and tear that begins when a building
is completed and placed into service. DRE, page 170.

Obsolescence: One cause of depreciation; an impairment of desirability
and usefulness caused by new inventions, changes in design, improved
processes for production, or external factors that make a property less
desirable and valuable for a continued use; may be functional or
external. DRE, page 161.

Functional Obsolescence: The impairment of functional capacity of
improvements according to market tastes and standards. DRE, page
97.

Externalities: The principle that economies outside a property have a
positive effect on its value while diseconomies outside a property have
a negative effect upon its value. DRE, page 83.

External Obsolescence: A type of depreciation; a diminution in value
caused by negative external influences and generally incurable on the
part of the owner, landlord, or tenant. DRE, page 83.

The definitions cited above are all from the Dictionary Of Real Estate
Appraisal, [DRE] Sixth Edition, published by the Appraisal Institute in
2015 with pages referenced.

FEMA's 50% Rule Impact

The FEMA 50% rule essentially says that if the cost of repairs to return
the major improvement portions of a damaged property to its prior
condition exceeds 50% of the market value of those same
improvements BEFORE the flood or loss event; then the structure must
be repaired or upgraded using flood or loss resistant materials and
construction work, and that work must meet current flood related
construction codes and the normal construction codes of the current
time period. If the repairs cannot be made at a cost under 50% of
their preflood value; then 1) the owner must spend whatever is needed
to meet applicable building codes, or 2) tear the building down, or 3)
sell the property with full disclosure to someone who can and agrees
to rebuild and meet all applicable requirements.
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LAND VALUE ESTIMATE

Subject has a unique set of features that include a central location within the
community on the edge of the downtown core, a side street address just off
an arterial street, industrial zoning which allows a great many commercial
and light industrial uses, and a site that is clearly within our known flood
zone.

Twenty land sales that incorporate and reflect some of the subject property
characteristics are cited on the Chart A Comparable Land Sales chart
included in this section. Their locations are marked on the included map.

Industrial property land prices in our area can run down to a few thousand
dollars per acre for edge of town properties and up to $1.00 to $2.00 per
square foot for smaller properties with good locations and utilities.

I considered the attached land sales to arrive at my final land value estimate,
giving consideration to the positive and negative attributes of the subject
site and the estimated near term impact on its market value and
marketability.

24
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COMPARABLE LAND SALES

ROSWELL * |

Route
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Traffic
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Land Value Conclusion

I gave the most weight to land comparables #1,2, 6, 8, 9, 15, 17 and 19.
None of the sales directly reflected the flood zone status of subject, however,
sale #1 at 205 East Alameda had some indication of topography and flood
zone exposure.

Sale #1 sold in 2016 from out of town owners to a local architect. The site
was low lying land that needed fill which was later done by the first buyer.
Land comparable # 1 sold for $1.01 per square foot on 9/14/2016. This same
site was improved by constructing a raised building site on the tract. It
resold 6/20/2022 for $2.19 per square foot. That increase was $1.18 per
square foot and 217% of the original sale price over the 5.75 year time
period between the sales. Monetary inflation at 3% per year would account
for approximately 23% of the increase leaving 94% of the increase that could
reflect the partial improvement in topography due to partial site fill placed
on the site. I have therefore concluded that there is a probable 94%
adjustment needed to a flood prone site compared to a similar site without
the flooding risk.

I estimate that the subject site without its flood zone label and risk would be
worth approximately $2.00 per square foot currently. In the near term I
estimate that an adjustment of 94% would apply to subject.

Therefore: $2.00 per SF divided by 1.94 = $1.03 per SF Current Indication

I have therefore concluded that the indicated value of the subject I-1 zoned
high flood risk site is approximately $1.03 per square foot which I have
rounded to $1.00 per square foot. Much of the land fenced within the
existing fence was an encroachment onto the alley and the adjacent property
to the west. Unusable land in the bike path and North Spring River channel
was deducted from subject to get to the owned and usable land area of
46,015 +/- square feet.

So: Owned Land - 46,015 Sq. Ft. @ $1.00 / SF = $46,015 Called $46,000

ESTIMATED SITE VALUE $46,000
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CHART C

FEMA 50% Worksheets

Repairs needed 2025
212 E. 12th Appraisers
Estimated
Repair
Item/Component Sqg. Ft. Cost
Architect & Engineering Fees $5,000
Demolition Work $10,000
Roof Replacement $50,000
Electrical Work & Fixtures $10,000
Fencing & Gates $15,000
Remove & Replace Asphalt Paving $30,000
Replace sewer lines $10,000
Refinish Office $15,000
Redo Restrooms $20,000
Replace HAVAC $15,000
Seal Wall & Roof Joint Problem Areas $5,000
Total Repair & Improvement Cost 5235 $185,000
Cost Allocated to Total Building SF $35.34

FEMA 50% RULE CALCULATION

Repairs Needed $185,000
———— = 264.29%
Improvements Before Value $70,000

S$0O: SUBJECT MAY ONLY BE REPAIRED OR REBUILT TO FULL FLOOD STANDARDS
* The building wili therefore have to be demolished

Demolition and disposal Cost. $10,000
Minimum
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RECONCILIATION AND FINAL VALUE CONCLUSION

The indications of AS IS value for the subject property were:

Site Value - After the Flood $ 46,000
Estimated Improvement Value Before the Flood $ 70,000
Estimated Cost of Repairs $185,000
Cost of Repairs Divided By Before Value ~ Improvements 264%
Minimum Cost of Demolition & Disposal $ 10,000
Estimated Bare Land Value $ 46,000
Less: Demolition & Disposal Cost $ 10,000

AS IS Indication from the Cost Approach — Under FEMA Rule $ 36,000

The cost approach is the only truly applicable analysis that reflects current
market conditions and the impact of the FEMA 50% Rule. The analyses
summarized herein formed the basis for my value conclusion and the steps
in my evaluation.

My final value conclusion for the subject property was based on the value of
an old property located in a flood hazard zone. Based on a professional
analysis of the subject property, it is the opinion of the appraiser that the
“AS IS Market Value" of the subject property, estimated as of February 28,
2025 was

THIRTY SIX THOUSAND DOLLARS

$36,000

Z ) s %V/

Ed McClelland, NM 171-G
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CERTIFICATION
The appraiser certifies and agrees that:

1. The appraiser has no present or contemplated future interest in the
property appraised; and neither the employment to make the appraisal, nor
the compensation for it, is contingent upon the appraised value of the
property or any future action or event subsequent to the appraisal.

2. The appraiser has no personal interest in or bias with respect to the
subject matter of the appraisal report or the parties in title.

3. The appraiser has personally inspected the subject property. To the
best of the appraiser's knowledge and belief, all statements and information
in this report are true and correct, and the appraiser has not knowingly
withheld any pertinent information.

4. This appraisal report sets forth all of the limiting conditions (imposed
by the terms of the assignment or by the undersigned) affecting the
analyses, opinions, and conclusions in the report.

5. The value conclusion reported herein has been developed in accordance
with traditional appraisal procedures as they apply to a specific property and
market situation following our recent flooding. See “Scope” for additional
detail.

6. All analysis, conclusions and opinions set forth in this appraisal were
personally prepared by the undersigned.

7. As of the date of this report, I am currently certified under requirements
of the appraiser continuing education program of the State of New Mexico.

8. This appraisal was based upon observed conditions from a layman’s
point of view and is not based on any technical expertise in plumbing,
roofing, mechanical or electrical systems.

9. FEMA requirements generally dictate that communities adopt rebuilding
restrictions for flood prone areas that may effectively reduce the value of a
parcel of land or of an otherwise repairable property. This appraisal makes
a good faith effort to reflect probable market impacts.

/) /
Appraiser: ﬁ;ﬂz er éggﬂ/.\;ﬁ,é Date: _ 2 /A -~q023 5
Ed McClelland, NM171-G
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS
This report is subject to the following assumptions:

1. The legal description utilized is assumed to be an adequate description
of the subject property. Subject has less usable land than its full legal
description due to land dedicated to our local hike and bike trail and the
North Spring River Channel. The usable owned land area figure used was

determined by utilizing aerial photos and may not match the fenced area or
deed descriptions.

2. No responsibility is assumed for matters which are legal in nature.
Subject’s title is assumed to be marketable and free of liens. No effort was
made to check for adverse subdivision covenants, zoning limitations or deed
restrictions unless otherwise mentioned in the report. It is assumed that no
adverse usage restrictions or conditions exist unless specifically mentioned.
It is assumed that there are no hidden or unapparent easements, conditions
of the soil, structure, or mechanical equipment or systems which would
render the subject more or less valuable.

3. The subject property is located in a mapped flood hazard zone and it has
recently flooded in an unusual rain event. Nationwide FEMA regulations
require governmental entities to adopt building and redevelopment
standards that can prohibit reconstruction of partly damaged properties or
dictate demolition of some structures. This appraisal reflects the appraiser’s
current understanding of those policies, but it is not guaranteed to be
accurate in every aspect.

4. It is assumed that the subject roof is in poor condition as represented by
the City and previously provided photographs and reports on the roof. I
assume that subject’s HVAC units and plumbing were on the back 30% of
their useful life. No responsibility is assumed for inspections, surveys, or
engineering which might be required to discover or detail any adverse
factors that were not readily apparent.

5. The subject's title is assumed to be a fee simple estate. In the short
term, the appraiser assumes that marketability of the subject’s land and
improvements have been adversely affected by its flood status.

6. The value estimate in this report is in the purchasing power of the dollar
as of the date of valuation.
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This report is subject to the following limiting conditions:

1. No liability is assumed for any condition or variance that a true and
correct survey might reveal. Any land size not based on a recorded plat or
survey shall be considered an approximation.

2. The information contained in this report was obtained from sources the
appraiser believes reliable, but its authenticity and accuracy is not
guaranteed. Secondary confirmations and verifications were made only
where a special need was indicated. All local comparables used in this report
were viewed from the street by the appraiser.

3. The appraiser has made no survey of the property. Any drawings
provided by the appraiser were made only to provide the reader with a
visualization of the property layout as seen from a layman’s viewpoint.

4, The distribution of the total valuation in this report between land and
improvements applies only under the current use of the property. The
allocation of value for land and improvements may be invalid if used for any
other appraisal.

5. The appraiser is not required to give testimony or appear in court
regarding this appraisal unless previously arranged. Any court ordered
appearance regarding the appraisal will be charged to the responsible party
at a professional hourly rate.

6. This appraisal report and detail was sized and documented in line with
the size of the property , its current status, and its intended use.

7. Possession of this report does not carry with it the right of publication or
template use. It may not be copied for any use not directly related to the
purpose and intended use of the report cited herein.

8. The conclusions and contents of this appraisal are the property of the
client and are kept confidential unless released by the client.

Ed McClelland, Appraiser 34



APPRAISER QUALIFICATIONS

EDWARD W. MCCLELLAND
NM General Certified Appraiser License #171-G

701 South Cedar Avenue
Roswell, New Mexico 88203
E-mail: mcclelland@zianet.com
Office 575-624-2828
Mobile 575-420-2546

EDUCATION
Graduate - New Mexico State University - 1971
Bachelor of Science - (Agriculture Economics and Business)

GENERAL CERTIFIED APPRAISER - NM License #171G
General Certification allows the holder to appraise all types of commercial
property, as well as residential property.

APPRAISAL COURSES

Farm and Ranch Appraisal - New Mexico State 1971
Real Estate - Introductory Course - NMSU 1971
"Introduction to Appraising Real Property"

Course 101 - SREA, by exam 1973
"Single Family Residential Appraisal”

Course VIII - AIREA 1974
"Principles of Income Property Appraising"

Course 201 - SREA 1974
"Urban Properties" (Income Property Case Studies)

Course II - AIREA 1978

PROFESSIONAL OFFICES HELD
Secretary/Treasurer - Albuquerque SREA Chapter #114 (1977-79)
President - Albuquerque SREA Chapter #114 (1980-81)
Director - Albuquerque SREA Chapter #114 (1981-82)
Admissions Chairman - Albuquerque SREA Chapter #114 (1981-82)
Secretary/Treasurer - Pecos Valley SREA Chap. #115 (1983-84)
Director - West Texas/NM AIREA Chapter #39 (1985)
Vice-President - Pecos Valley SREA Chapter #115 (1984-86)
Admissions Chairman - Pecos Valley SREA Chapter 115 (1984-86)
President - Pecos Valley SREA Chapter #115 (1986-88)
Treasurer — Roswell Association of Realtors (2005-06)
Director — Roswell Chamber Of Commerce (2004-2007)
Director — Main Street Roswell (2002-2009)




APPRAISAL EXPERIENCE — Ed McClelland

Residential Appraiser and Assistant Loan Broker, Mercantile
Investment Company, El Paso, Texas 1972-74

Residential and Commercial Appraiser, Dan D. Swearingin
(MAI, SREA), Albuquerque, New Mexico 1975-79

Appraiser and Residential Department Manager, Brooks/Lomax &
Associates, Inc., Albuquerque, New Mexico 1979-82

Owned and operated Ed McClelland & Co., Roswell, New Mexico, a full
service real estate appraisal firm from 7/82 - 3/96.

Appraiser and Qualifying Real Estate Broker - Western Land
Realty. Roswell, New Mexico. 1996 to 1999. 95%+ Appraising

Appraiser, Broker & Property Manager - Ed McClelland & Company.
2000 - 2021. 50% Commercial Property Management and 50%
Appraisals.

Appraiser & Real Estate Broker, Ed McClelland & Company.
Primarily doing appraisals. September 2021 - Present

OTHER QUALIFICATIONS
Licensed New Mexico Real Estate Broker.
Realtor Member of National Association of Realtors.
Realtor Member of the Roswell Board of Realtors & MLS.
SRA Designation earned in 1979. Did not renew after 1994,

RECERTIFICATION
The New Mexico Appraisal Board has a mandatory program of continuing
education for its licensed members. I currently meet all applicable
licensing and recertification requirements and am in good standing with
the New Mexico Appraisal Board.

LICENSE EXPIRATION DATE
My general certified appraisal license NM #171-G expires on April
30, 2025.




PARTIAL LIST OF APPRAISAL SEMINARS TAKEN - Ed McClelland

Valuation of Hotels & Motels - AIREA

Depreciation Analysis - SREA

Highest and Best Use - AIREA

Easement Valuation Seminar - IRWA

Applied Sales Comparison Approach Seminar AIREA
Litigation Valuation Seminar - AIREA

Farm Valuation Seminar - AIREA

Reviewing Appraisals - AIREA

Appraising Troubled Properties - Appraisal Inst.

Appraisal Regulations Federal Banking Agencies Al
Subdivision Analysis - Appraisal Inst. - 7 Hours
Environmental Risk - Appraisal Inst - 7 Hours

Data Confirmation & Verification Methods - AI 7 Hours.
Automated Valuation - McKissock Data Seminars - 8 Hours
Special Purpose Properties, Appraisal Institute - 7 Hours.
Feasibility Analysis & Options, Appraisal Institute, 7 Hours.
Adverse & Detrimental Conditions, App. Inst, 7 Hours
Appraising Natural Resources, Appraisal Institute, 7 Hours
Expanding the Scope of Work, Appraisal Institute, 7 Hours.
Condemnation Appraisals, Appraisal Institute, 16 Hours
Manufactured Housing, Appraisal Institute, 7 Hours
Mathematically Modeling RE Data, App. Inst., 7 Hours
Rates and Ratios, Appraisal Institute, 7 Hours

Appraisal Trends, McKissock Seminars, 7 Hours

Relocation Appraisal is Different, McKissock, 7 Hours
Evaluating Commercial Construction, App Institute, 16 Hours
Federal Land Acquisitions, Appraisal Institute, 16 Hours
Subdivision Appraisals, Appraisal Institute, 7 Hours

Office Building Valuation, Appraisal Institute, 7 Hours
Declining Markets & Sales Concessions, Al, 7 Hours

The Lending World In Crisis, App Institute, 7 Hours
Reviewing Commercial Appraisals, App Institute, 7 Hours
Reviewing Residential Appraisals, McKissock, 7 Hours

The Uniform Appraisal Dataset, App Institute, 7 Hours
Evaluating Residential Construction — App Institute, 7 Hours
Practical Regression Using Excel, — App Institute, 14 Hours
Litigation Appraising: Specialized Topics & Applic. AI 15 Hours
FHA Appraising For Valuation Professionals — AI 7 Hrs.
Using Excel To Analyze & Support App Results - AI, 7 Hours
Solving Land Valuation Puzzles, App Institute, 7 Hours
Stats, Graphs & Data Science, Al & G. Dell, 14 Hours

How Tenants Create or Destroy Value - AI, 7 Hrs.

The FHA Handbook 4000.1, McKissock Learning, 7 Hours
Mortgage Lending Appraisal Regs: FNMA & FHLMC, McKissock
Transferred Value — Appraisal Institute, 7 Hours

Attacking & Defending an Appraisal in Litigation, Al, 7 Hours
Practical Application of Fundamental Analysis, AI, 7 Hours
National USPAP Update Course - SFMRA, 7 Hours

1984
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State of New Mexico

REGULATION &
LICENSING DEPARTMENT

Real Estate App‘rﬁiserss Board

HEREBY CERTIFIES THAT
Edward W. Mc¢Clelland

HAVING GIVEN SATISFACTORY EVIDENCE OF THE COMPLETION OF
PROFESSIONAL AND OTHER REQUIREMENTS PRESCRIBED BY LAW
IS GRANTED A LICENSE TO PRACTICE IN THE STATE OF NEW MEXICO

General Certified Appraiser
License No. 171-G Issued 12/1/1990 Expires 4’/3_0/2025

THIS LICENSE SHOULD BE CONSPICUOUSLY POSTED IN PLACE OF BUSINESS OR AS REQUIRED BY LAW
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ARTICLE 38: 1-1 LIGHT INDUSTRIAL DISTRICT

Section 1. Purpose

This district is intended to provide for light manufacturing, fabrication, assembly/disassembly,
processing, and treatment activities conducted in a manner not detrimental to the rest of the
community by reason of emission or creation of noise, vibration, smoke, dust or other
particulates, toxic or noxious materials, odors, fire, explosive hazards, glare, or heat.

Section 2. Use Regulations

A

Permitted Uses are as follows:

il

2.

o b w

Any use permitted in the C-2 districts, except for assisted living homes, group care
homes, convalescent homes, and retirement centers, etc.

Any primary use which includes light manufacturing, fabrication,
assembly/disassembly, processing or treatment of goods and products

Bottling works

Bus stations and terminals

Food and grain processing, canning, and storage, excluding meat, fish, and
poultry

Gun clubs containing an indoor firing range

Machinery and service for farm, tractor and trailer rigs, and well drilling equipment
Outdoor theaters, drive-in

Parcel delivery, mail order services, and motor freight terminals

Wholesale distribution centers

Warehouses with outside storage

Welding

Automotive Repair, Heavy

Any other use meeting the intent of this Article and comparable with the above

Special Uses are as follows:

NN

©®

Airports, heliports, and aircraft landing fields

Hospitals and sanitariums

Livestock feed and sales yards

Oil and gas wells and pumping stations

Penal, correctional, and other institutions necessitating restraint of patients

Saw mills or other similar types of mills like pulp mills

Recycling activities in a structure with outside storage as a secondary use.
Outside storage to be screened with an 8 foot high solid wall except for access
openings, with a maximum opening of 16 feet with a solid gate(s)

Recycling center with outside storage as a principal use, such as a junk yards
Child care centers

ARTICLE 39: RESERVED

Ordinance 20-08 59 Amended August 13, 2020
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ARTICLE 28: C-1 NEIGHBORHOOD COMMERCIAL DISTRICT

Section 1. Purpose

This district is intended to provide for retail and personal service types of uses of a limited
nature for the consumer population of the neighborhoods in which they are located and is not
intended for those types of uses that will either attract the consumer population of the entire
community, attract large volumes of traffic, or have an appearance and performance that may
be detrimental to the neighborhoods in which they are located. Permitted uses shall not exceed
7,000 square feet in gross floor area. Special Use Permits shall not exceed 10,000 square feet
in gross floor area, except for parking lots.

Section 2. Use Regulations

A. Permitted Uses are as follows:

1.

©OoNOO AWM

Accessory Living quarters for a single-family residential unit per each lot and shall
not be for sale or lease separate from the principle use or for use involving the
conduct of a business.

Barber/Beauty shops/Day Spas

Bed and Breakfast (5 units max, includes owner)

Boarding, Lodging Homes, or Hostels

Child care centers

Banks/Credit Unions/Financial institutions

Drugstores/Food Stores/Markets

Convenience stores without Fueling Stations

Retail Florists

Laundries/Dry Cleaning

Libraries and other public facilities

Museums and art galleries

Professional office not to exceeding 10,000 square feet in gross floor area
Recreational Buildings/Community centers

Music/Dance/Trade Schools

Any other use that meets the intent and purpose of this Article and is similar and
comparable to those uses listed above

B. Special Uses are as follows:

©CONOO LN~

Greenhouses

Automobile service stations

Public utility/service/television stations

Permitted uses in excess of 7,000 sq. ft. of gross floor area.
Parking lots, as a principal use.

Multi-Family Residential Units

Self -Storage Units

Religious Institution

Convenience stores with Fueling Stations

ARTICLE 29: RESERVED

Ordinance 20-08 50 Amended August 13, 2020



mcclelland@zianet.com

rom: Todd Verciglio <t.verciglio@roswell-nm.gov>
sent: Wednesday, March 12, 2025 8:07 AM

To: mcclelland@zianet.com

Subject: Re: New Appraisal Needed-212 E 12th St.

Hello, can you please email me an approximate completion date for this appraisal?

Thank you,

Rg’W[LL T.VERCIGLIO@ROSWELL-NM.GOV

From: mcclelland@zianet.com <mcclelland@zianet.com>
Sent: Tuesday, February 4, 2025 3:50 PM

To: Todd Verciglio <t.verciglio@roswell-nm.gov>

Subject: RE: New Appraisal Needed-212 E 12th St.

Tuesday 2/4/2025 | acknowledge receipt of your appraisal order and | will proceed with it.

S

From: Todd Verciglio <t.verciglio@roswell-nm.gov>
Sent: Tuesday, February 4, 2025 10:20 AM

To: mcclelland@zianet.com

Subject: Re: New Appraisal Needed-212 E 12th St.

Hello and good morning! Please go ahead and on getting this appraisal completed.

If you need access inside the gate to look at the building, please call Rudy at 1-575-910-5034 to
coordinate letting you in.

PO# 22500149



mcclelland@zianet.com

Srom: mcclelland@zianet.com

sent: Tuesday, January 7, 2025 12:17 PM

To: Todd Verciglio (t.verciglio@roswell-nm.gov)
Subject: 212 East 12th.

Todd: |sent atext message yesterday but here is an email quote for the needed appraisal.

| could do an appraisal of 212 East 12" which contains a building. At least two of the three usual approaches to value
would be utilized. | could do the appraisal for a fee of $1,080 tax included. Time frame. One week from order and
start immediately.

Thanks for the inquiry. |did receive the prior file for review.
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