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. Introduction

A. PURPOSE

The purpose of this report is to evaluate the potential to develop a mixed-use,
multifamily and single-family residential community and commercial/retail
development at the Eureka Canyon site on U.S. Highway 50 in Eureka, Eureka
County, Nevada.

Our evaluation considers the potential for multifamily rental units, single-family
for-sale homes and up to 20 acres of commercial/retail development with a
multi-phased development plan.

This study was initiated by Mr. David Craig of the Nevada Rural Housing
Authority (NRHA).

B. METHODOLOGIES

Methodologies used by Vogt Santer Insights include the following:

The Primary Market Area generated for the proposed site is identified. The
PMA is generally described as the smallest geographic area expected to
generate most of the support for the proposed project. PMAS are not
defined by a radius. The use of a radius is an ineffective approach because
it does not consider mobility patterns, changes in socioeconomic or
demographic character of neighborhoods or physical landmarks that might
impede development. A PMA for a residential development is established
using a variety of factors including, but not limited to:

A detailed demographic and socioeconomic evaluation.

Interviews with area planners, realtors and other individuals who are
familiar with area growth patterns.

A drive-time analysis to the site.

Personal observations by the field analyst.

The PMA for the commercial/retail component is based on:

Identification of competitive retail nodes

A detailed demographic and socioeconomic evaluation.

A drive-time analysis to the site.

Personal observations of the field analyst.

An evaluation of existing retail supply characteristics and consumer
shopping trends.
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A field survey of modern single-family developments was conducted. The
intent of the field survey is twofold. First, the field survey is used to
measure the overall strength of the residential market. This is accomplished
by evaluation of unit mix, vacancies, sales prices, absorption and sales
velocities, and an overall assessment of the quality of product. The second
purpose of the field survey is to establish those projects that are most likely
directly comparable to the proposed property.

A field survey of potential competitive retail businesses was conducted.
The intent of the field survey is twofold. First, the field survey is used to
measure the overall strength of the retail market. This is accomplished by
an evaluation of sales estimates, vacancies, lease rates and overall quality of
product. The second purpose of the field survey is to establish those
projects that are most likely directly comparable to the subject site.

A Retail Gap Analysis is conducted to determine the gap that exists between
supply and demand for all retail categories as identified by the North
American Industry Classification System (NAICS). Those retail sectors that
are underserved are generally the subject of a field survey.

Economic and demographic characteristics of the area are evaluated. An
economic evaluation includes an assessment of area employment
composition, income growth (particularly among the target market),
building statistics and area growth perceptions. The demographic evaluation
uses the most recently issued Census information, as well as projections that
determine the characteristics of the market when the proposed project opens.

Area building statistics and interviews with officials familiar with area
development provide identification of those properties that might be planned
or proposed for the area that will have an impact on the marketability of the
proposed development. Planned and proposed projects are always in
different stages of development. As a result, it is important to establish the
likelihood of construction, timing of the project and its impact on the market
and the proposed development.

Demand for the proposed project is determined by estimating the capture
rate, or share, of households by household income level in the PMA who are
likely to respond to a new detached single-family small-lot home
development. Capture rates are based on various factors, including historic
absorption rates of the subject market and other markets we have evaluated,
and the demographic trends and characteristics of the PMA.
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C. REPORT LIMITATIONS

The intent of this report is to collect and analyze significant levels of data to
forecast the market success of the subject property within an agreed to time
period. Vogt Santer Insights relies on a variety of sources of data to generate
this report. These data sources are not always verifiable; Vogt Santer Insights,
however, makes a significant effort to assure accuracy. While this is not always
possible, we believe our effort provides an acceptable standard margin of error.
Vogt Santer Insights is not responsible for errors or omissions in the data
provided by other sources.

Any reproduction or duplication of this report without the express approval by
Nevada Rural Housing Authority or Vogt Santer Insights is strictly prohibited.

D. SOURCES

Vogt Santer Insights uses various sources to gather and confirm data used in
each analysis. These sources, which are cited throughout this report, include the
following:

The 1990 and 2000 Census on Housing

ESRI

Applied Geographic Solutions

Area Chamber of Commerce

U.S. Department of Labor

U.S. Department of Commerce

Management for each property included in the survey
Local planning and building officials

Local housing authority representatives

HISTA Data (household income by household size, tenure and age of head
of household) by Ribbon Demographics
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1. Executive Summary

Based on the findings reported in our market studies, it is the opinion of Vogt Santer
Insights that a market exists for the proposed Eureka Canyon development in Eureka,
Nevada. The town of Eureka, the county seat of Eureka County, is the commercial,
residential and government center for the county and the region.

The proposed Eureka Canyon project involves the new construction of single-family
small lot homes, multifamily rentals and commercial/retail development. Overall, the
Eureka Canyon development encompasses 164 acres along U.S. Highway 50 just
north of downtown Eureka. It is our opinion that the Eureka Canyon Subdivision will
serve to set a new overall standard for future development throughout the area, and
for housing quality standards in general within Eureka County in the future.

The current real estate market, both local and national, does not provide an
opportunity for development without a cooperative relationship between public and
private entities to get a project like Eureka Canyon to fruition. Based on our review
of the market and existing demand factors, it is our opinion that the Eureka Canyon
project can support an initial development of up to 50 rental units and 30 single-
family homes for local residents and existing mining community members.
Development of additional multifamily rental units and up to 30 single-family homes
will occur over the next few years without the construction of the Mount Hope Mine.
This additional development will be supported by local household growth and
transient workers who currently commute 2+-hours each way after working in the
area.

The subject site will draw some support from existing tenants or miners at the Ruby
Hill Mine facility looking for a high-quality rental opportunity, which is currently
unavailable in the county. A small portion of support may come from employment
opportunities from some of the other outlying rural areas, or even from as far away as
Elko. Nonetheless, we have not considered a secondary market area in this report.
Out-of-area residents are not likely to consider a move to Eureka unless they are
working in the area. The growth of the Mount Hope Mine is considered separately
within the overall demand projections.

The final stages of development at the project will be supported by mine workers and
families relocating to the area in response to proposed area mining projects, including
the General Moly mine. If the projected new growth for the Eureka area does occur,
and based on our analysis it appears at this time that it most likely will, the proposed
subdivision project, if built out as planned, in and of itself, will not be capable of
providing enough housing and commercial space to meet all of the projected housing
and business demands of the future.
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Following is our projection of development timetables for the residential alternatives
within the Eureka Canyon Subdivision:

DEVELOPMENT ALTERNATIVE

YEAR ONE
(2011)

DEVELOPMENT TIMETABLE

YEAR
TWO

YEAR
THREE

MULTIFAMILY 50 Units 30 Units* 30 Units*
1-, 2- & 3-Bedroom units renting from September January January
$700 to $1,000 per month opening opening opening
Absorption of | Absorption of | Absorption of
6- to 8-units 5- to 6-units 4-to 5-units
monthly monthly monthly
SINGLE-FAMILY 20, up to 30 30 Homes* 30 Homes* 15, up to 20
3-Bedroom homes averaging 1,500 Homes June June Homes*
square feet. Sales prices of $150,000 to September opening opening June
$220,000 opening opening
Sales of 1.8- Sales of 1.5- Sales of 1.5- Sales of 1.0-
to 2.5-units to 2.0-units to 2.0-units to 1.2-units
monthly monthly monthly monthly

*Adjust based on market demand

The initial phase of development of the Eureka Canyon project should include an
information center with parking. The center will also be used as a sales center for the
proposed single-family home development and leasing the proposed multifamily
units. Future development at Eureka Canyon will include a commercial/retail center
aligned along the US Highway 50 frontage. We anticipate that this will involve new
alternatives for Eureka, as well as the possible realignment of existing area businesses
to the new commercial/retail area. We anticipate that the local market can support up
to 40,000 square feet. With new residential alternatives and the opening of Mount
Hope Mine, commercial and retail development at the subject site could include
nearly 100,000 square feet.

It is our recommendation that the development incorporate recreational amenities that
would be available to residents of Eureka Canyon as well as the community. The
subject site is adjacent to the Eureka County Fairgrounds. The developer is in
discussion with a nationally known designer of disc golf courses about adding an 18-
hole course, pro shop and practice ranges to the project. Other recreational amenities
that could be developed should include park and playground areas, horse shoe pits,
sports court, ball fields, jogging and biking trails, an amphitheater, etc. These
features should be within the development but integrated to existing community
amenities, and will help establish the subject development as a community gathering
area.

-2
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The Primary Market Area (PMA) is the geographical area from which most of the
support for the proposed development is expected to originate. The Eureka Site PMA
includes the community of Eureka and surrounding unincorporated areas of Eureka
County. Eureka is an isolated rural market. Outside of town there are no community
services, and the home locations become more and more remote; most are cattle
ranches or farms.

The Eureka and Eureka County community derives its economy primarily from
mining and agriculture segments. Within Eureka County are commercial quality
geothermal, oil and mineral resources and North America's largest gold mines are
currently located in the north part of the county. The mining sector of the economy is
a bright spot in Nevada’s otherwise poor economy.

The 2000 Census reported 792 people in 317 households within the Site PMA. The
estimate for population and households in 2010 was 759 people in 304 households.
Based on projections from ESRI, by 2014, the population is expected to increase to
771. The number of households is also expected to increase 1.9% to 309 over the
total households in 2009.  Notably, these projections do not include the potential
increase in area employment and resulting increase to area population and households
as a result of the opening of the new General Moly Mount Hope Mine, and other
proposed/planned mines and other employment opportunities in or near the county.

Demand Projections

There are an estimated 4,500 employees working in Eureka County. Approximately
800 are estimated to be Eureka County residents based on current employment trends.
Therefore, there are an estimated 3,700 workers that live outside the county and
commute into the area for employment.

Not all or these workers however, work in the southern area of the county. Excluding
an estimated 95% of these workers who work in the north area of the county, there is
still a conservative base of approximately 185 (rounded) southern Eureka County area
mine workers. The majority of these workers work at the Barrick Ruby Hill Mine
and many commute to the area for employment due to the lack of housing
alternatives.

Based on updated information on mine employment detailed in the Major Mines of
Nevada 2008 report from the University of Nevada, Reno, there are other
employment sites in nearby areas of adjacent counties which are closer or have a
more convenient drive to Eureka compared to their current residential alternatives.
We have conservatively estimated these employers include 300 workers that
commute to work from outside the area. This is estimated from a base of Bald
Mountain Mine (200 workers) and miscellaneous mine, oil field and mineral workers
(100 workers) in the area. These workers will provide an additional base of potential
renters and homeowners for the proposed development.

Vogt Santer
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It is within this base of regional mining and mineral industry workers that the
potential “out-of-area” worker support for the proposed Eureka Canyon development
is expected to originate. We have considered only a 20% capture of this potential
demand source for the rental segment of the project (60 households) and 10% (30
households) for the for-sale homes within the Eureka Canyon Subdivision. Coupled
with local move-up households, these households support the majority of the units
proposed for the Eureka Canyon development without considering the impact from
the speculative Mount Hope Mines.

Without quality housing, the Eureka area is currently not considered as a residential
alternative for these workers. In addition, without modern residential alternatives,
existing area residents may move from the area when seeking quality residential
alternatives. New residential alternatives and commercial/retail development will
enhance the perception and potential of the area as an option for these workers. The
perception of the area schools, with a quality public education and small class sizes, is
another reason to consider Eureka when moving to an area that reduces 2+-hour
commutes for employment.

Multifamily Units

Based on current area household growth trends, which do not consider the opening of
the Mount Hope Mine, the Eureka rental housing market has a deficit of rental units
among nearly all rent categories when considering the potential for rental alternatives
among out-of-area workers and local residents currently living in moderate or lower
quality alternatives. Given the lack of better quality housing options and the lack of
available rental units, it is our opinion that 10 to 15 units would be appropriate for
replacement and/or upgraded housing in this market. These units would provide a
housing alternative to improve the housing continuum for households currently living
in the area. When considering the support potential from a capture of up to 20% of
the currently estimated out-of-area workers who are commuting into the county for
employment, the Site PMA market can support nearly 100 additional rental units.

The proposed one-, two- and three-bedroom rental units are expected to rent for $700
to $1,000 per month. The quality of the proposed development is expected to improve
the general aesthetic appeal of the area and will enhance the project’s overall
marketability. In addition, the quality of the Eureka Canyon development will
improve the overall perception of housing alternatives in the area.

It is our opinion that the proposed subject Eureka Canyon Townhomes development
will capture a better-than-fair-share of demand and experience an average absorption
rate of 6 to 8 units per month following a September 2011 opening. Initial absorption
could be even higher due to pent-up demand from the workers commuting into the
area. We expect the initial 50 rental units to be fully leased within six to eight months
of opening.

Vogt Santer
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It is our expectation that area population and households will increase significantly
from the opening of the new mine. Continued planning and development of the
Mount Hope Mine will provide additional rental demand in the market. Based on
employment projections for the mine, it is our opinion that nearly 150 additional
rental units could be supported within the Eureka area once the Mount Hope Mine
begins operations.

Single-family Homes

Given the lack of better quality housing options and the lack of available quality
units, it is our opinion that up to 20 homes will be for replacement and/or upgraded
housing for existing homeowners in the Eureka market. These units would provide a
housing alternative to promote a housing continuum for households currently living
in the area.

When considering the support potential from a capture of only 11% of the currently
estimated out-of-area workers who are commuting into the county for employment,
the Site PMA market could support up to 55 additional owner-occupied homes for
moderate- and high-income households.

If approved, permitted and constructed, the proposed Mount Hope Mine is projected
to increase the local employment base by over 400 workers. General Moly has been
in Eureka for approximately five years working on permitting and development for
the Mount Hope Mine. It is our expectation that area population and households will
increase significantly following the opening of the new mine.

Although Eureka is the closest venue to the new mine operation, we conservatively
estimate about one-tenth of the Mount Hope Mine employees would be attracted to
the subject development. This results in a potential support base of new Mount Hope
Mine workers that range from five new homeowners at the start of mine construction
(50 Mount Hope Mine workers X 10%) to 40 in early 2013 at the start of mine
operations (400 X 10%).
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The following table summarizes the demand potential from the opening of the
proposed Mount Hope Mine.

EUREKA CANYON OWNER-OCCUPIED HOMES - Eureka, Nevada
Eureka Canyon Subdivision

INCOME RANGE Less than $20,000 $20,000 to $50,000 $50,000 and Above
EXISTING SUPPLY AND DEMAND THROUGH 2013/2014
2011 Area Demand Before Mine 2 30 46
Opens
Potential Demand Based on

Likelihood to Capture Estimated 0 24 16

Fulltime New Mount Hope Mine
Employees in 2013

(=) Total Targeted Units Needed 2 54 62
Over Projection Period (2009-2013)

With the opening of the Mount Hope Mine in 2013, there is a projected demand for
an additional 40 moderate and high-end for-sale units in the market. This reflects the
demand generated from a 10% capture of the Mount Hope Mine workers, as the share
who would consider living in Eureka. At the start of construction, we anticipate that
the demand from new mine employees is minimal. It is our recommendation that
marketing of the subject Eureka Canyon development concentrate on the permanent
mine employees since a respectable portion of these workers will have a more long
term commitment and likelihood to want to live in the area.

The Natural Resource Industry Institute of the University of Nevada-Reno estimates
that 3.24 additional jobs are created statewide for every direct mining job. Industry
standards estimate that the local economy adds 0.2 workers for every full-time mine
worker. Considering 400 full time mine workers at the Mount Hope Mine, this
represents a potential for 80 additional jobs within the Eureka County area. Due to
the speculative nature of this employment growth, we have not considered these
workers within the demand projections for owner-occupied homes.

Retail and Commercial

Due to the limited availability of retail and service establishments in Eureka,
significant amounts of purchases are believed to be “leaking” from the local
economy. Residents typically choose to shop outside the local area because of limited
local selection, often higher local prices, and as a means to “get away” for the day.
Often shopping out of the area occurs in conjunction with travel to attend to medical
appointments or business activities.

Vogt Santer
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Based on the analysis we have performed at the retail subsector level, we have
identified the top retail subsectors that we believe have the best opportunity for
success at the site. These subsectors, which exclude auto dealers, include:

Grocery Stores

Gas Stations

Sporting Goods, Hobby, Book and Music Stores
Limited-Service Eating Places

General Merchandise

Clothing Stores

Other retail segments that are underserved in the market could be combined within
existing area retail development. These potential market deficits are expected to
increase as market demand increases with new households coming to the Eureka
market with the introduction of the Eureka Canyon residential developments.

These market segments have a retail gap of at least $650,000 within the Eureka
market. It is important to note that we do not necessarily anticipate a “new” retailer
coming to the market to meet all these underserved sectors. Rather, demand could be
met by expansion and realignment of existing area businesses. Other segments with
at least a $75,000 retail gap include Building Materials/Garden Equipment &
Supplies and the Furniture/Home Furnishings Stores and Electronics/Appliance
Stores.

We expect the Eureka Canyon development to offer the highest quality retail space in
the area, and become the retail center for the community and continue to serve the
region. The Eureka Canyon commercial area will offer modern retail areas with
adequate parking, expanded shopping alternatives and consistent hours of operations
that will enhance the regional shopping potential of Eureka.

The nearly doubling of area population represents a development opportunity for up
to 100,000 square feet of retail space at the subject Eureka Canyon development. It is
of note that retail development will rely on the expansion of residential alternatives in
the area along with employment growth to drive demand for additional
commercial/retail space. Absorption of this space is incumbent on the development
of the subject residential sections.

Based on our analysis of the present market, it is our conclusion that, whether or not
new business development in the area does occur, the proposed Eureka Canyon
development plan allows for the proper infusion of various aspects of new
development for the defined area, and therefore serves to enhance the overall
economic base of the community at large.

Vogt Santer
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The proposed development plan will serve to set a new standard for retail/office
commercial land use applications along Highway 50 within the Eureka area, thus
allowing for a rational redefining of commercial uses in the historical district of the
existing downtown area of the township.

Summary

We believe the need for affordable, good quality rental and for-sale housing in the
Eureka area will remain high, and that it will increase with the construction and
development of the Mount Hope Mine.

The housing supply in Eureka is generally older. The older homes are smaller,
lacking space and/or enough bedrooms for prospective buyers and/or renters.
According to local sources, many people coming into town are miners, and after
interviewing at the mines then come into town looking for a home/apartment to rent.
If there are no available rentals many people park “fifth wheels” at the RV parks or
on lots for rent in town, double-up with coworkers or stay at motels in town. For this
reason, population estimates for the area are likely low.

The proposed Eureka Canyon Subdivision provides, first and foremost, an
opportunity to meet existing demand within the Eureka market. While new business
growth in the area is anticipated and expected, it is important to note that any future
demand placed on the community by new employment opportunities would place a
serious burden on the existing housing stock, as well as the general community at
large, if not adequately addressed at this time.

If the projected new growth for the Eureka area does occur, and based on our analysis
it appears at this time that it most likely will, the proposed subdivision project, if built
out as planned, in and of itself, will not be capable of providing enough housing and
commercial space to meet all of the projected housing and business demands of the
future.
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I11. Subject Project Description

INTRODUCTION

The subject project involves the development of a single-family subdivision and
retail/commercial development along with a 110-unit townhouse-style modular
home market-rate apartment property in Eureka, Nevada. The multifamily project
is evaluated within a separate market feasibility study, but is also detailed within
the demand projections for the overall mixed-use development.

Eureka County is in the north central area of the state. The town of Eureka, the
county seat of Eureka County, is in the southern portion of the county, and
Crescent Valley is located in the northern part of the county. Both towns are
unincorporated.  The town of Eureka is approximately 240 miles east of Reno,
Nevada and Salt Lake City, Utah is approximately 320 miles northeast.

The subject site is located east of U.S. Highway 50, south of the Eureka County
Fairgrounds and west of County Road 101. The site has been cleared.

The current real estate market, both local and national, does not provide an
opportunity for development without a cooperative relationship between public
and private entities to get a project like Eureka Canyon to fruition. Based on our
review of the market and existing demand factors, it is our opinion that the Eureka
Canyon project can support an initial development of up to 50 rental units and 30
single-family homes. The proposed developments will serve local residents and
existing mining community members. Development of additional multifamily
rental units and up to 30 single-family homes will occur over the next few years
without the construction of the Mount Hope Mine. This additional development
will be supported by local household growth, transient workers who currently
commute 2+-hours each way after working in the area. The final stages of
development at the project will be supported by mine workers and families
relocating to the area and in response to proposed area mining projects, including
the General Moly mine.

There are three existing gold mines in the Eureka/ Diamond Valley area of
southern Eureka County. These include Gold Bar, Ruby Hill, and Bald Mountain.
Proposed mine projects in the area include the Gabel Project by Bravo Alaska, a
vanadium mine owned by Rocky Mountain Resources and Mount Hope by
General Moly.

Vogt Santer
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General Moly has two significant primary molybdenum assets located in central
Nevada: the Mount Hope project and the Liberty project, located in Nye County,
approximately 160 miles south/southwest of Eureka. The Mount Hope project,
located in Eureka County, Nevada, is General Moly's primary moly property. The
site contains 1.3 billion pounds of proven and probable molybdenum reserves and
is located approximately 25 miles from the north Eureka subject site.

According to General Moly officials, permitting work for the Mount Hope project
is ongoing, and officials currently expect permits to be received in the first half of
2011. Following receipt of permits, General Moly is expected to initiate
construction at the Mount Hope Mine. The Company estimates that production at
Mount Hope can begin approximately 20 months following the initiation of
construction and the completion of financing. Total mine life is projected at 44
years, with 32 years of open pit mining and processing, followed by 12 years of
processing lower grade stockpiled ore. Development of the mine is not essential
for the success of the initial phases of the Eureka Canyon development. Mine
workers will provide support for subsequent phases of residential and commercial
development at the subject project.

The initial phase of development of the Eureka Canyon project should include an
information center with parking. The center will also be used as a sales center for
the proposed single-family home development and leasing the proposed
multifamily units.  Future development at Eureka Canyon will include a
commercial/retail center. Retail and commercial development should be aligned
along the US Highway 50 frontage. We anticipate that this will involve new
alternatives for Eureka, as well as the possible realignment of existing area
businesses to the new commercial/retail area. We anticipate that the local market
can support up to 40,000 square feet. With new residential alternatives and the
opening of Mount Hope Mine, commercial and retail development at the subject
site could include nearly 100,000 square feet.

It is our recommendation that the development incorporate recreational amenities
that would be available to residents of Eureka Canyon as well as the community.
The subject site is adjacent to the Eureka County Fairgrounds and a park. The
developer is in discussion with a nationally known designer of disc golf courses
about adding an 18-hole course, pro shop and practice ranges to the project.
Other recreational amenities that could be developed should include park and
playground areas, horse shoe pits, sports court, ball fields, jogging and biking
trails, an amphitheater, etc. These features should be within the development but
integrated to existing community amenities, and will help establish the subject
development as a community gathering area.

Vogt Santer
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http://www.generalmoly.com/index.php?option=com_content&view=article&id=12&Itemid=16
http://www.generalmoly.com/index.php?option=com_content&view=article&id=18&Itemid=23
http://www.generalmoly.com/index.php?option=com_content&view=article&id=13&Itemid=19

Note that high-density communities such as the proposed project are somewhat
unusual for rural areas. However, this type of development helps offset the area’s
high land costs for potential buyers and the lack of quality housing alternatives in
the region.

The subject site for the Eureka Canyon Townhomes project involves an 11.6-acre
parcel that is part of the larger 164-acre residential and commercial development
site. The multifamily portion will be located at the north end of the site, adjacent
east of the Eureka County Fair Ground and the Bureau of Land Management
(BLM) property. The proposed one-, two- and three-bedroom units are expected
to rent for $700 to $1,000 per month. It is anticipated that the rental project will
have its first units available in September 2011.

Following is our projection of development timetables for the residential
alternatives:

DEVELOPMENT TIMETABLE

YEAR ONE ‘ YEAR YEAR YEAR
DEVELOPMENT ALTERNATIVE (2011) TWO THREE FOUR
MULTIFAMILY 50 Units 30 Units* 30 Units* -
1-, 2- & 3-Bedroom units renting from September January January
$700 to $1,000 per month opening opening opening
Absorption of | Absorption of | Absorption of
6- to 8-units 5- to 6-units 4- 1o 5-units
monthly monthly monthly
SINGLE-FAMILY 20, up to 30 30 Homes* 30 Homes* 15, up to 20
3-Bedroom homes averaging 1,500 Homes June June Homes*
square feet. Sales prices of $150,000 to September opening opening June
$220,000 opening opening
Sales of 1.8- Sales of 1.5- Sales of 1.5- Sales of 1.0-
to 2.5-units to 2.0-units to 2.0-units to 1.2-units
monthly monthly monthly monthly

*Adjust based on market demand

Absent any new growth in the area, it is our opinion that the Eureka County
subdivision will serve to set a new overall standard for future development
throughout the area, and for housing quality standards in general within Eureka
County.

Vogt Santer
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The site includes up to 20 acres for possible development of commercial/retail
space depending on the final development plan. According to the International
Council of Shopping Centers, this is sufficient land to support at least 100,000
square feet of commercial/retail space along with surface parking. This space will
be used by new area retailers and/or existing local retailers seeking modern space.
The proposed development plan will serve to set a new standard for retail/office
commercial land use along Highway 50 in the Eureka area. The new development
patterns will allow for a rational redefining of commercial uses in the historic

district of the existing downtown area of the township.

A map illustrating the site neighborhood and the overall development’s

conceptual site plan is on the following pages.
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IV. Area Analysis

A. SITE DESCRIPTION AND EVALUATION

The site visit was conducted by an employee of Vogt Santer Insights during the
week of August 16, 2010.

1. LOCATION

The site for the subject mixed-use residential and commercial development
is a 164-acre parcel located just north of Eureka, Nevada. Eureka is the
county seat of Eureka County and a rural/mining community. The town of
Eureka, the county seat, is in the southern portion of the county, and
Crescent Valley is located in the northern part of the county. Both towns are
unincorporated.

The subject site is located east of U.S. Highway 50, south of the Eureka
County Fairgrounds and west of County Road 101, and within 2.0 miles of
the downtown area. The site has been cleared and is undergoing preliminary
excavation and infrastructure work.

The town of Eureka is approximately 240 miles east of Reno, Nevada and
Salt Lake City, Utah is approximately 320 miles northeast.

Over 80% of the county is currently public land managed by federal
agencies. Two major east-west highways traverse Eureka County. Interstate
80 crosses through the northern part of the county; U.S. Highway 50
connects the town of Eureka with Ely and continues on through Carson City
to Sacramento. Nevada State Route 278 is the primary north-south link in
the county, intersecting U.S. 50 at Eureka and 1-80 at Carlin. Nevada 306
connects Crescent Valley to 1-80 through Beowawe in the northern part of
the county.

2. SURROUNDING LAND USES

The site is located north of the Main Street area of Eureka on the periphery
of community development. Surrounding land uses include undeveloped
land, residential homes the Eureka County Fairgrounds and commercial land
uses. Adjacent land uses are detailed as follows:

The Eureka Fire Station Battle Mountain Field Office is north
of the proposed subject site along with the Eureka County
Fairgrounds. Continuing north of the site is primarily
undeveloped land.
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County Road 101 is within the site to the east. Farther east are
undeveloped desert land and mountains. Southeast of the site
are residences and a landfill.

The site for the future second phase of the Eureka Canyon
development is south of the proposed site. Undeveloped land,
manufactured homes and a facility of the Nevada Department
of Transportation are farther south. Continuing south is the
Main Street area of Eureka, which has nearly all of the area’s
businesses and community services.

West of the proposed site is U.S. Highway 50, the primary
north/south roadway in the Eureka. Continuing west, along
Ridgetop Road, is a development consisting of residences for
Barrick’s Ruby Hill Mine employees. Farther west are the Ruby
Hill Mine and undeveloped land.

Despite a rural location, the proximity to local employment opportunities,
entertainment, dining options and retail stores in Eureka will have a positive
impact on the marketability of the site.

Eureka is rural and isolated; many area residents drive up to two hours one-
way for greater retail opportunities. However, this is a typical practice in
most of the rural areas of Nevada. Although not actually located in town,
the site is ideally situated to allow future residents to take advantage of local
community services.

The site will also be within reasonable drive times to both the Ruby Hill
Mine and proposed future General Moly Mine; both are within 25 miles of
the subject site.

Photographs of the site can be found in Section IX of this report.

3. VISIBILITY AND ACCESS

The site is located east of U.S. Highway 50 and will have excellent frontage
on the main thoroughfare that bisects the community and is trafficked by
tourists as well as county residents.

The view of the site will be unobstructed by surrounding land uses and it
can be readily seen from all directions. The site will also be visible from the
east along County Road 101 and will be accessed via U.S. Highway 50, the
main north-south highway in Eureka County. The area near the site has
moderate to significant traffic flow, peaking during summer months of high
tourism.
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There will be limited pedestrian traffic because the site is north of town and
there are no sidewalks. It should be noted that many students in Eureka
walk to school and have to cross the highway to get west of U.S. Highway

50. Safety crossing guards or traffic controls should be considered.

The site is well known and will be visible to every person entering or
leaving Eureka from the north. We consider both the access and visibility of

the site to be good.
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4. PROXIMITY TO COMMUNITY SERVICES AND INFRASTRUCTURE

The site, located on the north area of town, is served by the community
services detailed in the following table:

COMMUNITY SERVICES

NAME

DRIVING DISTANCE
FROM SITE (MILES)

MAJOR HIGHWAY'S U.S. HIGHWAY 50 <0.1 WEST
STATE ROUTE 278
RETAIL STORES EUREKA TRUE VALUE HARDWARE 1.1 SOUTH
RAINES MARKET 1.2 SOUTH
EUREKA SUPPLY 1.0 SOUTH
SCHOOLS:
ELEMENTARY EUREKA ELEMENTARY SCHOOL 1.5 SOUTH
MIDDLE/JUNIOR HIGH EUREKA HIGH SCHOOL 1.5 SOUTH
SENIOR HIGH EUREKA HIGH SCHOOL 1.5 SOUTH
GROCERY STORE RAINES MARKET 1.2 SOUTH
POLICE EUREKA COUNTY SHERIFF 0.9 SOUTH
FIRE DEPARTMENT EUREKA VOLUNTEER FIRE 0.9 SOUTH
BANK NEVADA STATE BANK 1.2 SOUTH
SENIOR CENTER EUREKA SENIOR CITIZENS CENTER 1.3 SOUTH

MAJOR EMPLOYERS

BARRICK’S RUBY HILL MINE

3.6 NORTHWEST

EUREKA SCHOOL DISTRICT 1.1 SOUTH
EUREKA COUNTY GOVERNMENT 0.9 SOUTH
TOWN OF EUREKA 1.2 SOUTH
MEDICAL EUREKA COUNTY MEDICAL CLINIC 1.6 SOUTH
RESTAURANT LA FIESTA 1.2 SOUTH
OWL CLUB 1.4 SOUTH
D JS DINER & DRIVE IN 1.5 SOUTH
PONY EXPRESSO DELI 1.9 SOUTH
EZ STOP 1.0 SOUTH
COUNTRY ROADS 1.3 SOUTH
EUREKA CAFE 1.0 SOUTH
LIBRARY EUREKA COUNTY LIBRARY 1.5 SOUTH
MUSEUM EUREKA SENTINEL MUSEUM 1.5 SOUTH
SWIMMING EUREKA COUNTY SWIMMING POOL 1.3 SOUTH
RECREATION/COMMUNITY RESOURCES EUREKA OPERA HOUSE 1.0 SOUTH
EUREKA COUNTY FAIRGROUNDS ADJACENT
JACKSON HOUSE HOTEL 1.0 SOUTH

RESIDENT/AREA SERVICES ALLEN’S AUTO REPAIR NORTH/NORTHWEST
EUREKA VET SERVICE 1.0 SOUTH

EUREKA COUNTY AIRPORT

32.7 NORTH/NORTHWEST

The subject site is located north of downtown Eureka along U.S. Highway
50. Eureka is the county seat of Eureka County, Nevada, and has essential
community services that serve the population. Eureka is isolated, small and
rural; therefore, it has limited commercial opportunities.
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The primary transportation and commercial corridor in Eureka is U.S.
Highway 50. Nearly all of the community services of Eureka are along this
roadway. The site is adjacent to U.S. Highway 50, which provides the site
with access to Eureka and State Route 278 that extends north to Carlin and
Elko.

Raine’s Market is the grocery and general store in Eureka and it is 1.2 miles
south of the site. The Nevada State Bank is also 1.2 miles south of the site.
There are four restaurants within 1.5 miles south of the site. The Eureka
County Medical Clinic is 1.6 miles south. A hardware store is 1.1 miles
south of the site.

There are various boutique shops in Eureka that primarily serve tourism
along U.S. Highway 50. Two gas stations are within 1.5 miles south. Many
residents typically travel to Carlin or Elko or Ely, within 113 miles of the
site, for other commercial opportunities.

The Eureka Elementary School and Eureka High School are both within 1.5
miles south of the site. The Eureka County Sheriff and the Eureka County
Volunteer Fire Department maintain stations within 0.9 miles south of the
site. Multiple parks are within 1.9 miles of the site, including Vandal Ball
Field, a park on Buehl Street and a public pool. The Eureka County
Government facility is 1.7 miles south, and the Eureka County Courthouse
and senior center is 1.3 miles south of the site.

The Eureka Medical Clinic provides general medical, preventive health,
women’s health, children’s and prenatal and newborn care and pharmacy
services. The nearest hospitals are in Ely (William Bee Ririe), 75 miles
east/southeast, EIko (Northeast Nevada Regional), 115 miles northeast, and
Battle Mountain (Battle Mountain General), 140 miles northwest.

Other businesses and retail stores in the Eureka area include: Best Western
Eureka Inn, Chevron/Eureka Garage, the Eureka Gallery, Nevada State
Bank and Keyhole Bar. A list of all area businesses is in the Addendum.

Mining, government and the school system serve as the primary
employment opportunities in Eureka. Barrick’s Ruby Hill Mine is just
northwest of town, and the future General Moly Mine and the Mount Hope
Mine are within 25.0 miles north of the site, a relatively short drive for area
residents. School and government facilities are within 1.7 miles of the
subject site.
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5. OVERALL SITE EVALUATION

The proposed project fits in well with surrounding land uses. Visibility and
access are considered good. The site is within 2.0 miles of most shopping,
employment, recreation, entertainment and education opportunities. Social
services and public safety services are all within 1.7 miles. The site has
convenient access to U.S. Highway 50.

Overall, we consider the site’s location and proximity to community
services to have a positive impact on its marketability. The site is just north
of Eureka, the closest town to the proposed Mount Hope Mine, which is
projected to increase the local employment base by up to 450 full time
workers though the construction phase will include up to 1,000 short term
employees.

Maps illustrating the location of community services are on the following
pages.
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B. PRIMARY MARKET AREA DELINEATION

The Primary Market Area (PMA) is the geographical area from which most of
the support for the proposed development, either residential or commercial, is
expected to originate. The Eureka Site PMA was determined through
interviews with real estate agents, government officials, economic development
representatives and the personal observations of our analysts. The personal
observations of our analysts include physical and/or socioeconomic differences
in the market and a demographic analysis of the area households and
population.

The Eureka Site PMA includes the community of Eureka and surrounding
unincorporated areas of Eureka County. Eureka is an isolated rural market.
Outside of town there are no community services, and the home locations
become more and more remote; most are cattle ranches or farms.

Specifically, the Eureka Site PMA is bound by: U.S. Highway 50 and 4™ Street
extended east to the north; the Ruby Mountains to the north and east; Windfall
Canyon Road to the south; and unnamed dirt roads to the west. The Site PMA
was drawn to include the residents of Eureka. Outside of the Site PMA the land
use is primarily agricultural and mining or the land is undeveloped.

The subject site will draw some support from existing tenants or miners at the
Ruby Hill Mine facility looking for a high-quality rental or homeownership
opportunity, which is currently limited or unavailable in the county. In addition,
future support for the development is expected to come from out of the area
from workers at the proposed Mount Hope mine when opened by General Moly.

A portion of support will also come from employees of employment
opportunities from some of the other outlying rural areas, or even from as far
away as Elko. Nonetheless, we have not considered a secondary market area in
this report. Out-of-area residents are not likely to consider a move to Eureka
unless they are working in the area. Many of these households will come from
well beyond the PMA boundaries because of new job opportunities. In
addition, the opening and anticipated full-time employment growth at the Mount
Hope Mine is added to the overall demand projections for the development.

A map delineating the boundaries of the Site PMA is included on the following
page.
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C. DEMOGRAPHIC CHARACTERISTICS AND TRENDS

The PMA is the area from which support for the proposed subject units is
expected to originate. The majority of the county's residents live in the
unincorporated town and county seat of Eureka, located in the southeastern
corner of the county. Other concentrations of population include the
unincorporated areas of Crescent Valley, Beowawe, and Diamond Valley.

The following section summarizes population, households and household size
trends for the Site PMA. While the area is projected to experience a slight
increase in area population due to local growth, the lack of housing alternatives
has forced many to live outside the Eureka area. Growth within the mining
industry and associated with the new Mount Hope Mine, coupled with a new
residential alternative, is expected to increase population growth beyond what is
currently projected by ESRI, a national demographic forecast.

1. POPULATION TRENDS

The Eureka Site PMA population base declined by 46 between 1990 and
2000. This represents a 5.5% decline over the 1990 population, or an annual
rate of 0.6%. The Site PMA population bases for 1990, 2000, 2009
(estimated) and 2014 (projected) are summarized as follows:

YEAR
1990 2000 2009 2014
(CENSUS) (CENSUS) (ESTIMATED) (PROJECTED)
POPULATION 838 792 756 771
POPULATION CHANGE - -46 -36 15
PERCENT CHANGE - -5.5% -4.6% 2.0%

Source: 2000 Census; ESRI; Urban Decision Group; VVogt Santer Insights

Between 2000 and 2009, the population declined by 36, or 4.6%. It is
projected that the population will increase by 15, or 2.0%, between 2009 and
2014,

While the area is projected to experience a slight increase in area population
due to local growth, the lack of housing alternatives has forced many to live
outside the Eureka area. Growth within the mining industry associated with
the new Mount Hope Mine and other existing and proposed mines, coupled
with a new residential alternative, is expected to increase population growth
beyond what is currently projected by ESRI.

Vogt Santer
Insights

IV-11




Notably, the Eureka Site PMA represents nearly half of the overall Eureka
County population. The following table summaries population trends for

the county:
YEAR
EUREKA COUNTY, 1990 2000 2009 2014
NEVADA (CENSUS)  (CENSUS) (ESTIMATED) (PROJECTED)

POPULATION 1,547 1,651 1,605 1,639
POPULATION CHANGE - 104 -46 34
PERCENT CHANGE - 0.5% -2.8% 2.1%
SITE PMA SHARE OF o . o .
EUREKA COUNTY 54.2% 48.0% 47.1% 47.0%

Source: 2000 Census; ESRI; Vogt Santer Insights

The Site PMA share of the Eureka County population has decreased
significantly since 1990, and is projected to decrease to 47.0% by 2014.
This reflects some dispersion of the population in the area. We believe the
population projections will be affected by the opening of the Mount Hope

Mine.

The Site PMA population bases by age are summarized as follows:

POPULATION 2000 (CENSUS) 2009 (ESTIMATED) 2014 (PROJECTED)  CHANGE 2009-2014 | |

BY AGE 'NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT
19 & UNDER 234 29.5% 184 24.3% 176 22.8% -8 -4.4%
20TO 24 25 3.2% 53 7.0% 46 6.0% 7 -13.2%
25TO 34 83 10.5% 78 10.3% 111 14.4% 33 42.3%
35TO 44 154 19.4% 9% 12.7% 78 10.1% -18 -18.8%
45TO 54 116 14.6% 141 18.7% 124 16.1% 17 12.1%
55 TO 64 79 10.0% 104 13.8% 119 15.4% 15 14.4%
65TO 74 61 7.7% 56 7.4% 76 9.9% 20 35.7%
75 & OVER 40 5.1% 44 5.8% 41 5.3% -3 -6.8%
TOTAL 792 100.0% 756 100.0% 771 100.0% 15 2.0%

Source: 2000 Census; ESRI; Urban Decision Group; Vogt Santer Insights

As the preceding table illustrates, nearly 42% of the population was
expected to be between 25 and 54 years old in 2009. The population among
these age cohorts is expected to increase slightly over the next few years.
These age groups represent a prime group of potential buyers for the subject

site.

The mining population will influence certain demographic trends for the
area. Mining households are generally of working age, and have a higher
percentage of married couple families with children compared to the general
population. These factors tend to influence public services by placing
greater demand on schools, recreational facilities and services.
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2. HOUSEHOLD TRENDS

Within the Eureka Site PMA, households declined by 13 (4.0%) between
1990 and 2000. Household trends within the Eureka Site PMA are
summarized as follows:

YEAR
1990 2000 2009 2014
(CENSUS) (CENSUS)  (ESTIMATED) (PROJECTED)
HOUSEHOLDS 330 317 303 309
HOUSEHOLD CHANGE - -13 -14 6
PERCENT CHANGE - -4.0% -4.5% 1.9%
HOUSEHOLD SIZE 250 247 2.47 247

Source: 2000 Census; ESRI; Urban Decision Group; Vogt Santer Insights

Between 2000 and 2009, households declined by 14 or 4.5%. By 2014, there
will be 309 households, an increase of six households, or 1.9% over 2009
levels. This is an increase of approximately one household annually over the
next five years.

The Eureka Site PMA represents nearly half of the overall Eureka County

households. The following table summarizes household trends for the
county:
YEAR
EUREKA COUNTY, 1990 2000 2009 2014
NEVADA (CENSUS)  (CENSUS) (ESTIMATED) (PROJECTED)

HOUSEHOLDS 617 666 649 663
HOUSEHOLD CHANGE - 49 -17 14
PERCENT CHANGE - 7.9% -2.6% 2.2%
SITE PMA SHARE OF
EUREKA COUNTY 53.4% 47.6% 46.7% 46.6%

Source: 2000 Census; ESRI; Vogt Santer Insights

The Site PMA share of the Eureka County households has also decreased
significantly since 1990, and is projected to represent 46.6% of the county
households in 2014. These percentages are very similar to the population
ratios as well.
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The Site PMA household bases by age are summarized as follows:

HOUSEHOLDS 2000 (CENSUS) 2009 (ESTIMATED) 2014 (PROJECTED) | CHANGE 2009-2014
BY AGE NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT

UNDER 25 3 0.9% 3 1.0% 3 1.0% 0 0.0%
25-34 43 13.6% 39 12.9% 55 17.8% 16 41.0%

35-44 73 23.0% 48 15.9% 38 12.3% -10 -20.8%

45 -54 88 27.8% 82 27.0% 69 22.2% -13 -16.1%

55 - 64 38 12.0% 63 20.8% 69 22.4% 6 9.5%

65 - 74 44 13.9% 38 12.6% 49 15.9% 11 28.9%

75 -84 24 7.6% 22 7.3% 17 5.5% -5 -22.7%

85 & HIGHER 4 1.3% 8 2.6% 9 2.9% 1 12.5%
TOTAL 317 100.0% 303 100.0% 309 100.0% 6 1.9%

Source: 2000 Census; ESRI; Vogt Santer Insights

Between 2009 and 2014, the greatest growth among household age groups is
projected to be among households between the ages of 25 to 34 and 64 to
74. Household growth is occurring among households within the age 55 to
64 segment.

Households by tenure are distributed as follows:

2000 (CENSUS) 2009 (ESTIMATED) 2014 (PROJECTED)

TENURE NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT
OWNER-OCCUPIED 218 68.9% 210 69.5% 212 68.8%
RENTER-OCCUPIED 99 31.1% 92 30.5% 96 31.2%
TOTAL 317 100.0% 303 100.0% 309 100.0%

Source: 2000 Census; ESRI; Urban Decision Group; Vogt Santer Insights

In 2009, homeowners occupied 69.5% of all occupied housing units, while
the remaining 30.5% were occupied by renters. The share of renters is
typical of a rural market but represents a limited base of potential renters for
the subject development. Notably, the area renter base is limited by the lack
of modern rental alternatives in the area. Our survey of conventional rentals
identified only two vacant market-rate single-family units in the area.
(Detailed information on the area rental market is included in Sections V
and VII)

The area continues to include three times as many homeowners as renters.
The distribution of renters and homeowners by household size is typical for
rural markets. Over the next 3+ years, both homeowners and renters are
projected to increase. Between 2009 and 2014 the share of renters in the
market area is projected to increase to 31.2%.
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3. INCOME TRENDS

The distribution of households by income within the Eureka Site PMA is
summarized as follows:

HOUSEHOLD 2000 (CENSUS) | 2009 (ESTIMATED) 2014 (PROJECTED)
INCOME HOUSEHOLDS PERCENT HOUSEHOLDS PERCENT HOUSEHOLDS PERCENT
LESS THAN $10,000 34 10.7% 27 8.9% 24 7.8%
$10,000 TO $19,999 45 14.2% 35 11.6% 32 10.4%
$20,000 TO $29,999 31 9.8% 32 10.6% 30 9.7%
$30,000 TO $39,999 33 10.4% 24 7.9% 24 7.8%
$40,000 TO $49,999 36 11.4% 27 8.9% 28 9.1%
$50,000 TO $59,999 39 12.3% 41 13.5% 52 16.8%
$60,000 TO $74,999 43 13.6% 52 17.2% 60 19.4%
$75,000 TO $99,999 32 10.1% 32 10.6% 24 7.8%
$100,000 & OVER 24 7.6% 33 10.9% 35 11.3%
TOTAL 317 100.0% 303 100.0% 309 100.0%
MEDIAN INCOME $43,933 $51,188 $52,706

Source: 2000 Census; ESRI; Urban Decision Group; Vogt Santer Insights

In 2000, the median household income was $43,933. This increased by
16.5% to $51,188 in 2009. By 2014, it is projected that the median
household income will be $52,706, an increase of 3.0% over 20009.

Between 2009 and 2014, most of the household growth will be among
households with incomes between $50,000 and $75,000. It is projected that
between 2009 and 2014 the number of households with an annual household
income below $30,000 will decline by eight households, an 8.5% decrease.

Data from the following tables is used in our demand estimates.
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The

following tables illustrate renter household income by household size

for 2000, 2009, 2012 and 2014 for the Eureka Site PMA:

RENTER 2000 (CENSUS)

HOUSEHOLDS 1-PERSON| 2-PERSON 3-PERSON 4-PERSON 5-PERSON+  TOTAL
LESS THAN $10,000 10 4 0 0 0 15
$10,000 TO $19,999 10 4 2 2 2 21
$20,000 TO $29,999 5 2 2 0 2 11
$30,000 TO $39,999 6 2 2 0 2 12
$40,000 TO $49,999 2 2 2 2 2 11
$50,000 TO $59,999 3 0 3 3 3 11

$60,000 & OVER 2 4 4 6 2 18

TOTAL 39 19 15 13 13 99

Source: Ribbon Demographics; ESRI; Urban Decision Group

RENTER 2009 (ESTIMATED)

HOUSEHOLDS 1-PERSON| 2-PERSON 3-PERSON 4-PERSON 5-PERSON+ TOTAL
LESS THAN $10,000 10 3 0 0 0 13
$10,000 TO $19,999 8 3 2 2 2 16
$20,000 TO $29,999 6 1 2 0 1 10
$30,000 TO $39,999 4 1 1 0 1 7
$40,000 TO $49,999 2 3 1 1 1 7
$50,000 TO $59,999 3 0 2 2 2 9

$60,000 & OVER 4 7 7 9 3 30

TOTAL 37 18 14 13 10 92

Source: Ribbon Demographics; ESRI; Urban Decision Group

RENTER 2012 (PROJECTED)

HOUSEHOLDS 3-PERSON TOTAL
LESS THAN $10,000 10 3 0 0 0 14
$10,000 TO $19,999 8 2 1 1 2 15
$20,000 TO $29,999 6 1 2 0 1 11
$30,000 TO $39,999 3 1 1 0 1 7
$40,000 TO $49,999 1 3 1 1 1 7
$50,000 TO $59,999 2 0 2 2 2 8

$60,000 & OVER 5 7 8 9 3 33

TOTAL 37 19 15 13 10 94

Source: Ribbon Demographics; ESRI

RENTER 2014 (PROJECTED)

HOUSEHOLDS 1-PERSON| 2-PERSON 3-PERSON 4-PERSON 5-PERSON+ TOTAL
LESS THAN $10,000 10 3 0 0 0 14
$10,000 TO $19,999 8 2 1 1 2 14
$20,000 TO $29,999 6 2 2 0 1 11
$30,000 TO $39,999 3 1 1 0 1 6
$40,000 TO $49,999 1 4 1 0 0 8
$50,000 TO $59,999 2 0 2 2 2 7

$60,000 & OVER 6 8 8 10 3 36

TOTAL 37 21 15 13 10 96

Source: Ribbon Demographics; ESRI; Urban Decision Group
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The distribution of homeowner households by income within the Site PMA is

as follows:
HOMEOWNER 2000 CENSUS
HOUSEHOLDS 1-PERSON 2-PERSON  3-PERSON  4-PERSON 5-PERSON+  TOTAL
$0 - $10,000 16 3 2 5 0 27
$10,000 - $20,000 14 13 3 0 2 32
$20,000 - $30,000 8 8 4 2 0 21
$30,000 - $40,000 1 9 5 1 2 19
$40,000 - $50,000 2 8 8 2 5 25
$50,000 - $60,000 4 9 3 2 6 25
$60,000+ 5 28 10 19 9 71
TOTAL 50 78 35 32 24 218

Source: Ribbon Demographics; ESRI

HOMEOWNER 2009 ESTIMATED

HOUSEHOLDS 2-PERSON 3-PERSON 4-PERSON  5-PERSON+ TOTAL
$0 - $10,000 12 2 1 3 0 18
$10,000 - $20,000 11 7 3 0 1 21
$20,000 - $30,000 9 10 2 1 0 22
$30,000 - $40,000 3 8 4 1 1 17
$40,000 - $50,000 1 6 4 1 3 15
$50,000 - $60,000 4 5 3 1 3 17
$60,000+ 11 40 14 24 11 100
TOTAL 51 78 32 30 19 210

Source: Ribbon Demographics; ESRI

HOMEOWNER 2012 PROJECTED

HOUSEHOLDS 1-PERSON| 2-PERSON 3-PERSON 4-PERSON  5-PERSON+ TOTAL
$0 - $10,000 12 1 1 2 0 16
$10,000 - $20,000 10 6 3 0 1 20
$20,000 - $30,000 8 11 2 1 0 22
$30,000 - $40,000 4 7 4 1 1 16
$40,000 - $50,000 1 7 4 1 2 14
$50,000 - $60,000 4 5 3 1 3 16
$60,000+ 12 44 15 25 11 107
TOTAL 51 81 32 30 17 212

Source: Ribbon Demographics; ESRI

HOMEOWNER 2014 PROJECTED

HOUSEHOLDS 1-PERSON| 2-PERSON 3-PERSON 4-PERSON  5-PERSON+ TOTAL
$0 - $10,000 12 1 1 2 0 15
$10,000 - $20,000 10 6 3 0 0 19
$20,000 - $30,000 8 12 2 1 0 22
$30,000 - $40,000 4 7 4 0 0 16
$40,000 - $50,000 1 7 4 0 2 14
$50,000 - $60,000 4 5 2 1 3 14
$60,000+ 13 46 16 25 11 112
TOTAL 51 83 32 30 16 212

Source: Ribbon Demographics; ESRI
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D. LOCAL ECONOMIC PROFILE AND ANALYSIS

1. LABOR FORCE PROFILE

The Eureka and Eureka County community derives its economy from
mining and agriculture, as well as government services and professionals.
Within Eureka County are commercial quality geothermal, oil and mineral
resources and North America's largest gold mines are currently located in
the north part of the county. The agricultural economy consists of four
sectors: range beef cattle, alfalfa hay, timothy hay and native hay. The other
major non-agricultural industry in Eureka County is the government, which
provided just over five percent of wage and salary jobs in 1998.

The labor force within the Eureka Site PMA is based primarily in two
sectors. Mining with 652 employees (which comprise 57.1%) and combined
with Arts, Entertainment & Recreation represent over 68% of the Site PMA
labor force.

As noted from the Site PMA statistics, the nearby mines are located outside
the Site PMA and are not reflected within the PMA statistics. In addition,
Eureka County has a significant number of out-of-area employees as
evidenced by the Site PMA base that includes 1,141 employees, while
Eureka County had an employment base of 822 in 2009.
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Employment in the Eureka Site PMA as of 2009, which included 1,141
employees, was distributed as follows:

AGRICULTURE, FORESTRY, FISHING & HUNTING 4 4.7% 11 1.0% 2.8
MINING 7 8.2% 652 57.1% 93.1
UTILITIES 1 1.2% 9 0.8% 9.0
CONSTRUCTION 5 5.9% 17 1.5% 3.4
MANUFACTURING 0 0.0% 0 0.0% 0.0
WHOLESALE TRADE 6 7.1% 39 3.4% 6.5
RETAIL TRADE 10 11.8% 26 2.3% 2.6
TRANSPORTATION & WAREHOUSING 1 1.2% 1 0.1% 1.0
INFORMATION 3 3.5% 4 0.4% 13
FINANCE & INSURANCE 1 1.2% 4 0.4% 4.0
REAL ESTATE & RENTAL & LEASING 1 1.2% 0 0.0% 0.0
PROFESSIONAL, SCIENTIFIC & TECHNICAL
SERVICES 2 2.4% 2 0.2% 1.0
MANAGEMENT OF COMPANIES & ENTERPRISES 0 0.0% 0 0.0% 0.0
ADMINISTRATIVE, SUPPORT, WASTE
MANAGEMENT & REMEDIATION SERVICES 0 0.0% 0 0.0% 0.0
EDUCATIONAL SERVICES 4 4.7% 87 7.6% 21.8
HEALTH CARE & SOCIAL ASSISTANCE 6 7.1% 32 2.8% 5.3
ARTS, ENTERTAINMENT & RECREATION 4 4.7% 128 11.2% 32.0
ACCOMMODATION & FOOD SERVICES 7 8.2% 28 2.5% 4.0
OTHER SERVICES (EXCEPT PUBLIC
ADMINISTRATION) 5 5.9% 6 0.5% 1.2
PUBLIC ADMINISTRATION 18 21.2% 95 8.3% 5.3
NONCLASSIFIABLE 0 0.0% 0 0.0% 0.0
TOTAL 85 100.0% 1,141 100.0% 13.4
*Source: 2000 Census; ESRI; Urban Decision Group; Vogt Santer Insights
E.P.E. - Average Employees per Establishment
Note: Since this survey is conducted of establishments and not of residents, some employees may not live within the Site PMA. These employees,
however, are included in our labor force calculations, because their places of employment are located within the Site PMA.
EMPLOYMENT BY INDUSTRY
MINING-57.1%
m ARTS ENTERTAINMENT, & RECREATION-11.2%
PUBLIC ADMINISTRAT ION-8.3%
m EDUCATIONAL SERVICES-7.6%
WHOLESALE TRADE-3.4%
m HEALTH CARE & SOCIAL ASSIST ANCE-2.8%
ACCOMMODAT ION & FOOD SERVICES-2.5%
m RETAIL TRADE-2.3%
CONSTRUCTION-1.5%
= AGRICULTURE, FORESTRY, FISHING, &
HUNT ING-1.0%
m OTHER INDUSTRY GROUPS-2.3%
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The largest employers within Eureka County are the Newmont Mining
Corporation and the Barrick Goldstrike Mines, which include an estimated
3,500 plus employees. Both are located north of Carlin, which is 92 miles
north at U.S. Highway 50 and Interstate 80. The largest area employers are
summarized as follows:

TOTAL
INDUSTRY (LOCATION) BUSINESS TYPE EMPLOYED
NEWMONT MINING CORPORATION (CARLIN AREA) GOLD ORE MINING 2,000-2,499
BARRICK GOLDSTRIKE MINES (CARLIN AREA) GOLD ORE MINING 1,500-1,999
EUREKA COUNTY GOVERNMENT (EUREKA) GOVERNMENT 100-199
EUREKA COUNTY SCHOOL DISTRICT (EUREKA) PUBLIC EDUCATION 70-79
DTE ENERGY SERVICES — TS POWER PLANT(EUREKA) ELECTRIC POWER 60-69
SOUTHWEST ENERGY LLC MINING SUPPORT 60-69
TIC-THE INDUSTRIAL COMPANY (EUREKA) INDUSTRIAL CONSTRUCTION 20-29
OWL CLUB BAR/STEAKHOUSE (EUREKA) RESTAURANT 10-19
RAINES MARKET GROCERY RETAILER 10-19
BEST WESTERN INN LODGING 10-19
TOTAL 3,840+

Source: Nevada Workforce Informer (First Quarter 2010)

Mining jobs continue to surpass all other Eureka County jobs combined,
with more than 3,500 of the total 3,840+ jobs in the county reported by the
Nevada Department of Employment Training and Rehabilitation in 2010.

Government is the second largest employment category in the county, with
170+ jobs reported in the First Quarter 2010. Of these, local government is
the largest employer, with 168 jobs. Accommodation and food service jobs
have recently increased from 25 to 38 jobs within the area.

During an interview with Ms. Trish Reynolds of the Eureka County
Economic Development Program, the General Moly Mine and Rocky
Mountain Resource Mine are two potential mining developments. General
Moly has been in Eureka for approximately five years working on
permitting and development for the Mount Hope Mine within 25 miles
northwest of Eureka. Rocky Mountain Resource is in the early discussion
stage.

Ms. Reynolds noted that there have been no major closings or layoffs in the
area, though some of the businesses are seasonal as U.S. Highway 50 is a
heavily traveled tourist route. Newer developments in the area include a
Mexican restaurant, computer shop and a paralegal office. There is a vacant
high school in town that is being discussed as the future location for a
possible community center.
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2. EMPLOYMENT TRENDS

The following tables were generated from the U.S. Department of Labor,
Bureau of Labor Statistics and reflect employment trends of the county in

which the site is located.

Excluding 2010, the employment base has increased by 26.5% over the past
five years in Eureka County, more than the Nevada state increase of 3.0%.
Total employment reflects the number of employed persons who live within

the county.

The following illustrates the total employment base for Eureka County,

Nevada and the United States.

TOTAL EMPLOYMENT

EUREKA COUNTY NEVADA UNITED STATES
TOTAL PERCENT TOTAL PERCENT TOTAL PERCENT
NUMBER CHANGE NUMBER CHANGE NUMBER CHANGE
2000 767 - 1,015,221 - 138,117,867 -
2001 737 -3.9% 1,042,182 2.7% 138,241,767 0.1%
2002 736 -0.1% 1,066,477 2.3% 137,936,674 -0.2%
2003 670 -9.0% 1,093,507 2.5% 138,386,944 0.3%
2004 644 -3.9% 1,128,223 3.2% 139,988,842 1.2%
2005 650 0.9% 1,173,425 4.0% 142,328,023 1.7%
2006 677 4.2% 1,221,367 4.1% 145,081,526 1.9%
2007 762 12.6% 1,250,586 2.4% 146,505,036 1.0%
2008 800 5.0% 1,256,815 0.5% 146,198,120 -0.2%
2009 822 2.8% 1,208,621 -3.8% 140,870,684 -3.6%
2010* 800 -2.71% 1,179,274 -2.4% 138,432,739 -1.7%

Source: Department of Labor; Bureau of Labor Statistics

*Through June

Eureka County

W

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

IvV-21

Vogt Santer
Insights




As the preceding illustrates, the Eureka County employment base has
increased by 55 employees since 2000. It is important to note, however, that
much of this increase occurred between 2004 and 2009, when employment
of county residents increased 27.6%. Employment through June 2010 is
down 2.7% since the end of 2009.

The following table illustrates the percent change in employment for Eureka
County and Nevada:

0.0%
0[0) 00 00 004 200 006 200 008 2009 2010

Unemployment rates for Eureka County, Nevada and the United States are
illustrated as follows:

UNEMPLOYMENT RATE

YEAR EUREKA COUNTY NEVADA UNITED STATES
2000 3.3% 4.5% 4.0%
2001 4.2% 5.3% 4.8%
2002 4.7% 5.7% 5.8%
2003 5.5% 5.2% 6.0%
2004 4.2% 4.4% 5.6%
2005 3.6% 4.5% 5.2%
2006 4.0% 4.3% 4.7%
2007 4.4% 4.8% 4.7%
2008 5.1% 6.7% 5.8%
2009 7.1% 11.8% 9.3%

2010* 9.3% 13.9% 10.4%

Source: Department of Labor, Bureau of Labor Statistics
*Through June
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Typically, when a mine closes or reduces operations, the unemployment rate
does not increase because those who were employed by the mine leave the
area. Consequently, the change is seen only in a decrease of the labor force.
Between 2001 and 2008, the unemployment rate in Eureka County ranged
from 3.3% to 5.5%. Since 2008, area unemployment has increased
significantly, and the current rate is 9.3%, in lockstep with state and national
unemployment increases. Notably, county unemployment is well below
statewide levels.

The following table illustrates the monthly unemployment rate in Eureka
County for the most recent 18-month period for which data is currently
available.

Eureka County Monthly Unemployment Rate
January 2009 to June 2010

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun
72% 63% 68% 6.6% 60% 59% 72% 7.8% 88% 73% 70% 82% 91% 85% 89% 105% 10.0% 9.0%
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The unemployment rate in Eureka County, Nevada increased two
percentage points between 2008 (5.1%) and 2009 (7.1%). The
unemployment rate has generally remained high since July of 2009, ranging
between 7% and 10.5%. Recent trends reflect increasing area employment.

In-place employment reflects the total number of jobs within the county
regardless of the employee's county of residence. The following illustrates
the total in-place employment base for Eureka County:

IN-PLACE EMPLOYMENT EUREKA COUNTY

YEAR EMPLOYMENT CHANGE PERCENT CHANGE

2001 3,878 - -

2002 3,641 -237 -6.1%

2003 3,528 -113 -3.1%

2004 3,569 41 1.2%

2005 3,807 238 6.7%

2006 4,311 504 13.2%

2007 5,025 714 16.6%

2008 4,452 -573 -11.4%

2009 4,497 45 1.0%

Source: Department of Labor, Bureau of Labor Statistics

Data for 2009, the most recent year that year-end figures are available,
indicates in-place employment in Eureka County to be 547.1% of the total
Eureka County employment. This means that Eureka County has more
employed persons coming to the county from other counties for work
(daytime employment) than those who both live and work there.

Eureka County has more jobs than workers. This is a result of the location of
the county's biggest employers, Newmont Mining Company's Carlin
Operations, and the Barrick Goldstrike Mine. Both these operations are in
the far northern end of the county, closer to the Lander County and Elko
County population centers of Battle Mountain, Elko and Carlin than to
Eureka County's population centers of Crescent Valley and Eureka. The
mines are headquartered in Elko County, and workers are transported to the
mine sites from those towns.

. ECONOMIC FORECAST

The Eureka/Eureka County area is very dependent upon gold mining.
Typically, as the national economy improves, the price of gold decreases,
and this impacts the local economy. Recently, however, with additional
industrial uses for gold and other minerals mined in the area, the mining
industry has been stable within Eureka County.

Vogt Santer
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The two mine complexes in northern Eureka County continue to be some of
the most productive mines in Nevada and indeed in the entire country. As a
result of higher gold prices, several Nevada gold mining operations are
expanding both operations and exploration.

It appears that with high and rising gold prices, gold production and
exploration in Eureka County will continue to be important at least for the
next 10 to 20 years. Producers report increased costs, however, mostly due
to energy costs. To address these rising costs, Newmont's Nevada operations
built a 203-megawatt coal-fired power plant near the Carlin Trend. The
company plans to sell excess capacity from the plant to local utility Sierra
Pacific Power.

The mining sector of the economy is a bright spot in Nevada’s otherwise
poor economy. General Moly anticipates starting construction on the Mount
Hope Mine, its first Nevada molybdenum mine (within 25 miles northwest
of Eureka), in about July 2011 once the permitting process is done and,
subsequently, begin production in 2013.

We believe the need for affordable, good quality housing in the Eureka area
will remain high and increase with the construction and development of the
Mount Hope Mine. The subject site will provide affordable rental and
homeowner housing opportunities for mine construction workers, miners
and their families, local residents, and area employees currently commuting
into the area.

E. CRIME ISSUES

The primary source for Crime Risk data is the FBI Uniform Crime Report
(UCR). The FBI collects data from each of roughly 16,000 separate law
enforcement jurisdictions across the country and compiles this data into the
UCR. The most recent update showed an overall coverage rate of 95% of all
jurisdictions nationwide with a coverage rate of 97% of all jurisdictions in
metropolitan areas.

Applied Geographic Solutions uses the UCR at the jurisdictional level to model
each of the seven crime types at other levels of geography. Risk indexes are
standardized based on the national average. A Risk Index value of 100 for a
particular risk indicates that, for the area, the relative probability of the risk is
consistent with the average probability of that risk across the United States. A
risk index below 100 reflects a positive trend for the area.
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It should be noted that aggregate indexes for total crime, personal crime and
property crime are not weighted, and murder is no more significant statistically
in these indexes than petty theft. Thus, caution should be exercised when using

them.

Total crime risk for the Site PMA is 62 and well below the national average
with an overall personal crime index of 84 and property crime index of 51.
Total crime risk for Eureka County (32) is also well below the national average
and the Site PMA area, with indexes for personal and property crime of 44 and
27, respectively. Following is a summary:

R R D
- A R A O
PMA ADA
TOTAL CRIME 62 32
PERSONAL CRIME 84 44
MURDER 141 74
RAPE 7 3
ROBBERY 3 2
ASSAULT 270 140
PROPERTY CRIME 51 27
BURGLARY 84 44
LARCENY 37 19
MOTOR VEHICLE THEFT 64 35

Source: Applied Geographic Solutions

As illustrated, the crime risk for the Site PMA is very low and should have a
very positive impact on the perception of the subject development project.

A map illustrating crime risk is on the following page.
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V. Area Supply Analysis

A. AREA HOUSING

According to local sources, awareness of the housing market in Eureka is
primarily generated by word of mouth as well as information boards, at the
grocery store and economic development office. Ms. Trish Reynolds, Program
Assistant for the Eureka County Economic Development Department, noted that
the economic development office maintains a list of rental homes, homes for
sale and commercial properties for-sale or lease and the realtors that serve the
area. The primary two realty companies with listings in the area are Dickson
Realty and Elko Realty.

The housing supply in Eureka is generally older. Over half of the owner-
occupied homes in the Site PMA are at least 30 years old. These homes are
generally smaller, lacking space and or enough bedrooms for prospective buyers
and/or renters. Over the past few years there has been an increase in the number
of mobile homes and manufactured homes in the area. Mr. Michael A. Mears,
the Eureka County Assessor notes that the housing supply in Eureka is limited.
There have been two new “stick” built houses in the last six years. The other
new housing product in the area is manufactured homes.

According to Ms. Reynolds, many people coming into town are miners, and
after interviewing at the mines then come into town looking for a
home/apartment to rent. The typical process includes looking at Raine’s Market
for posted rentals, then going to the Economic Development office. Many
possible renters are looking for a three-bedroom home with a small yard as
many have families or pets. If there are no available rentals, many people park
“fifth wheels” at the RV parks or on lots for rent in town, double-up with
coworkers or stay at motels in town. For this reason, population estimates for
the area are likely low.

Mines tend to have high worker turnover rates due to being isolated in rural
areas, inadequate housing, problems with management, etc. Miners have
transitioned from being individuals looking for high paying work to families
over the years. The available homes in the area tend to be lower quality, and
smaller than those desired by the miners especially in light of their wages.

Mr. Arnold, the Mount Hope Mine general manager noted that miners tend to be
house poor and toy rich. Generally, they will live in lower quality homes,
single-wide mobile/manufactured homes or apartments and buy expensive
trucks, ATVs (all-terrain vehicles), etc. He noted that in his opinion that it will
be important to keep the price of the housing low to attract these workers. He
recommends having a variety of housing options such as homes, duplexes,
townhomes and even manufactured homes to entice all types of mine workers.
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Additionally, Mr. Arnold noted that miners currently typically look for
affordable modular homes with a yard to use dirt bikes, ATV and have storage
or a play area for family or pets. The average wage of Mt Hope will be $68,000
annually; entry level positions starts at $20 per hour. People will commute from
Carlin and Elko up to two hours for shifts at mines. It is unknown at this time
how many workers will continue to be based versus residing in a home close to
the mine. He believes that there will be a lot of commuters after construction as
there are still limited community services in Eureka. As the mine becomes
established, and a variety of quality housing options is offered, and community
services is more readily available there will likely be an increase of people
looking to live in Eureka, in his opinion.

The general manager of General Moly notes that the company does not want to
be in the housing development business, but they will need both temporary and
permanent housing in Eureka to house the large influx of employees. They
expect, nine months into development of Mount Hope, to have just over 1,000
construction worker employees and secondary contractors. That is nearly twice
the amount of people currently in Eureka. Approximately 450 workers will be
permanently employed at the new mine. Any new housing in the area is
expected to be associated with the growth of the local mining industry.

Overview of Existing Housing

Based on the 2000 Census, there were 463 housing units within the Eureka Site
PMA. There were 317 occupied units of which 218 units were owner-occupied,
which represented 68.9% of the occupied units. There were 99 renter-occupied
units in the area in 2000. For 2009, it is estimated there were 210 owner-
occupied units, a decrease of 3.7% from 2000, and area renter-occupied units
also decreased (7.1%). Overall, housing units increased from 463 to 474, but
both  homeowner-occupied and renter-occupied units decreased. The
distributions of the area housing stock within the Eureka Site PMA in 2000 and
estimated for 2009 are summarized in the following table:

2000 (CENSUS) 2009 (ESTIMATED)
HOUSING STATUS NUMBER | PERCENT NUMBER PERCENT
TOTAL-OCCUPIED 317 68.4% 303 63.9%
OWNER-OCCUPIED 218 68.9% 210 69.5%
RENTER-OCCUPIED 99 31.1% 92 30.5%
VACANT 146 31.6% 171 36.1%
TOTAL 463 100.0% 474 100.0%

Source: 2000 Census; ESRI; Urban Decision Group; Vogt Santer Insights
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Based on a 2009 update of the 2000 Census, of the 474 total housing units in the
market, 36.1% were vacant. The high vacancy rate reflects low quality housing
alternatives, seasonal/recreational homes and other non-modern housing units.
Vacancies among these low quality alternatives will likely remain high despite
new residential alternatives added to the market. In 2009, it was estimated that
homeowners occupied 69.5% of all occupied housing units, while the remaining
30.5% were occupied by renters.

The 2000 Census provides a distribution of housing units in the Site PMA by
year of construction. Following is a summary:

HOUSING UNITS

OWNER PERCENT TOTAL PERCENT

1999 TO MARCH 2000 1 0.5% 1 0.3%
1995 TO 1998 26 11.9% 61 19.2%
1990 TO 1994 28 12.8% 38 12.0%
1980 TO 1989 44 20.4% 61 19.2%
1970 TO 1979 52 23.8% 65 20.5%

1960 TO 1969 18 8.2% 22 6.9%

1940 TO 1959 12 5.5% 24 7.6%
1939 OR EARLIER 37 16.9% 45 14.2%
TOTAL 218 100.0% 317 100.0%

Source: ESRI, Census 2000

Significantly, less than one-third of all housing units in the Site PMA were
constructed in the 10 years prior to the 2000 Census. This is a modest share of
new housing. The majority of the housing in the market was built between 1960
and 1990, indicating a market with relatively old housing stock. Note that with
older housing dominating the market, it is anticipated that the new homes at the
site will represent a desirable choice for the market.

Housing values based on the 2000 Census and projected to 2009, are as follows:

2000 2009 2014
UNITS DISTRIBUTION UNITS DISTRIBUTION UNITS DISTRIBUTION
<$60,000 78 35.7% 43 20.6% 38 17.9%
$60,000-$99,000 73 33.4% 69 32.8% 64 30.2%
$100,000-$149,999 47 21.7% 66 31.4% 71 33.5%
$150,000-$199,999 12 5.5% 22 10.5% 25 11.8%
$200,000-$299,999 5 2.3% 7 3.3% 10 4.7%
$300,000-$499,999 1 0.5% 2 1.0% 3 1.4%
$500,000 AND OVER 2 0.9% 1 0.5% 1 0.5%
TOTAL 218 100.0% 210 100.0% 212 100.0%
MEDIAN $72,606 $96,426 $102,817

Source: ESRI, Census 2000
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In 2009, more than 15% of the owner-occupied housing units in the Site PMA
have an estimated value of $150,000 and higher. The median home value in the
Site PMA in 2009 was $96,426. Over the next five years, the median home
value for the area is projected to increase 6.6% to $102,817.

Multifamily Rentals Market Survey

We identified and personally surveyed 10 conventional housing projects
containing a total of 77 units within the Eureka, Nevada Site PMA. The Site
PMA includes Eureka and surrounding areas of the county. This survey was
conducted to establish the overall strength of the rental market and to identify
those properties most comparable to the subject site.

These rentals have a combined occupancy rate of 97.4%. This is an above
average rate for rental housing, but includes only two vacant units in the market.
Among these projects, nine are non-subsidized (market-rate and Tax Credit)
projects containing 65 units. There are no additional units under construction in
the Site PMA. The remaining government-subsidized project contains 12 fully
occupied units.

The following table summarizes the breakdown of market-rate units surveyed
within the Site PMA.

MARKET-RATE

MEDIAN NET
BEDROOM BATHS  UNITS DISTRIBUTION VACANCY % VACANT =01k
STUDIO 1.0 1 1.5% 1 100.0% $272
ONE-BEDROOM 1.0 17 26.2% 1 5.9% $350
TWO-BEDROOM 1.0 1 1.5% 0 0.0% $600
TWO-BEDROOM 15 14 21.5% 0 0.0% $410
THREE-BEDROOM 1.0 1 1.5% 0 0.0% $350
THREE-BEDROOM 2.0 31 47.7% 0 0.0% $265*
TOTAL MARKET-RATE 65 100.0% 2 3.1% -

*Company subsidized rent

The market-rate units were 96.9% occupied. There were no Tax Credit units in
the field survey of the Site PMA.

The distribution of unit types is unbalanced as indicated by the above chart,
with 1.5% studio units, 26.2% one-bedroom, 23.0% two-bedroom and 49.2%
three-bedroom units. The two vacancies are among the smaller studio and one-
bedroom units.
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Mining companies have two rental projects in the area. Valhalla Villa and
Barrick Housing are company housing projects. The Valhalla Villa units are
three-bedroom, single-wide manufactured home units restricted to workers
working at the new Mount Hope Mine project (Some units have been rented to
non-mine residents on occasion). Since the mine project is still in the
approval/permitting process, rental housing demand for these units is limited to
visiting mine workers and subcontractors until the mine becomes operational.
The company keeps units available to provide housing to their transient
workers. Barrick Housing is a 44-unit property with single-family homes,
townhomes, duplexes and garden flats. These units are not generally available
to the public, and the companies subsidize rents as a housing benefit for the
mine workers and contractors.

We rated each property surveyed on a scale of "A" through "F." All market-rate
properties were rated based on quality and overall appearance (i.e. aesthetic
appeal, building appearance, landscaping and grounds appearance). Following is
a distribution by quality rating, units and vacancies.

MARKET-RATE
QUALITY RATING PROJECTS TOTAL UNITS VACANCY RATE

A- 1 44 0.0%
B+ 1 1 100.0%
B 3 16 0.0%
B- 2 2 50.0%
C+ 1 1 0.0%
C 1 1 0.0%

There are only two vacant units within the Eureka rental market. The subject
project is anticipated to have a quality rating of “B+/A-,” and this high quality
rating should enhance the subject project's marketability.

As previously noted, we identified five market-rate projects that we consider the
most comparable to the subject project. The competitive projects have a
combined occupancy rate of 100.0%.
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The following table summarizes the distribution of vacancies by bedroom type
among the segment of rental housing that is most comparable to the subject

property:

COMPARABLE RENTAL PRODUCT

‘PERCENT
BEDROOMS BATHS UNITS DISTRIBUTION VACANT VACANT
ONE-BEDROOM 1.0 60 11.1% 0 0.0%
TWO-BEDROOM 1.0 200 36.9% 0 0.0%
TWO-BEDROOM 15 14 2.6% 0 0.0%
TWO-BEDROOM 2.0 67 12.4% 0 0.0%
THREE-BEDROOM 1.0 26 4.8% 0 0.0%
THREE-BEDROOM 15 52 9.6% 0 0.0%
THREE-BEDROOM 2.0 121 22.2% 0 0.0%
FOUR-BEDROOM 2.0 2 0.4% 0 0.0%

TOTAL | 542 100.0% 0 0.0%

Vacancies are non-existent among the selected comparable projects. This
indicates high demand for modern, high-quality product.

Short-term rentals are also available in the area at the local motel and area RV
parks. During our site area visit, it was noted that these rentals are available for
$20 to over $50 per day. The Silver Sky Lodge RV Park and Scotty’s RV Park
has short-term options at $20 per day and the Sundown Lodge has
accommodation ranging from $48 to $62 per day. These housing options are
needed by contractors and mine workers who are working in the area for
multiple days.

Collected rents in the Eureka market range from $350 to $675. According to
area apartment managers, the average annual rent for conventional rentals has
increased an estimated 1% over the past couple of years, despite the lack of
quality rental alternatives in the area. This reflects the current lack of modern
alternatives and the reliance on “cheap” housing alternatives, especially mobile
homes, by area residents.

Given the lack of conventional and non-conventional rentals in the Eureka area,
we also surveyed rental alternatives in Elko, the nearest community with a good
base of rental alternatives. The selected comparable projects are detailed in the
comparable/competitive properties section.
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The basis for the selection of these projects includes, but is not limited to, the

following factors:

Surrounding neighborhood characteristics
Target market (seniors, families, disabled, etc.)

Unit types offered (garden or townhouse, bedroom types, etc.)

Building type (single-story, midrise, high-rise, etc.)
Unit and project amenities offered
Age and appearance of property

The proposed subject development and the five selected properties include the

following:
UNIT MIX
(OCCUPANCY RATE)
MAP YEAR TOTAL TWO- THREE-
1.D. PROJECT NAME BUILT UNITS . BR. BR.
EUREKA CANYON 30 36 44
SITE TOWNHOMES 2011 110 - () ) () -
VALHALLA VILLA 14
5 (EUREKA) 2007 14 100.0% - - (100.0%) -
BARRICK HOUSING 16 14 14
10 (EUREKA) 1996 44 100.0% (100.0%) (100.0%) (100.0%) -
PARKWAY APTS. 74 26
901 (ELKO) 1991 100 100.0% - (100.0%) (100.0%) -
SAGECREST APTS. 40 126 40 2
902 (ELKO) 1987 208 100.0% (100.0%) (100.0%) (100.0%) (100.0%)
MONTE CARLO 4 67 105
903 (ELKO) 1989 176 100.0% (100.0%) (100.0%) (100.0%) -

Occ. - Occupancy

The selected market-rate projects have a combined total of 542 fully occupied
units, including 58 units within the Eureka Site PMA. The two Eureka projects,
Valhalla Villa and Barrick Housing, are company housing for mine workers and
contractors. While the quality of these units is among the highest in the area,
collected rents are subsidized by the mines and do not represent achievable
market levels.

In order to provide an opinion concerning the overall marketability of the
proposed project, we evaluated the appropriateness of the proposed rents by
conducting an achievable market rent analysis. To determine the achievable
market rent for the project, we identified the two market-rate properties within
the Eureka Site PMA that we consider comparable to the subject development
along with the three noted out-of-area comps. The in area mining company
housing alternatives are adjusted in order to be more in line with the out-of-area
comparables.
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These selected properties are used to derive market rent for a project with
characteristics similar to the subject development. It is important to note that,
for the purpose of this analysis, we only select market-rate properties. Market-
rate properties are used to determine rents that can be achieved in the open
market for the subject units without maximum income and rent restrictions.

Since it is unlikely that any two properties are identical, we adjust the collected
rent (the actual rent paid by tenants) of the selected properties according to
whether or not they compare favorably with the subject development. Rents of
projects that have additional or better features than the subject site are adjusted
negatively, while projects with inferior or fewer features are adjusted positively.
For example, if the proposed subject project does not have a washer and dryer
and a selected property does, we lower the collected rent of the selected
property by the estimated value of a washer and dryer to derive an achievable
market rent for a project similar to the existing project.

The rent adjustments used in this analysis are based on various sources,
including: known charges for additional features within the Site PMA, estimates
made by area property managers and realtors, quoted rental rates from furniture
rental companies and the prior experience of Vogt Santer Insights in markets
nationwide.

The Rent Comparability Grids on the following pages show the collected rents
for each of the selected properties and illustrate the adjustments made (as
needed) for various features and location or neighborhood characteristics, as
well as quality differences that exist among the selected properties and the
proposed subject development. A $75 adjustment has been made against the
out-of-market comparables to reflect the benefit the Eureka Canyon project will
have compared to the 2+-hour daily drive each way that miner residents will not
have compared to living in out-of-area communities compared to the Eureka
area alternatives near places of employment.
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Once all adjustments to collected rents were made, the adjusted rents for each
comparable were used to derive an achievable market rent for each bedroom
type. Each property was considered and weighed based upon its proximity to
the subject site and its amenities and unit layout compared to the subject site.

Adjusted market rents among the selected comparable range from $671 to $913
for one-bedroom units, $648 to $1,181 for two-bedroom units and $902 to
$1,241 for three-bedroom units. The achievable market rents for the area are
based on an evaluation of the area comparables. For this evaluation we weighted
the Parkway and Sagecrest projects in EIko most heavily. These projects had the
smallest net rent adjustments, reflecting a high degree of comparatives. It is of
note that the projected achievable rents include a conservative $75 adjustment to
reflect the incurred demand of the out-of-area projects compared to Eureka
rental alternatives. There is a trade-off for potential residents considering local
housing options based on travel times, quality rental alternatives and proximity
to community services.

Based on the preceding Rent Comparability Grids, it was determined that the
present-day achievable market rents for units similar to the proposed subject
development are $725 for a one-bedroom unit, $850, $875 and $925 for various
two-bedroom units and $1,015 for a three-bedroom unit. The achievable market
rents for the area are illustrated as follows:

PROPOSED

COLLECTED ACHIEVABLE PROPOSED RENT AS

BEDROOM TYPE RENT MARKET RENT SHARE OF MARKET
ONE-BEDROOM $700 $725 (750 SQ. FT.) 96.6%
$300 $850 (900 SQ. FT.) 94.1%
TWO-BEDROOM $840 $875 (1,025 SQ. FT.) 96.0%
$875 $925 (1,080 SQ. FT.) 94.6%
THREE-BEDROOM $1,000 $1,015 (1,240 SQ. FT.) 98.5%

SQ. FT. — Square Feet

As the preceding table illustrates, the proposed rents are 1.5% to 5.9% below
the noted achievable market rent for comparable units within and proximal to
the Eureka rental market. Given the high occupancy rates of competing
projects, the overall market and the rapid growth for the area associated with the
potential development of the new Mount Hope Mine, it is our opinion that the
proposed rents will be perceived as a value in the market at opening. It is
important to note however, that with up to 110 rental units, the proposed
townhomes must represent a market value in order to maintain high occupancy
and minimize turnover. This has been considered in our absorption projections
for the 110-unit project.
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RENT ADJUSTMENT EXPLANATIONS (RENT COMPARABLITY GRID)

None of the selected properties offer the same amenities as the subject
property. As a result, we have made adjustments to the collected rents to
reflect the differences between the subject property and the selected properties.
The following are explanations (preceded by the line reference number on the
comparability grid table) for each rent adjustment made to each selected

property.

1. Rents for each property are reported as collected rents. These are the
actual rents paid by tenants and do not consider utilities paid by
tenants. The rents reported are typical and do not consider rent
concessions or special promotions. When multiple rent levels were
offered, we included an average rent.

4. A few of the selected comparable projects have comparable units
with high occupancy levels. The collected rents have been adjusted
for these higher occupancy units to reflect the potential to achieve
higher rents. A 10% adjustment has been used for the units within
the Eureka area with a 99% or higher occupancy. The out-of-area
projects with high occupancy were adjusted 5%.

3. The two Eureka area rental properties that are associated with the
mines are the best quality alternatives in the market. These projects
offer housing at a reduced rent as a benefit to local mine employees.
As a result, though considered a quality comparable, the proposed
units do not represent an economic comparable unless adjusted to
reflect the rent subsidy. Based on a review of out-of-area
comparables, as well as the benefit from not making a regular
commute out of the Eureka area, we have estimated an adjustment of
$200, which is added to the subsidized rents at the Barrick Housing
project.

6. The subject includes townhouse units in two-story buildings. An
adjustment is made to reflect the difference in this unit design
compared to the existing ranch and walk-up comparables.

7. Upon completion of construction, the subject project will be the
newest property in the market and among the selected comparables in
Elko. The selected properties were built between 1987 and 2007,
though two selected projects have been renovated. The renovation
improves the effective age of these projects. We have adjusted the
rents at the selected properties by $1 per year of age difference to
reflect the current age of these properties.

Vogt Santer

V-15 Insights




9.-10.

12.

13.

14.- 23.

24.-32.

33.-39.

It is anticipated that the proposed subject project will have excellent
appearance, once construction is complete, compared to existing
Eureka alternatives. We have made adjustments for those properties
that we consider to be of superior or inferior quality compared to the
subject development.

The subject site is located in a rural area just north of Eureka. The
selected properties are located in more desirable community or
market areas compared to the subject project given the lack of Eureka
area community services. As such, we have made an adjustment to
account for differences in neighborhood desirability among these
projects and the subject project. In addition, an adjustment has been
made for the four out-of-market properties to reflect the reduced
commute time for workers. This was based on two daily commutes
of at least two hours.

There is a variety of the number of bathrooms offered at each of the
selected properties. We have made adjustments of $15 per half
bathroom to reflect the difference in the number of bathrooms offered
at the site as compared with the competitive properties.

The adjustment for differences in square footage is based upon the
average rent per square foot among the comparable properties. Since
consumers do not value extra square footage on a dollar for dollar
basis, we have used 25% of the average for this adjustment.

The proposed subject project will offer a unit amenity package
similar to the selected properties. We have made, however,
numerous adjustments for features lacking at the selected properties,
and in some cases, we have made adjustments for features the subject
property does not offer.

The proposed project offers a limited project amenities package. We
have made monetary adjustments to reflect the difference between the
proposed subject project’s and the selected properties’ project
amenities. Proposed project amenities include a community center
with leasing office. Also being considered is a disc golf course, pro
shop and practice range. The out-of-market projects include only a
fitness center (F) and a sauna (S).

We have made adjustments to reflect the differences in utility
responsibility at each selected property. The utility adjustments were
based on the local housing authority’s utility cost estimates.
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Single-Family Subdivision Market Survey

The Eureka, Nevada Site PMA was surveyed for all newer single-family home
subdivisions.

A total of four single-family home subdivisions were identified in the Eureka,
Nevada Site PMA. There are a few other single-family developments in the
Site PMA; however, due to their age and location, they are not relevant to the
market for a new single-family home development at the site.

The four surveyed single-family home subdivisions include Ruby Hill Ranch,
Wild Balance, Pony Express and Van Vliet. These developments total 75 lots,
and according to Eureka County Assessor records, 40 lots have been sold. The
remaining three lots are unsold product, though none of these developments are
actively marketed.

Since 2000, a total of just nine lots have been sold. No new lot sales have
occurred since June 2008. All four developments include manufactured homes.

The Eureka area includes a number of older residential alternatives. In addition,
manufactured homes represent a high percentage of existing residential
alternatives in the area. Mobile homes, also called manufactured housing, are
built to the Housing and Urban Development Code. The HUD Code addresses
construction for affordable housing. Manufactured housing is built on a
permanent metal chassis, may or may not be permanently placed on a
foundation and is the term used to describe a single- or double-wide mobile
home. These units are typically single-story. Generally, however, such
properties (in most areas) tend to depreciate somewhat rather than remain stable
or increase in value, as compared to conventional construction.

The following table details the four subdivisions surveyed in the Site PMA:

A TOTAL ‘ LOTS AVAILABLE PLANNED MONTHLY AVERAGE APPROX. MILES
.D PROJECT LOTS SOLD LOTS LOTS ABSORPTION*| SALE PRICE TOSITE

1 RUBY HILL RANCH 12 4 8 0 0.03 $19,410%* 4.8

2 VAN VLIET 20 14 6 0 0.07 $12,348** 4.0

3 WILD BALANCE 16 5 11 0 0.10 $85,060** 19.1

PONY EXPRESS
4 VILLAGE 27 17 10 0 0.06 $20,000** 4.8
TOTAL | 48 | 23 | 25 | 0 |

*Absorption through August 2010
**Lot
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All of the newer area subdivisions are developed as sites for manufactured
homes. Lots at the Ruby Hill Ranch development average 1.78 acres and Van
Vliet averages 1.77 acres. The Pony Express Village development has lots that
average 1.6 acres. These three developments are located in the immediate
Eureka area. The Wild Balance development, which is located nearly 20.0
miles from Eureka, has significantly larger lots. The lots at the Wild Balance
development average over 19 acres per lot. Five lots within the Wild Balance
development are nearly 40 acres in size.

New lot sales within the area have dropped off dramatically over the past few
years. As noted earlier, there have been no new lot sales among the selected
area developments since mid 2008. The following table summaries the new lot
sales trends among the three subdivisions:

ACTIVE AREA DEVELOPMENTS CUMULATIVj AVERAGE
TIME RUBY HILL VAN WILD PONY EXPRESS NEW LOT MONTHLY
PERIOD/YEAR RANCH VLIET BALANCE VILLAGE SALES SALES
BEFORE 1996 - 8 - 16 24 0.18
1996-1999 1 6 - 0 7 0.15
2000-2004 2 0 - 1 3 0.05
2005 0 0 - 0 0 0
2006 0 0 1 0 1 0.08
2007 0 0 1 0 1 0.08
2008 1 0 3 0 4 0.33
2009 0 0 0 0 0 0
2010 0 0 0 0 0 0
TOTAL 4 14 5 17 40 0.13

- Development not actively marketed

New area lot sales are impacted by flat area household growth. Area realtors
and local government officials note that sales of new lots are minimal, which
reflects a lack of population and household growth for Eureka County.

Given the limited activity among new lot sales, we also gathered information on
existing homes in the Eureka market to assess the proposed project’s ability to
compete against existing established single-family home re-sales.

Vogt Santer

V-18 Insights




The following table lists single-family home sales data for properties on the
market during the last few months.

ADDRESS LIST PRICE TYPE BEDROOM BATH
584 15T ST. $126,000 HOME 3 2
$176,000 HOME 5 2
400 N MAIN ST. $98,500 LOT - -
51 N PAUL ST. $79,900 HOME 1 1
$110,000 HOME 4 2
80 N O’NEIL $325,000 HOME & LAND 2 1
680 W MCCOY $133,700 HOME 3 2
171 N BUEHL $60,000 HOME 2 1
90 N MONROE $25,000 LOTS (25 X 100) - -
$72,000 HOME 1 1
350 S SPRING ST. $170,000 HOME 3 2
350 RUBY HILL AVE. $34,000 HOME 3 2
560 NOB HILL RD. $99,000 HOME 3 2
118 FRONTIER ST. $250,000 HOME 3 2
100 SMITH ST. $150,000 HOME 4 2
$133,700 HOME 3 2
595 EL GATO $169,900 HOME 3 2
588 EL DORADO $159,900 HOME 3 2
590 EL DORADO $142,900 HOME 3 2
598 EL DORADO $139,900 HOME 3 2
564 EL DORADO $139,000 HOME 4 2
583 EL GATO $139,000 HOME 3 2

Source: Local Realtors

Among the home re-sales in Eureka area, most are manufactured homes, though
there are some stick built homes in the area. Among the current listings, five
have a list price below $100,000. This includes the two, one-bedroom homes.
There are also a two-bedroom home and two, three-bedroom homes.

The following table summarizes the active area listings by bedroom and bath(s),
and listing price trends:

ACTIVE FOR-SALE HOME LISTINGS — EUREKA, NEVADA
HOME>>> ONE/ONE TWO/ONE  THREE/TWO FOUR/TWO FIVE/TWO

LISTINGS

LISTING PRICE

HIGH $79,900 $325,000* $250,000 $150,000 $176,000
AVERAGE $75,950 $192,500* $141,500 $133,000 $176,000
LOW $72,000 $60,000 $34,000 $110,000 $176,000

*Includes additional land/lots
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B.

Typically, area homes are older, ranging from 15 to over 50 years old.

Some manufactured homes are built nearly to the standard of conventional
construction, but those are in the minority. Most manufactured homes are much
closer to mobile home quality in terms of construction grade, and depreciate in
value since it is very hard to improve or expand an existing manufactured home.
While they offer an affordable housing alternative for many families, can be
well-built and attractive, manufactured homes generally depreciate in value and
many banks are reluctant to finance them.

Planned Development

According to area building and planning officials, there are no new for-sale
properties planned for the area at this time. Area residents are very aware of the
proposed Eureka Canyon development.

CURRENT RETAIL/COMMERCIAL CONDITIONS IN EUREKA

There is a limited base of retail/commercial alternatives within the Eureka
market. Nearly all commercial space is located in the Central Business District,
which is 1.2 to 1.6 miles south of the subject site.

We estimate there is 40,000 to 60,000 square feet of commercial/retail space
within the area. The main retail options in the area include Raine’s Market,
Eureka Hardware, the Owl Club, EZ Stop, Eureka Chevron Mini Mart, Main
Street Gift & Garden, Pony Express Deli and the Eureka Café. The town also
includes real estate agencies, professional and accounting services, medical
offices, legal services, bars, banks and personal services businesses like hair
salons, barber shops, etc.

Most area retail/commercial properties are owner-occupied. Notably, a number
of local businesses are for sale, including the Owl Club and the EZ Stop
convenience mart. There are also a number of closed businesses.

Eureka has a deficiency of Class A retail space. The buildings that currently
house retail in the downtown area are mostly in fair to poor condition. A
sampling of these structures can be found in Section VII.

The average cost per square foot for retail space in the Eureka area is $199 to
purchase and $7.25 to lease. The range of the cost of retail space to purchase is
$77/sq. ft. to $298/sq. ft. The range of the cost of retail space to lease is $5/sq.
ft. to $11.40/sq. ft.
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Based on the current retail conditions in Eureka, we estimate that the site could
command an initial lease rate of between $10 and $14 per square foot depending
on the adaptability of the space for the proposed use and the overall size of the
facility. Facilities of fewer than 3,000 square feet fall into this category. This is
consistent with current lease rates for potentially comparable properties.
Facilities in excess of 3,000 square feet would require lower lease rates.
Properties of this size are currently receiving rates from $5 to $10 per square
foot. These figures were compiled from public real estate listings and
comments during interviews with local real estate agents.

The most effective method we have available to analyze supply and demand
together is to perform a Retail Gap Analysis (sometimes called Supply/Leakage
Analysis). This method uses the most current year consumer expenditure
estimates available (demand) at the retail sector level and compares them
against the most current sales data available (supply) of the same goods and
services.

To perform this analysis, we have utilized the latest consumer expenditure and
supply data (2009) from Environmental Systems Research Institute (ESRI).
ESRI is a nationally-recognized provider of demographic area.

We consider retail sales (including food and drink sales) at the macro and micro
levels; specifically, we broke down retail performance at the sector level per the
North American Industry Classification System (NAICS). The NAICS is the
standard used by U.S. government statistical agencies in classifying business
establishments for the purpose of collecting, analyzing and publishing statistical
data related to the U.S. business economy. NAICS was developed under the
auspices of the Office of Management and Budget (OMB), and adopted in 1997
to replace the Standard Industrial Classification (SIC) System.
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The following table is a summary of data compiled by VVogt Santer Insights and
cross referenced with data from the ESRI Retail MarketPlace Profile business
database. It lists the number of establishments and the average sales volume for
13 retail categories as classified by the North American Industry Classification
System (NAICS) for businesses within the Eureka Primary Market Area (PMA).

EUREKA PMA

AVERAGE
SALES

RETAIL CATEGORY (NAICS CODE)
MOTOR VEHICLE AND PARTS DEALERS (441)

VOLUME
$166,524

FURNITURE & HOME FURNISHINGS STORES (442)

$0

ELECTRONICS & APPLIANCE STORES (443)

$0

BLDG. MATERIALS, GARDEN EQUIP. & SUPPLY (444)

$35,580

FOOD & BEVERAGE STORES (445)

$452,646

HEALTH & PERSONAL CARE STORES (446)

$0

GASOLINE STATIONS (447)

$660,182

CLOTHING AND CLOTHING ACCESSORIES (448)

$0

SPORTING GOODS, HOBBY, BOOK & MUSICAL (451)

$41,280

GENERAL MERCHANDISE STORES (452)

$987,475

MISCELLANEOUS STORE RETAILERS (453)

$0

NONSTORE RETAILERS (454)

$0

FOOD SERVICES & DRINKING PLACES (722)

$81,507

There were eight businesses identified within the Eureka Site PMA. These
businesses have estimated sales of $2,400,000 within the Retail Trade and

Food/Drink categories. The MarketPlace Report follows:
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Retail sales potential (demand) exceeding the total sales (supply) indicate a
leakage of sales. In other words, the residents within an area are spending more
on a good or service than is currently being provided for within the same area.
The sales are “leaking” outside the area and are being absorbed by another
market. In an unhealthy retail market, small and mid-sized purchases will leak
to a market that is close to the base market being analyzed because the
consumer simply needs to purchase the item(s), while minimizing the time spent
in pursuit of the purchase — an example of inelastic demand. The leakage of
goods and services with inelastic demand indicates an opportunity for the
market to increase its supply. Larger, more expensive purchases like cars have
the potential to leak into areas well outside the base market because the
consumer is willing to travel farther to achieve the best price — an example of
elastic demand.

A retail sales surplus exists when an amount of a good or service being provided
within an area exceeds what consumers living within the area are currently
spending on the same goods and services. Very little sales are leaking outside
the market area because shopping within the area can easily satisfy the needs of
the consumers. In a healthy market, shoppers coming from outside the market
area are consuming the surplus. Eureka does not benefit from a significant level
of outside area sales due to the remote location of the community. The overall
demand potential is detailed in Section VI, the Demand Analysis.
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V1. Demand Analysis & Summary

A. INTRODUCTION

This section details the potential demand from market area characteristics and
trends to establish the demand potential for new, owner-occupied single-
family homes and the potential for commercial/retail development within the
Eureka Site PMA.

Support for detached single-family small lot homes at the site is based upon
the site’s ability to capture the component of buyers seeking this housing type.
By evaluating the current and anticipated for-sale housing market, a projection
of the likelihood the site can capture a portion of the market support can be
made. There are a variety of factors that impact new home sales within an
area. The desirability of the area as a residential area has a significant impact
on the area’s ability to attract buyers. Area perceptions, demographics,
mobility patterns and the active builders all play a role in generating new
home sales.

The introduction of a product type not readily available in the market would
generate support that did not previously exist. Support is both internal
(households moving within the market) and external (households new to the
market). To a large degree, the desirability of the site impacts the former
factor.

B. DEMOGRAPHIC CHARACTERISTICS

The current demographic profile will yield insight into the potential to support
small-lot homes at the site. The 2000 Census reported 792 people in 317
households within the Site PMA. The estimate for population and households
in 2010 was 759 people in 304 households. Based on projections from ESRI,
by 2014, the population is expected to increase to 771. The number of
households is also expected to increase 1.9% to 309 over the total households
in 2009. Notably, these projections do not include the potential increase in
area employment and resulting increase to area population and households as
a result of the opening of the new General Moly Mount Hope Mine, and other
proposed/planned mines and other employment opportunities in or near the
county.

There are an estimated 4,500 employees working in Eureka County.
Approximately 800 are estimated to be Eureka County residents based on
current employment trends. Therefore, there are an estimated 3,700 workers
that live outside the county and commute into the area for employment.
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Not all or these workers however, work in the southern area of the county.
Excluding an estimated 95% of these workers who work in the north area of
the county, there is still a conservative base of approximately 185 (rounded)
southern Eureka County area mine workers. The majority of these workers
work at the Barrick Ruby Hill Mine and many commute to the area for
employment due to the lack of housing alternatives.

Based on updated information on mine employment detailed in the Major
Mines of Nevada 2008 report from the University of Nevada, Reno, there are
other employment sites in nearby areas of adjacent counties which are closer
or have a more convenient drive to Eureka compared to their current
residential alternatives. We have conservatively estimated these employers
include 300 workers that commute to work from outside the area. This is
estimated from a base of Bald Mountain Mine (200 workers) and
miscellaneous mine, oil field and mineral workers (100 workers) in the area.
These workers will provide an additional base of potential renters and
homeowners for the proposed development.

During our site visit, we had the opportunity to speak with Ms. Tori Peterson,
the housing manager for the Barrick Ruby Hill Mine. The Ruby Hill Mine,
located within five miles of the subject, employs an estimated 165 workers
and includes another eight contract workers. Ms. Peterson noted that the mine
has 44 rental units for company employees and their families in Eureka. The
Barrick rental supply is the best rental alternatives in the area. The rental
units are full and there is a waiting list for available units. These units include
86 bedrooms among the one-, two- and three-bedroom rentals. It is estimated
that these units provide a housing alternative of 65 workers, just over one-
third of the mine’s workforce. Some units are occupied by families but others
include mine workers using the rentals for roommates. Barrick Mines has
plans to add additional rental homes within a year, and possibly more in the
future; depending on the status of the Eureka Canyon development.

Ms. Peterson believes the rental portion of the Eureka Canyon project will do
very well, but the for-sale aspect of the project will be slower, especially at the
beginning. There will be significant need and Ruby Hill’s workers will likely
want many of the units. The existing rentals in the area are lower quality and
hard to find. Ms. Peterson estimates one out of every 7 mine employees will
likely buy a home once available at Eureka Canyon. She believes if the Mt.
Hope Mine project gets off the ground and becomes permanent, then even
more people will look to buy homes in the future.
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It is within the base of regional mining and mineral workers that the potential
“out-of-area” worker support for the proposed Eureka Canyon development is
expected to originate. We have considered only a 20% capture of this
potential demand source for the rental segment of the project (60 households)
and 10% (30 households) for the for-sale homes within the Eureka Canyon
Subdivision. Coupled with local move-up households, these households
support the majority of the subject development without considering the
impact from the speculative Mount Hope Mines.

Rental Housing Support

Based on current area household growth trends, which do not consider the
opening of the Mount Hope Mine, the Eureka rental housing market has a
deficit of rental units among nearly all rent categories when considering the
potential for rental alternatives among out-of-area workers and local residents
currently living in low quality alternatives. Given the lack of better quality
housing options and the lack of available quality units, it is our opinion that 10
to 15 units would be appropriate for replacement and/or upgraded housing in
this market. These units would provide a housing alternative to improve the
housing continuum for households currently living in the area.

When considering the support potential from a capture of 15% to 20% of the
currently estimated out-of-area workers who are commuting into the county or
nearby region for employment, the Site PMA market can support up to 60
additional rental units. The most important aspect in capturing this potential
demand is marketing the benefits of living in Eureka compared to traveling up
to 2 hours one-way in addition to completing a typical 8- to 12-hour work day.

Project amenities, quality residential units and proximity to community
services enhance the perception of the subject development compared for out-
of-town workers. We expect this segment of demand to increase as quality
rental housing alternatives are available in the Eureka area.
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The following table summarizes the supply and demand factors within the
Primary Market Area that we considered in our analysis without the projected
demand based on the proposed Mount Hope Mine development:

EUREKA CANYON TOWNHOMES - Eureka, Nevada
Eureka Canyon Subdivision

Less than $20,000 \ $20,000 to $50,000 $50,000 and Above
INCOME RANGE Low- & Affordable Units| Moderate Rent Units High-End Units

Section 8, Tax Credit & . Better Quality &
Lower Quality Moderate Quality, Class B & C Highest Rents

DEMAND FROM NEW RENTER HOUSEHOLDS

Description of Units

2009 Income-Qualified

Renter Households 2 24 39
Estimated Annual Income-Qualified 0 0 1
Renter Household Growth
(+) Overall Income-Qualified Renter 1 1 4
Household Change Between 2009-2014
2014 Income-Qualified
Renter Households 28 25 43
Potential Demand From Out-Of-Area
Workers Commuting To Eureka County 0 15 45

on a Daily or Weekly Basis
(Based on 20% Capture Ratio)
Total New Income-Qualified Renter
Households In 2011, Anticipated Subject -1 16 49
Opening Date

UNITS NEEDED FOR BALANCED MARKET
2009 Renter Occupied Units 29 24 39
(+) New Income-Qualified Renter

Household Growth Through Opening 1 16 49
(=) Total Renter Households By Income
In 2011 28 40 88
Total Targeted Rental Units, Balanced At
95% Occupancy 30 42 %3
EXISTING RENTAL PRODUCT
Total Occupied Tazrgg;ed Rental Units In 29 24 39
(+) Estimated Vacant Units 11 10 4
(+) Planned/Proposed Targeted Units
f R . 0 0 0
During Projection Period
Existing Rental Supply in 2011 40 34 39
(+) 2.5% Factor For Existing Rental
Product Built Before 1970 For Two-Year
N . -4 -2 0
Projection Period
(2009-2011)
(=) Net Existing Rental Supply in 2011 29 24 39
TOTAL SUPPLY AND DEMAND
Total Targeted Rental Units, Balanced
At 95% Occupancy 40 68 9
(-)Net Existing Rental Supply Without
29 24 39
Eureka Canyon Rentals
(=) Total Targeted Units Needed Over 11 44 54

Projection Period (2009-2011)
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The proposed Eureka Canyon rental development will provide a residential
alternative for residents, workers and mine/mineral industry employees
currently living in the area or commuting to the south Eureka County area or
region for employment. Demand from these segments alone provides a
significant base of support for the proposed development exclusive of the
proposed Mount Hope Mine project.

The proposed 50-unit initial phase of the project represents a 51% capture of
this projected income-appropriate support base without the opening of the
Mount Hope Mine. This is an acceptable ratio, considering that this accounts
for renter household growth factors and potential demand from local residents
and area mine workers currently commuting to jobs in the area, and the
likelihood no other rental homes will be developed in the area. Even without
the Mount Hope Mine project, the Eureka Site PMA can support the proposed
110-unit multifamily rental project as long as 85 to 95 units are rented to out-
of-area workers and their families that would then move to Eureka. A
staggered development time table will allow a waiting list to be established
before units are completed.

As noted, the current market trends do not consider the development of the
Mount Hope Mine by General Moly. If the mine is approved, General Moly
anticipates construction will begin mid-year 2011, and the mine will be fully
operational by January 2013. This is an 18-month development construction
schedule.

The following table details General Moly’s projections for employment at the
Mount Hope Mine:

Employees working at Mt. Hope after the Start of Construction
1,200

. Construction
Secondary
Employment
800
P Construction
4
Y Employees
600 £ /
¥
. Mt Hope
Secondary
Employment
200
Mt Hope

Employees

1 2 3 4 5 6 7 g 9 10 11 12 13 14 15 16 17 18 19 20 AU 22 23 M4 25 26

Months
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Based on the employment timetable, Vogt Santer Insights has projected the
number of Mount Hope Mine employees over the 18 month construction
period through the start of mining operations. The following table
summarizes the employment projections for the mine over six-month
increments starting mid-year 2011:

EMPLOYEES WORKING AT MOUNT HOPE MINE

MOUNT HOPE SECONDARY
MOUNT HOPE SECONDARY CONSTRUCTION = CONSTRUCTION
EMPLOYEES EMPLOYMENT WORKERS WORKERS
JULY 2011 50 10 190 50 300
JANUARY 2012 150 50 600 120 920
JULY 2012 300 75 400 50 825
JANUARY 2013 400 100 0 0 500

These employee projections provide part of the basis for the analysis of
additional market area demand. Because the construction workers and the
secondary construction workers will not likely be working in the area after the
mine opens, these workers are not considered in the demand evaluation at any
time.

Notably, secondary mine employees do not work at the mine on a daily basis,
limiting the potential demand from this segment of the Mount Hope Mine
employment base as well. Therefore, the demand potential within the Eureka
area is limited to support from the anticipated 400 permanent Mount Hope
Mine employees once the mine is fully operational in January 2013.

Starting in July 2011, General Moly projects an initial mine workforce of
approximately 300, including 50 actual mine employees. The other 250
employees at the mine are expected to include construction and secondary
workers. Secondary workers and those involved in mine construction have
not been considered as potential permanent area residents, and have been
excluded from the demand evaluation for the area. By early 2013 the mine is
projected to be fully operational and will include a base of 400 employees.

These employee projections provide part of the basis for the analysis of
additional market area demand potential for rental units. Mine workers are
very transitional, and employee turnover is high. According to mine officials,
a contributing factor to turnover is due to the lack of quality housing choices.
High turnover also suggests a greater likelihood of miners renting. For this
evaluation of rental potential for the Eureka market in general, and the Eureka
Canyon Townhome site specifically, we have applied a share we believe could
be attracted to the site. Although Eureka is the closest community to the new
mine operation, we conservatively estimate about one-quarter of the Mount
Hope Mine employees would be attracted to the subject development. This
results in a potential support base of new Mount Hope Mine workers that
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range from 10 new renters at the start of mine construction (50 Mount Hope
Mine workers X 25%) to 80 in early 2013 at the state of mine operations (400

X 25%).

The following table summarizes the demand potential from the opening of the
proposed Mount Hope Mine.

INCOME RANGE

EUREKA CANYON TOWNHOMES - Eureka, Nevada
Eureka Canyon Subdivision

Less than $20,000
Low- & Affordable Units

$20,000 to $50,000
Moderate Rent Units

$50,000 and Above
High-End Units

DEMAND FROM NEW FULL-TIME MINERS ASSOCIATED WITH MOUNT HOPE MINE

Projected Mount Hope

Mount Hope Mine Employees in 2013

Total Targeted Rental Units,

Employees in 2011* 0 30 20
Projected Mount Hope
Employees in 2013* 0 300 100
Estimated Market Capture - 2504 2506
Demand Based on Likelihood to
Capture Estimated Fulltime New 0 75 25

TOTAL SUPPLY AND DEMAND

With Opening of Mount Hope
Mine(2011-2013)

Balanced At 95% Occupancy 40 68 93
Without Opening of the Mine
(-)Net Existing Rental Supply
Without Eureka Canyon Rentals 29 24 39
(=)Targeted Units Needed Over
Projection Period (2009-2011) 1 44 54
Demand Based on Likelihood to
Capture Estimated Fulltime New 0 75 25
Mount Hope Mine Employees in 2013
(=) Additional Targeted Units
Needed Over Projection Period 1 119 79

With the opening of the Mount Hope Mine in 2013, there is a projected
demand for an additional 100 moderate and high-end rental units in the
This reflects the demand generated from 25% of the new Mount
Hope Mine workers, estimated as the share who would consider living in
Eureka. At the start of construction, we anticipate that the demand is minimal,
but will include construction workers that will not be permanent residents of
the area after the mine opens. It is our recommendation that marketing of the
subject Eureka Canyon Townhomes concentrate on the mine employees since
these workers will have a more long term commitment and likelihood to want
to live in the area.

market.
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It is important to note that industry standards estimate that the local economy
adds 0.2 workers for every one full-time mine worker. Based on mine
opening projections when there will be 400 workers at the Mount Hope Mine,
local and new area business will need 80 additional workers. These workers
will also need a place to live, and the proposed Eureka Canyon Townhomes
will provide a housing alternative for these new workers as well.

Overall, there will be an estimated 480 new workers at Eureka area businesses
when considering the potential development of the Mount Hope Mine and the
creation of non-mining jobs. We anticipate more than 30% of these new area
households will become renters when first establishing residence in the
Eureka area. This reflects potential demand for nearly 150 units.

The market includes significant demand for the proposed market-rate
apartment project when the Mount Hope Mine is developed. Continued
planning and development of the Mount Hope Mine will provide additional
rental demand in the market. It is our opinion that up to a minimum of 150
rental units could be supported within the Eureka area once the Mount Hope
Mine begins operations.

For-Sale Housing Support

Demand for for-sale housing is established by estimating the share of
households in the Site PMA who are likely to respond to a new for-sale home
development and the likelihood the proposed site can capture a share of this
demand. Capture rates are based upon the historic performance of other, well-
developed markets, as well as a projection of the share that will respond given
a choice of housing types.

To project this share, an analysis of income levels, tenure characteristics, and
other socioeconomic data is conducted. The following represents a
distribution of income levels within the Site PMA in 2009 for all households
and owner-occupied households:

ALL 2012 OWNER
INCOME LEVEL ~ HOUSEHOLDS = HOUSEHOLDS  DISTRIBUTION

LESS THAN $20,000 58 36 62.1%
$20,000-$29,999 31 22 71.0%
$30,000-$39,999 24 16 66.7%
$40,000-$49,999 28 14 50.0%
$50,000-$59,999 48 16 33.3%
$60,000 AND OVER 118 107 90.7%
TOTAL 307 212 69.0%
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Given the lack of better quality housing options and the lack of available
quality units, it is our opinion that up to 20 homes will be for replacement
and/or upgraded housing for existing homeowners in the Eureka market.
These units would provide a housing alternative to promote a housing
continuum for more affluent households currently living in the area.

Combined, we have conservatively estimated there is an estimated base of up
to 485 workers within the south Eureka County region among area mines and
other mineral-based companies. These workers will provide an additional
base of potential homeowners for the proposed development.

When considering the support potential from a capture of only 11% of the
currently estimated out-of-area workers who are commuting into the county
for employment, the Site PMA market could support up to 55 additional
owner-occupied homes.

The site is within reasonable drive times to both the Ruby Hill Mine and the
Bald Mountain Mine. The most important aspect in capturing this potential
demand is marketing the benefits of living in Eureka compared to traveling up
to 2+-hours daily or weekly one-way in addition to completing a typical 8-
hour work day.

Assuming a household can afford up to 10% of its annual income for a down
payment (or a minimum of $10,000) the following represents the potential
purchase price by income level. This analysis also assumes a fixed rate of
6.5% financed over a period of 30 years:

MAXIMUM ‘ MAXIMUM
INCOME LEVEL DOWNPAYMENT PURCHASE PRICE
$17,500-$24,999 $10,000 $70,000-$100,000
$25,000-$34,999 $15,000 $100,000-$140,000
$35,000-$49,999 $20,000 $140,000-$200,000

Naturally, there are cases where a household can afford the higher down
payment required to purchase a more expensive home or a household that
purchases a less expensive home, even though a higher purchase price could
be afforded. The latter is a typical scenario for older adult households who
often “buy down” to unlock the equity in their former home to use in
retirement, when they seek a maintenance free lifestyle, though the townhome
design of the subject units limits support from this market segment.

Capture rates have been applied to the distribution of household income based
on the capture rates established in well-developed condominium markets.
This broad analysis provides the basis in which capture factors can be applied
to estimate the potential annual sales of owner-occupied homes within the Site
PMA.
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The following table summarizes potential market demand for the Eureka
market area in 2012 among the 55 projected out-of-area area households:

QUALIFYING CAPTURE ANNUAL DEMAND
INCOME RANGE HOUSEHOLDS RATE* UNITS DISTRIBUTION
LESS THAN $17,500 89 0.03 0 -

$17,500-$24,999 42 0.03 1 2.4%
$25,000-$34,999 49 0.08 4 9.5%
$35,000-$49,999 72 0.08 6 14.3%
$50,000-$74,999 188 0.12 22 52.4%
$75,000 AND HIGHER 109 0.08 9 21.4%

TOTAL 42 100.0%

*The capture rate is based on a variety of factors including historic area sales, demographic characteristics and other available housing choices.

The demand estimate for the area in 2012 is for up to 42 units. It is important
to note that to achieve maximum levels of demand requires the market to offer
all price points, locations and product alternatives. This scenario is highly
unlikely except in overbuilt markets. However, this analysis does provide an
indication of where the market has the most potential. It is notable that the
lack of product options has impacted the Site PMA’s ability to generate sales.
We anticipate many potential buyers have either delayed their purchase or
opted for one of the older, lower quality homes, mobile homes or duplex or
three-plex units in the area since no other options are currently available.

It should also be noted that annual support levels are generally not cumulative.
In most markets, if there is support for new for-sale alternatives at a particular
price point or concept and they are not offered in a specific area, households
may leave the area seeking this housing alternative, defer their purchase
decision or seek another housing alternative. Given the lack of new single-
family home construction in the area, this is very possible.

Based upon a minimum projected home sales prices at the Eureka Canyon
development, which are proposed to range from $150,000 to $220,000, the
targeted household income band for affordable for-sale owner-occupied
housing ranges from $38,000 and above.
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For this evaluation of homeowner potential for the Eureka market in general,
and the Eureka Canyon site specifically, we have applied a share we believe
could be attracted to the site. The following table summarizes the demand
potential from local area households and existing nearby and regional

workers:

EUREKA CANYON OWNER-OCCUPIED HOMES - Eureka, Nevada
Eureka Canyon Subdivision

Less than $20,000 $20,000 to $50,000 $50,000 and Above

EXISTING SUPPLY AND DEMAND THROUGH 2013/2014

INCOME RANGE

Existing 2009 Area Homeowners 36 22 30 16 107

Share Likely to Seelg New Housing 506 506 10% 10% 15%
Alternative

=2 =1 =3 =1 =16

Local Demand

+ Potential Capture of Out-of-Area
Workers Commuting to the Eureka

15

14

Avrea for Employment
(=) Total Targeted Units
Needed Over Projection Period _ _ B . )
(2009-2011) =2 =8 =22 =16 =30
Before Mine Opens

Based on these estimates, which do not consider the opening of the Mount
Hope Mine, there is estimated demand for up to 68 new owner-occupied units.
This includes 46 units for households with an annual income of at least
$50,000.

Although Eureka is the closest venue to the new mine operation, we
conservatively estimate about one-tenth of the Mount Hope Mine employees
would be attracted to the subject development. This results in a potential
support base of new Mount Hope Mine workers that range from five new
homeowners at the start of mine construction (50 Mount Hope Mine workers
X 10%) to 40 in early 2013 at the start of mine operations (400 X 10%).

The following table summarizes the demand potential from the opening of the
proposed Mount Hope Mine.

EUREKA CANYON OWNER-OCCUPIED HOMES - Eureka, Nevada
Eureka Canyon Subdivision

INCOME RANGE Less than $20,000 $20,000 to $50,000 $50,000 and Above
EXISTING SUPPLY AND DEMAND THROUGH 2013/2014
2011 Area Demand Before Mine
Opens 2 8 22 16 30
Potential Demand Based on
Likelihood to Capture Estimated 0 8 16 8 8

Fulltime New Mount Hope Mine
Employees in 2013
(=) Total Targeted Units Needed
Over Projection Period (2009-2013) 2 L =t & &
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If approved, permitted and constructed, the proposed Mount Hope Mine is
projected to increase the local employment base by over 400 workers. General
Moly has been in Eureka for approximately five years working on permitting
and development for the Mount Hope Mine. The current market trends do not
consider the development of the Mount Hope Mine by General Moly.
Accordingly, it is our expectation that area population and households will
increase significantly following the opening of the new mine.

With the opening of the Mount Hope Mine in 2013, there is a projected
demand for an additional 40 moderate and high-end for-sale units in the
market. This reflects the demand generated from a 10% capture of the Mount
Hope Mine workers, as the share who would consider living in Eureka. At the
start of construction, we anticipate that the demand from new mine employees
is minimal. It is our recommendation that marketing of the subject Eureka
Canyon development concentrate on the permanent mine employees since a
respectable portion of these workers will have a more long term commitment
and likelihood to want to live in the area.

The Natural Resource Industry Institute of the University of Nevada-Reno
estimates that 3.24 additional jobs are created statewide for every direct
mining job. Industry standards estimate that the local economy adds 0.2
workers for every one full-time mine worker.

Considering 400 full time mine workers at the Mount Hope Mine, this
represents a potential for 80 additional jobs within the Eureka County area.
Due to the speculative nature of this employment growth, we have not
considered these workers within the demand projections for owner-occupied
homes.
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The following table details the projected number of renters and homeowners,
by persons per household, within the Site PMA, with incomes of $25,000 and
higher in 2012:

2012 (FIRST FULL YEAR)
PROJECTED HOMEOWNER AND RENTER HOUSEHOLDS
EUREKA, NEVADA SITE PMA
AT 25% MORTGAGE-TO-INCOME RATIO
BASED ON $150,000 TO $220,000 HOME SALE PRICE

OVERALL
EUREKA CANYON
ONE-BEDROOM \ TWO-BEDROOM THREE-BEDROOM PROJECT
PROJECTED ALL EXISTING
2012 1 & 2 PERSONS \ 2,3, & 4 PERSONS 4 & 5+ PERSONS HOUSEHOLDS
INCOME SITE PMA $25,000 + \ $32,000 + $35,000 + $25,000 +
RANGE HOUSEHOLDS  sHARE NUMBER SHARE  NUMBER SHARE NUMBER SHARE* NUMBER
$0-
$9,999 45 - 0 - 0 - 0 - 0
$10,000-
$19,999 59 ) 0 } 0 } 0 J 0
$20,000- 50% .
$29,099 55 X 20 = 10 - 0 - 0 18.2% 10
$30,000- 100% 80% 50% 0
$39,999 43 X 11 = 1 X 10 = 8 X 22 = 1 69.8% 30
$40,000- 100% 100% 100% o
$49,999 50 X7= ! X 12= 12 X31= 8 100.0% 50
$50,000- 100% 100% 100% X o
$59,999 86 X 8= 8 X 10 = 10 68 = 68 100.0% 86
60,000- 100% 100% 100% X o
$74,999 102 X 18 = 18 X 20 = 20 64 = 64 100.0% 102
$75,000+ 100% 100% 100%
110 X 95 = 25 X 37 = 37 X 47 = 47 100.0% 109
TOTAL 550 =79 =87 =221 387

Clearly, an aggressive marketing campaign is important to the overall success
of the proposed development. If the Eureka Canyon is not marketed to area
miners currently working in the area the project cannot be supported within
the area. We anticipate 85% to 90% of the home sales will be from
households moving to the area from outside the PMA. We anticipate fewer
than 24 homes will be sold to the homeowners currently living within the
Eureka area.
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Following in a summary of the development schedule for the for-sale portion
of the Eureka Canyon development:

LOTS/HOMES AVERAGE AVERAGE
YEAR SOLD LOT PRICE MONTHLY SALE
1(2011) 20 to 30 $30,000 161025
2 (2012) Upto 30 $35,000 Upto 2.5
3(2013) Up to 30 $35,000 Upto 2.5
4 (2014) 15 t0 20 $37,500 121016
5 (2015) - $37,500 0.4100.8
TOTAL 65 to 110 1ito L7

Residential Development Summary

Based on our review of the market and existing demand factors, it is our
opinion that the Eureka Canyon project can support an initial development of
up to 50 rental units and 30 single-family homes.

Development of additional multifamily rental units and up to 30 single-family
homes will occur over the next few years without the construction of the
Mount Hope Mine. This additional development will be supported by local
household growth, transient workers who currently commute 2+-hours daily
or weekly each way from working in the area.

The development at the project will be supported by local area residents and
mine workers and families relocating to the area. Additional support for the
project will also be created in response to proposed area mining projects,
including the General Moly mine.
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DEVELOPMENT ALTERNATIVE

Following is our projection of development timetables for the residential

alternatives:

YEAR ONE
(2011)

DEVELOPMENT TIMETABLE

YEAR
TWO

YEAR
THREE

MULTIFAMILY 50 Units 30 Units* 30 Units*
1-, 2- & 3-Bedroom units renting from September January January
$700 to $1,000 per month opening opening opening
Absorption of | Absorption of | Absorption of
6- to 8-units 5- to 6-units 4-to 5-units
monthly monthly monthly
SINGLE-FAMILY 20, up to 30 30 Homes* 30 Homes* 15, up to 20
3-Bedroom homes averaging 1,500 Homes June June Homes*
square feet. Sales prices of $150,000 to September opening opening June
$220,000 opening opening
Sales of 1.8- Sales of 1.5- Sales of 1.5- Sales of 1.0-
to 2.5-units to 2.0-units to 2.0-units to 1.2-units
monthly monthly monthly monthly

*Adjust based on market demand

Based on current area household growth trends, which do not consider the
opening of the Mount Hope Mine, the Eureka rental housing market has a
deficit of rental units among nearly all rent categories when considering the
potential for rental alternatives among out-of-area workers and local residents
currently living in moderate or lower quality alternatives. Given the lack of
better quality housing options and the lack of available rental units, it is our
opinion that 10 to 15 units would be appropriate for replacement and/or
upgraded housing in this market. These units would provide a housing
alternative to improve the housing continuum for households currently living
in the area. When considering the support potential from a capture of up to
20% of the currently estimated out-of-area workers who are commuting into
the county for employment, the Site PMA market can support nearly 100
additional rental units.

The proposed one-, two- and three-bedroom rental units are expected to rent
for $700 to $1,000 per month. The quality of the proposed development is
expected to improve the general aesthetic appeal of the area and will enhance
the project’s overall marketability. In addition, the quality of the Eureka
Canyon development will improve the overall perception of housing
alternatives in the area.

VI-15

Vogt Santer
Insights




It is our opinion that the proposed subject Eureka Canyon Townhomes
development will capture a better-than-fair-share of demand and experience
an average absorption rate of 6 to 8 units per month following a September
2011 opening. Initial absorption could be even higher due to pent-up demand
from the workers commuting into the area. We expect the initial 50 rental
units to be fully leased within six to eight months of opening.

It is our expectation that area population and households will increase
significantly from the opening of the new mine. Continued planning and
development of the Mount Hope Mine will provide additional rental demand
in the market. Based on employment projections, it is our opinion that nearly
150 additional rental units could be supported within the Eureka area once the
Mount Hope Mine begins operations.

Commercial/Retail Support

Due to the limited availability of retail and service establishments in Eureka,
significant amounts of purchases are believed to be “leaking” from the local
economy. Residents typically choose to shop outside the local area because of
limited local selection, often higher local prices, and as a means to “get away”
for the day. Often shopping out of the area occurs in conjunction with travel to
attend to medical appointments or business activities.

The following Supply\Leakage Analysis considers all retail sectors and
subsectors found within the Eureka market. The data is organized in a manner
that allows for analysis within a sector. For example, the first sector is
NAICS category 441, which is Motor Vehicle and Parts Dealers. Within this
category, there are three subsectors: Automobile Dealers (4411), Other Motor
Vehicle Dealers (4412) and Auto Parts/Accessories/Tires Stores (4413).
Adding all three subsectors together, the resulting total should be equal to the
sum values listed for these three sectors, which would be the totals for all
Motor Vehicle and Parts Dealers. In addition, there is a “master” category
called Retail Trade (NAICS 44-45), which contains all the sectors that start
with the number 44 or 45. Also included is a "master"” category called Food &
Drink (NAICS 722), which contains all the sub-sectors that start with the
number 722. The NAICS system utilizes a progressive naming convention
that appends a digit for each subsector (or subcategory) — up to a total of eight
possible digits. In the interest of simplicity, categories were used to the fourth
digit level.

Please note that slight variations exist due to rounding and data aggregation
techniques that must be employed when using a geographic information
system (GIS) to extract data from the Census Block Group geography and
apply it to a non-political boundary such as a competitive market area.
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The tables are organized in a logical top-down manner: Supply, Demand,
Retail Gap, Leakage/Surplus Factor and the Number of Businesses within the
area of interest. A Retail Gap that is a negative number indicates demand is
exceeding supply (the market is underserved) - a potential opportunity to
introduce more competition into the market. A Retail Gap that is a positive
number indicates a surplus - the market is over served and the introduction of
more competition into the market could potentially be a risky proposition.
The Leakage/Surplus Factor presents a snapshot of retail opportunity. This is
a measure of the relationship between supply and demand that ranges from
+100 (total leakage) to -100 (total surplus). A positive value represents
"leakage" of retail opportunity outside the area of interest. A negative value
represents a surplus of retail sales, a market where customers are drawn in
from outside the trade area.

The difference between the Retail Gap and the Leakage/Surplus Factor is
simple. The Retail Gap states the total dollar amount being oversupplied or
undersupplied, while the Leakage/Surplus Factor summarizes the
proportionality of demand to supply.

Motor Vehicle and Parts Dealers Summary

SECTOR TOTALS (NAICS 441) EUREKA PMA
MOTOR VEHICLE AND PARTS DEALERS (SUPPLY) $166,524
RETAIL SALES POTENTIAL (DEMAND) $1,529,234
RETAIL GAP $1,362,710
LEAKAGE/SURPLUS FACTOR +80.4
NUMBER OF BUSINESSES 2
SUBSECTOR (NAICS 4411)
AUTOMOBILE DEALERS (SUPPLY) 0
RETAIL SALES POTENTIAL (DEMAND) $1,193,551
RETAIL GAP $1,193,551
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4412)
OTHER MOTOR VEHICLE DEALERS (SUPPLY) 0
RETAIL SALES POTENTIAL (DEMAND) $96,438
RETAIL GAP $96,438
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4413)
AUTO PARTS/ACCESSORIES/TIRE STORES (SUPPLY) $166,524
RETAIL SALES POTENTIAL (DEMAND) $239,245
RETAIL GAP $72,721
LEAKAGE/SURPLUS FACTOR +17.9
NUMBER OF BUSINESSES 2
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Motor Vehicle and Parts Dealers Analysis

This sector contains a combination of elastic goods like new cars and inelastic
goods such as motor oil. This requires a careful examination of the
underlying subsector data. Each of the markets is underserved in the category
of Automobile Dealers (4411). Almost all of the Site PMA is being served by
auto parts dealers residing within the PMA. Since demand is outpacing
supply by $1.3 million within market. Given the tremendous amount of
overhead, floor and lot space, and in-stock product required to be successful in
new and used car sales, we do not recommend trying to compete in this
category.

The category of Other Motor Vehicle Dealers (4412) consists of any
motorized vehicle that is not a car or light truck. At first glance it would
appear that the market area has a retail opportunity - the Leakage/Surplus
Factor is a very favorable +100.0. However, retailers outside the CMA are
adequately absorbing most of that demand which negates any obvious
advantages that may have existed due to the lack or poor quality of
competition.

The category of Auto Parts/Accessories/Tire Stores (4413) is very similar to
the previous category. There may be room for a small competitor to enter the
market and take advantage of a modest retail gap.

Automobiles are an extremely elastic good and most of that demand is being
met by other cities in the northern Nevada area. In addition, the cost of entry
and the annual fixed costs of maintaining an automobile dealership make
entry into this market very difficult.
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Furniture and Home Furnishings Stores Summary

SECTOR TOTALS (NAICS 442) EUREKA PMA
FURNITURE/HOME FURNISHING STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $26,529
RETAIL GAP $26,529
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4421)
FURNITURE STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4422)
HOME FURNISHINGS STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $26,529
RETAIL GAP $26,529
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0

Furniture and Home Furnishings Stores Analysis

While furniture sales are not as elastic as car sales, they are considered to be
sales of elastic goods. The demand for Furniture (4421) within the market
area exceeds supply by just over $26,500. Since this is an elastic good, we
can assume that demand is being met by larger cities in the north area of the
state.

The subsector of Home Furnishings Stores (4422) is similar to the previous
sector except the margins are not as great. However, the same pattern for
potential success still exists - demand is not being met within the market area
and the gap widens as the market area increases.

The entire sector of Furniture/Home Furnishing Stores (442) shows limited
opportunity based on current market characteristics. This sector has been hit
hard in the recent economic downturn, but the data clearly shows that there an
opportunity today to introduce new competition into the market. When the
economy rebounds, and the subject development adds households to the
market, it is likely that the retail gap would widen even further as consumers
start to spend discretionary income again in this category.
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Electronics and Appliance Stores Summary

SECTOR TOTALS (NAICS 443) EUREKA PMA|
ELECTRONICS & APPLIANCE STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $53,429
RETAIL GAP $53,429
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0

Electronics and Appliance Stores Analysis

This sector has no subsectors. Demand can be both elastic and inelastic
depending on the size and cost of the item. In other words, an individual may
not be willing to travel very far for stereo cables or headphones, but an
individual may be willing to travel to purchase a high definition television at a
good price.

Within the Eureka market area, there is a retail gap of $53,429 - which
translates to a Leakage/Surplus Factor of +100, and the area is underserved.
Traditionally, this sector tends to be dominated by one or two large
competitors and the smaller retailers deal with niche electronics.
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Building Material/ Garden Equipment and Supplies Dealers Summary

SECTOR TOTALS (NAICS 444) EUREKA PMA
BLDG./GARDEN EQUIP./SUPPLY STORES (SUPPLY) $35,580
RETAIL SALES POTENTIAL (DEMAND) $135,919
RETAIL GAP $100,339
LEAKAGE/SURPLUS FACTOR +58.5
NUMBER OF BUSINESSES 1

SUBSECTOR (NAICS 4441)

BLDG. MATERIAL/SUPPLIES DEALERS (SUPPLY) $35,580
RETAIL SALES POTENTIAL (DEMAND) $135,919
RETAIL GAP $100,339
LEAKAGE/SURPLUS FACTOR +58.5
NUMBER OF BUSINESSES 1
SUBSECTOR (NAICS 4442)

LAWN/GARDEN EQUIP./SUPPLY STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0

Building Material and Garden Equipment and Supplies Dealers Analysis

This sector can also have elastic and inelastic demand. This is also a sector
that has been hit hard during the current economic recession. The totals for
Building Material/Supplies Dealers (4441) bear that out.

Lawn and Garden Equipment Sales (NAICS 4442) are a different story. We
can assume that whatever demand there is from this segment of the northern
Nevada desert is being met by larger cities outside the PMA.
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Food and Beverage Stores Summary

SECTOR TOTALS (NAICS 445) EUREKA PMA
FOOD AND BEVERAGE STORES (SUPPLY) $452,646
RETAIL SALES POTENTIAL (DEMAND) $1,811,823
RETAIL GAP $1,359,177
LEAKAGE/SURPLUS FACTOR +60.0
NUMBER OF BUSINESSES 1

SUBSECTOR (NAICS 4451)

GROCERY STORES (SUPPLY) $452,646
RETAIL SALES POTENTIAL (DEMAND) $1,761,898
RETAIL GAP $1,309,252
LEAKAGE/SURPLUS FACTOR +50.1
NUMBER OF BUSINESSES 1
SUBSECTOR (NAICS 4452)

SPECIALTY FOOD STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $49,925
RETAIL GAP $49,925
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4453)

BEER/WINE/LIQUOR STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0

Food and Beverage Stores Analysis

Food and beverage items have very inelastic demands. Households need food
and drink, and prices generally do not fluctuate greatly in this sector.
Therefore, consumers will shop based on proximity to the food and beverage
goods.

The Grocery Stores subsector (NAICS 4451) is underserved within the Eureka
PMA. Much of that demand is likely leaking into non-traditional grocers
outside the Eureka area. There is an opportunity here, but this subsector
generally has high start up costs, high inventory costs and large gross leasable
area requirements.

The Specialty Food Stores subsector (NAICS 4452) offers moderate
opportunity among the food and beverage subsectors. Although the margins
are not as great as the previous sector, the lack of competition and the lower
barriers to entry make this an attractive opportunity. This subsector is grossly
underserved and there is an opportunity for new competition to enter the
market to satisfy demand.
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Another potential opportunity exists within the Beer/Wine/Liquor Store
subsector (NAICS 4453). The market is underserved and likely handled at
area restaurants and bars. However, like the previous sector, the margins are
low. There may be an opportunity to create a synergy between a specialty
foods store and a specialty beer and wine store. Each would likely benefit
from the other.

Health and Personal Care Stores Summary

EUREKA
SECTOR TOTALS (NAICS 446) PMA
HEALTH AND PERSONAL CARE STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0

Health and Personal Care Stores Analysis

This sector contains only a single category and items sold within this category
can be characterized as inelastic goods. The market is underserved, which
means demand is probably being absorbed by the existing businesses within
the CMA or by businesses outside the market. Since these are inelastic goods,
we do not recommend introducing any new competition into this market.

Gasoline Stations Summary

SECTOR TOTALS (NAICS 447) EUREKA PMA
GASOLINE STATIONS (SUPPLY) $660,182
RETAIL SALES POTENTIAL (DEMAND) $1,486,739
RETAIL GAP $826,557
LEAKAGE/SURPLUS FACTOR +38.5
NUMBER OF BUSINESSES 1

Gasoline Stations Analysis

This is a sector in which demand is very inelastic. Everyone who drives a car
needs gasoline and prices are generally consistent from one area to the next.
In addition, because of the rural location, this demand potential is expected to
increase significantly with the opening of the Mount Hope Mine. Eureka is
slightly underserved based on current demographic characteristics of the area.
Competition within the CMA is capable of absorbing some of the demand, but
much of it is being absorbed by non-traditional gasoline retailers and by
businesses located in a destination city or in the city where a customer resides.
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Clothing and Clothing Accessories Stores Summary

SECTOR TOTALS (NAICS 448) EUREKA PMA
CLOTHING/ACCESSORIES STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4481)
CLOTHING STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4482)
SHOE STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 4483)
JEWELRY/LUGG./LEATHER GDS. STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0

Clothing and Clothing Accessories Stores Analysis

All of the Clothing/Accessory subcategories have no supply, but also no retail
demand potential based on current sales trends. This demand is likely served
by a general merchandiser in the area or by out-or-area retailers.

Vogt Santer
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Sporting Goods, Hobby, Book and Music Stores Summary

SECTOR TOTALS (NAICS 451)
SPORTS/HOBBY/BOOK/MUSIC STORES (SUPPLY)

$41,280

EUREKA PMA

RETAIL SALES POTENTIAL (DEMAND)

$729,987

RETAIL GAP

$688,707

LEAKAGE/SURPLUS FACTOR

+89.3

NUMBER OF BUSINESSES

1

SUBSECTOR (NAICS 4511)

SPORTS/HOBBY/MUSIC INSTR. STORES (SUPPLY)

$41,280

RETAIL SALES POTENTIAL (DEMAND)

$729,987

RETAIL GAP

$688,707

LEAKAGE/SURPLUS FACTOR

+89.3

NUMBER OF BUSINESSES

1

SUBSECTOR (NAICS 4512)

BOOK/PERIODICAL/MUSIC STORES (SUPPLY)

$0

RETAIL SALES POTENTIAL (DEMAND)

$0

RETAIL GAP

$0

LEAKAGE/SURPLUS FACTOR

0

NUMBER OF BUSINESSES

0

Sporting Goods, Hobby, Book and Music Stores Analysis

Eureka is underserved in the Sports/Hobby/Musical Instruments Stores (4511)
subsector. The Retail Gap is nearly $730,000. There appears to be a modest

opportunity here for the introduction of competition.

The subsector of Book/Periodical/Music Stores is underserved within the
market. The modest retail gap is likely being absorbed by non-traditional

book store retailers.
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General Merchandise Stores Summary

GENERAL MERCHANDISE STORES (SUPPLY) $987,475
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $987,475
LEAKAGE/SURPLUS FACTOR -100.0
NUMBER OF BUSINESSES 1
SUBSECTOR (NAICS 4521)
DEPT. STORES EXCL. LEASED DEPTS (SUPPLY) $987,475
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $987,475
LEAKAGE/SURPLUS FACTOR -100.0
NUMBER OF BUSINESSES 1
SUBSECTOR (NAICS 4529)
OTHER GENERAL MERCHANDISE STORES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0

General Merchandise Stores Analysis

This sector includes stores as well as department stores such as mall anchor
stores. These types of stores require a large gross leasable area, ample
parking and large inventories. For these reasons, we do not recommend trying
to compete in this arena. However, these stores are generally responsible for
absorbing leakages from other categories and it is for this reason that we

recommend examining their retail figures.

Much of the demand is being satisfied within the PMA. Demand that is not
being satisfied within the PMA is met by outside area retailers.

VI-26
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Food Services and Drinking Places Summary

SECTOR TOTALS (NAICS 722) 'EUREKA PMA
FOOD SERVICES & DRINKING PLACES (SUPPLY) $81,407
RETAIL SALES POTENTIAL (DEMAND) $837,266
RETAIL GAP $755,859
LEAKAGE/SURPLUS FACTOR +82.3
NUMBER OF BUSINESSES 1

SUBSECTOR (NAICS 7221)

FULL-SERVICE RESTAURANTS (SUPPLY) $81,407
RETAIL SALES POTENTIAL (DEMAND) $39,447
RETAIL GAP $-41,960
LEAKAGE/SURPLUS FACTOR -34.7
NUMBER OF BUSINESSES 1
SUBSECTOR (NAICS 7222)

LIMITED-SERVICE EATING PLACES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $664,984
RETAIL GAP $664,984
LEAKAGE/SURPLUS FACTOR +100.0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 7223)

SPECIALTY FOOD SERVICES (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0
SUBSECTOR (NAICS 7224)

DRINKING PLACES-ALCOHOL (SUPPLY) $0
RETAIL SALES POTENTIAL (DEMAND) $0
RETAIL GAP $0
LEAKAGE/SURPLUS FACTOR 0
NUMBER OF BUSINESSES 0

Food Services and Drinking Places Analysis

The Food Services and Drinking Places sector is traditionally the sector with
the highest representation. The totals indicate that within the CMA the sector
is over served by $81,407. This has always been a difficult sector in which to
sustain a business, but the challenges increase with increases in the variety
and number of competitors. Each of the subsectors is unique and must be
analyzed separately.

The Full-Service Restaurants (7221) sector is over served in the subject
market. It is very difficult to sustain a successful full-service eating
establishment over the long term.
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The Limited-Service Eating Places (7222) sector is basically fast-food
restaurants. The entire market is grossly under served.

The Specialty Food Services (7223) sector comprises establishments primarily
engaged in providing one of the following food services: (1) at the customer’s
location; (2) a location designated by the customer; or (3) from motorized
vehicles or non-motorized carts.

The Drinking Places-Alcohol (7224) sector comprises establishments
primarily engaged in preparing and serving alcoholic beverages for immediate
consumption. The market is just underserved in this subsector.

Total Retail Sales (Including Food and Drink) Summary

SECTOR TOTALS (NAICS 44-45, 722) EUREKA PMA
TOTAL RETAIL SALES (SUPPLY) $2,425,094
TOTAL RETAIL SALES POTENTIAL (DEMAND) $6,610,926
RETAIL GAP $4,185,832
LEAKAGE/SURPLUS FACTOR +46.3
TOTAL RETAIL BUSINESSES 8
RETAIL TRADE TOTALS (NAICS 44-45)
TOTAL RETAIL SALES (SUPPLY) $2,343,687
RETAIL SALES POTENTIAL (DEMAND) $5,773,660
RETAIL GAP $3,429,973
LEAKAGE/SURPLUS FACTOR +42.3
TOTAL NUMBER OF BUSINESSES 7
FOOD & DRINK TOTALS (NAICS 722)
TOTAL FOOD & DRINK SALES (SUPPLY) $81,407
RETAIL SALES POTENTIAL (DEMAND) $837,266
RETAIL GAP $755,859
LEAKAGE/SURPLUS FACTOR +82.3
TOTAL NUMBER OF BUSINESSES 1

Total Retail Sales (Including Food and Drink) Analysis

The Eureka market is currently experiencing an overall annual sales leakage
of $4.2 million. However, these sales are being absorbed by the retailers and
businesses outside the market. This is a macro level interpretation of the retail
market and does not necessarily reflect the overall health of retail within the
Eureka area.

In addition to retail and service leakage, industrial leakage results as mining
companies make purchases outside the area. In the case of mining, leakage
estimates indicate this may approach tens of millions of dollars per mine.
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Based on the analysis we have performed at the retail subsector level, we have
identified the top retail subsectors that we believe have the best opportunity
for success at the site. These subsectors, which exclude auto dealers, include:

Grocery Stores

Gas Stations

Sporting Goods, Hobby, Book and Music Stores
Limited-Service Eating Places

General Merchandise

Clothing Stores

Other retail segments that are underserved in the market could be combined
within existing area retail development. These potential market deficits are
expected to increase as market demand increases with new households coming
to the Eureka market with the introduction of the Eureka Canyon residential
developments.

These market segments have a retail gap of at least $650,000 within the
Eureka market. It is important to note that we do not necessarily anticipate a
“new” retailer coming to the market to meet all these underserved sectors.
Rather, demand could be met by expansion and realignment of existing area
businesses. Other segments with at least a $75,000 retail gap include Building
Materials/Garden Equipment & Supplies and the Furniture/Home Furnishings
Stores and Electronics/Appliance Stores.

We expect the Eureka Canyon development to offer the highest quality retail
space in the area, and become the retail center for the community and continue
to serve the region. The Eureka Canyon commercial area will offer modern
retail areas with adequate parking, expanded shopping alternatives and
consistent hours of operations that will enhance the regional shopping
potential of Eureka.

The following section will apply a popular modeling technique to each of
these categories. The results will give us some idea of what type of annual
sales we can expect to see when a new retail area is introduced to the market.
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Commercial/Retail Demand Analysis

According to the International Council of Shopping Centers, in 2009 there
was 24 square feet of retail space for every person in the United States.
Census projections and Vogt Santer Insights estimates for the Eureka area
beyond the typical area growth indicate that the residential population of the
PMA will increase more rapidly with the opening of the new Mount Hope
Mine. This assumes population and household growth, based on the new
residential rental and owner-occupied housing units at the Eureka Canyon
development, and reflects nearly 100% growth by 2017.

The prospective base of new area residents includes current out-of-area
workers choosing not to commute into the area for work, and the impact of the
new Mount Hope Mine. The following table summarizes the projected
population growth for the area assuming that the subject development is
successful in attracting renter and homeowner households:

EUREKA POPULATION
CANYON PROJECTION FOR
ESRI EUREKA OWNER- AREA BASED ON

POPULATION CANYON OCCUPIED PROPOSED

PROJECTION - RENTAL UNITS UNITS REIDENTIAL
2012 (120 X 2.47) (105 X 2.47) DEVELOPMENT
765 + 270 + 260 = 1,300 (approx.)

Current population trends for the area indicate there are 2.47 people per
household within the Site PMA. This number is used to estimate the
population potential for the area when considering the Eureka Canyon
development.

If each person supports 24 square feet of retail within a market, the market is
able to support more than 30,000 square feet of commercial/retail space.
According to the U.S. Census updates, the average consumer in the PMA
currently spends $3,200 on retail expenditures annually.

Using this per capita expenditure and projecting to the future area population
estimate, with nearly 1,300 people in the market, area retail sales are projected
to increase to $4,160,000. The nearly doubling of area population represents a
development opportunity for up to 100,000 square feet of retail space at the
subject Eureka Canyon development. It is of note that retail development will
rely on the expansion of residential alternatives in the area along with
employment growth to drive demand for additional commercial/retail space.
Absorption of this space is incumbent on the development of the subject
residential sections.
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Based on our analysis of the present market, it is our conclusion that, whether
or not new business development in the area does occur, the proposed Eureka
Canyon development plan allows for the proper infusion of various aspects of
new development for the defined area, and therefore serves to enhance the
overall economic base of the community at large. The proposed development
plan will serve to set a new standard for retail/office commercial land use
applications along Highway 50 within the Eureka area, thus allowing for a
rational redefining of commercial uses in the historical district of the existing

downtown area of the township.

VI-31

Vogt Santer
Insights










SURVEY OF DEVELOPMENTS - EUREKA, NEVADA

Ruby Hill Ranch

Location  3rd St. & Cheyenne Dr. Absorption* 0.0
Eureka, NV Total Lots 12
Developer  Runy Hill Ranch LLC Available Lots 8
Phone Plat Size(acres)
Comments  Original plot includes 2 commercial parcels, no activity; ESTATE LOTS

Manufactured homes; Not being marketed; Lots 7,8,9 &
10 have foundations. no other activitv

Van Vliet (Devil's Gate)

Location  Sharrow Cir. Absorption* 0.1
No PiCture Eureka, NV Total Lots 14
Developer  Jerry R. Martin, et al Available Lots 0
on File Phone Plat Size(acres)
Comments  Manufactured homes; Not being marketed ESTATE LOTS
Wild Balance
Location  Gitta Ave. Absorption* 0.1
Eureka, NV Total Lots 5
Developer  Wild Balance Corp. Available Lots 0
Phone (775) 237-7500 Plat Size(acres)
Comments  Large lot estates; Home at 1290 Gitla is a rental; Homes ESTATE LOTS

added between 2006 & 2008; Manufactured homes; Not

being marketed

Pony Express Village

Location  El Dorado & El Gato Absorption* 0.1
Eureka, NV Total Lots 17
Developer  Salvatore Grasso Available Lots 0
Phone Plat Size(acres)
Comments ESTATE LOTS

* Calculated based on active sales period. For active projects, active sales period extends to current month

. Active Production
Established Production
. Active Estates
Established Estates
W Active Mixed

Established Mixed \Vid Vogt Santer
Survey Date: August 2010 VII-3 w Insights




DISTRIBUTION OF SINGLE-FAMILY PROJECTS - EUREKA, NEVADA

NUMBER OF [PRODUCTION| ESTATE | MIXED | TOTAL
SUBDIVISION STATUS | PROJECTS LOTS LOTS LOTS LOTS
ACTIVE 4 0 48 0 48
TOTAL 4 0 48 0 48
ANNUAL LOT SALES BY YEAR - EUREKA, NEVADA
MONTHLY
YEAR __|PRODUCTION| ESTATE MIXED TOTAL SALES
<1995 0 24 0 24 0.0
1995 to 1999 0 7 0 7 0.1
2000 to 2004 0 3 0 3 0.1
2005 0 0 0 0 0.0
2006 0 1 0 1 0.1
2007 0 1 0 1 0.1
2008 0 4 0 4 0.3
2009 0 0 0 0 0.0
TOTAL 0 40 0 40
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LOT ABSORPTION ANALYSIS - EUREKA, NEVADA

‘ MAP | TOTAL | SOLD SALES AVERAGE MONTHLY
CODE PROJECT NAME LOTS LOTS PERIOD ABSORPTION*
1 Ruby Hill Ranch 12 4 1/98- CURRENT 0.0
VAR Van Vliet (Devil's Gate) 20 14 4/94- CURRENT 0.1
R Wild Balance 16 5 8/06- CURRENT 0.1
4 Pony Express Village 27 17 1/85- CURRENT 0.1
TOTAL 75 40

* Calculated based on active sales period. For active projects, active sales period extends to current month

. Active Production
Established Production

. Active Estates
Established Estates

W Active Mixed
Established Mixed

Survey Date: August 2010
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DISTRIBUTION OF SALES - EUREKA, NEVADA

MAP SUBDIVISION NAME / FIRST LAST TOTAL UNSOLD ADD.LOTS AVG SALES AVERAGE PRICE
CODE PHASE INFORMATION SALE SALE LOTS LOTS* PLANNED PER MONTH** LOT HOME
Ruby Hill Ranch 1/98 1/08 12 8 0 0.0
I 12 8 0 $60,015 N.A.
Van Vliet (Devil's Gate) 4/94  1/99 20 6 0 0.1
I 20 6 0 $12,348 $136,780
Wild Balance 8/06 _ 6/08 16 11 0 0.1
I 16 11 0 $270,500 N.A.
Pony Express Village 1/85 1/00 27 10 0 0.1
27 10 0 $20,000 N.A.

*  Includes planned lots.
** Calculated based on total months from first sale to last recorded sale.

. Active Production
Established Production

. Active Estates
Established Estates

W Active Mixed
Established Mixed
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SCHOOL AND TAX DISTRICT LISTING - EUREKA, NEVADA

MAP RATINGS*
CODE | SUBDIVISION NAME SCHOOL DISTRICT TAXDISTRICT QUAL | NBRHD
Ruby Hill Ranch Eureka County Schools Eureka County B+ B+
Van Vliet (Devil's Gate) Eureka County Schools Eureka County C+ C+
Wild Balance Eureka County Schools Eureka County B B
Pony Express Village Eureka County Schools Eureka County B B

* QUAL = Quality, NBRHD = Neighborhood

AVERAGE MONTHLY SALES
SCHOOL DISTRICT PROJECTS 2007 2008 2009*
4 0.0 0.1 0.0

* - As of August 2010

AVERAGE MONTHLY SALES
TAX DISTRICT PROJECTS 2007 2008 2009*
4 0.0 0.1 0.0

* - As of August 2010

. Active Production
Established Production

. Active Estates
Established Estates

W Active Mixed
Established Mixed
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HOUSING DENSITY AND LOT FRONTAGE - EUREKA, NEVADA

MAP TOTAL | LOT FRONTAGE AVG LOT PLAT SIZE LOTS PER
CODE| SUBDIVISION NAME LOTS (FEET) SIZE (ACRES) (ACREYS) ACRE
Ruby Hill Ranch 12 78 2.32 N.A. N.A.
Van Vliet (Devil's Gate) 14 N.A. 35.40 N.A. N.A.
Wild Balance 5 N.A. 24.73 N.A. N.A.
Pony Express Village 17 N.A. 43.50 N.A. N.A.

. Active Production
Established Production

. Active Estates
Established Estates

W Active Mixed
Established Mixed

Survey Date: August 2010 VII-8




SUBDIVISION AMENITIES - EUREKA, NEVADA
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STREET LIGHTS

DRAIN SEWER

SIDEWALK
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TENNIS COURT

JOG /BIKE TRAIL

HOT TUB
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LOT PREMIUMS - EUREKA, NEVADA

MAP
ID PROJECT INFORMATION

LOT PREMIUMS

Ruby Hill Ranch

Van Vliet (Devil's Gate)

Wild Balance

Pony Express Village

. Active Production
Established Production

. Active Estates
Established Estates

W Active Mixed
Established Mixed

Survey Date: August 2010
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ESTATE LOT SUBDIVISIONS - EUREKA, NEVADA

MAP LOT PRICES ESTIMATED HOME VALUES

CODE SUBDIVISION NAME LOW HIGH AVERAGE LOW HIGH AVERAGE
IEW R uby Hill Ranch $26,913  $33,100  $30,008 $0 $0 $0
BBV an Viiet (Devil's Gate) $6,892  $22,500  $12,348 $0 $0 $0
M wild Balance $48,900  $54,000  $51,450 $0 $0 $0
I Pony Express Village $17,055  $41,000  $20,000 $0 $0 $0
. Active Production

Established Production
. Active Estates

Established Estates
W Active Mixed

Established Mixed Vogt Santer
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B. Multifamily Rentals - Eureka, Nevada

The following section is a field survey of conventional rental properties. These
properties were identified through a variety of sources including area apartment
guides, yellow page listings, government agencies, the Chamber of Commerce,
and our own field inspection. The intent of this field survey is to evaluate the
overall strength of the existing rental market, identify trends that impact future
development, and identify those properties that would be considered most
comparable to the subject site.

The field survey has been organized by the type of project surveyed. Properties
have been color coded to reflect the project type. Projects have been designated as
market-rate, Tax Credit, government-subsidized, or a combination of the three
project types. The field survey is organized as follows:

o A color-coded map indicating each property surveyed and the project
type followed by a list of properties surveyed.

o Properties surveyed by name, address, telephone number, project type, key
amenities, year built or renovated (if applicable), number of floors, total units,
occupancy rate, quality rating, rent incentives, and Tax Credit designation.
Housing Choice Vouchers and Rental Assistance are also noted here.

o Distribution of non-subsidized and subsidized units and vacancies in properties
surveyed.

« Listings for unit and project amenities, parking options, optional charges, utilities
(including responsibility), and appliances.

o Collected rent by unit type and bedrooms.
o Unit size by unit type and bedrooms.

o Calculations of rent per square foot (all utilities are adjusted to reflect similar
utility responsibility). Data is summarized by unit type.

e An analysis of units, vacancies, and median rent. Where applicable, non-
subsidized units are distributed separately.

o An analysis of units added to the area by project construction date and, when
applicable, by year of renovation.

» Aggregate data and distributions for all non-subsidized properties are provided for
appliances, unit amenities and project amenities.

Vogt Santer
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o A rent distribution is provided for all market-rate and non-subsidized Tax Credit
units by unit type. Note that rents are adjusted to reflect common utility
responsibility.

« Aggregation of projects by utility responsibility (market-rate and non-subsidized
Tax Credit only).

o A utility allowance worksheet.

Note that other than the property listing following the map, data is organized by project
types. Market-rate properties (blue designation) are first followed by variations
of market-rate and Tax Credit properties. Non-government subsidized Tax
Credit properties are red and government-subsidized properties are yellow. See the
color codes at the bottom of each page for specific project types.

Vogt Santer
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MAP IDENTIFICATION LIST - EUREKA, NEVADA

MAP PROJ. | QUALITY | YEAR | TOTAL OCC. | DISTANCE
ID |PROJECT NAME TYPE | RATING | BUILT | UNITS |VACANT|RATE | TO SITE*
First St. MRR C 1980 1 0 100.0% 3.8
570 1/2 1st St. MRR B- 1980 1 0 100.0% 3.8
1915 Buehl St. MRR C+ 1953 1 0 100.0% 1.3
191 S. Main St. MRR B 1954 1 0 100.0% 1.4
Valhalla Villa MRR B 2007 14 0 100.0% 1.9
| 6 |Ruby Hills Apts. GSS B+ 1995 12 0 100.0% 1.5
(A 400 Goodwin St. MRR B 1955 1 0 100.0% 1.9
100 N. Edwards St. MRR B+ 1950 1 1 0.0% 12
51 N. Paul St. MRR B- 1969 1 1 0.0% 1.3
Barrick Housing MRR A- 1996 44 0 100.0% 0.7
PROJECT TYPE PROJECTS SURVEYED | TOTAL UNITS | VACANT [ OCCUPANCY RATE U/C
9 65 2 96.9% 0
GSS 1 12 0 100.0% 0
¢ Senior Restricted * - Drive Distance (Miles)
B Moarket-rate

Market-rate/Tax Credit
Market-rate/Government-subsidized
. Market-rate/Tax Credit/Government-subsidized
. Tax Credit
Tax Credit/Government-subsidized

Vogt Santer
Insights

Government-subsidized

Survey Date: August 2010 VII-15




DISTRIBUTION OF UNITS - EUREKA, NEVADA

Market-Rate

BEDROOMS BATHS UNITS DISTRIBUTION| VACANT %VACANT MEDIAN NET RENT
0 1 1 1.5% 1 100.0% $272
1 1 17 26.2% 1 5.9% $350
2 1 1 1.5% 0 0.0% $600
2 1.5 14 21.5% 0 0.0% $410
3 1 1 1.5% 0 0.0% $350
3 2 31 47.7% 0 0.0% $265
TOTAL 65 100.0% 2 3.1%
Government-Subsidized
BEDROOMS BATHS UNITS DISTRIBUTION| VACANT %VACANT
1 1 12 100.0% 0 0.0% N.A.
TOTAL 12 100.0% 0 0.0%
GRAND TOTAL 77 - 2 2.6%

DISTRIBUTION OF UNITS BY BEDROOM
NON-SUBSIDIZED SUBSIDIZED

32
49%

1 @0 BEDROOMS
v H1BEDROOM 01 BEDROOM
02 BEDROOMS
17 O3 BEDROOMS
15 26%
23%
Vogt Santer
Survey Date: August 2010 VII-16 |I"ISightS




SURVEY OF PROPERTIES - EUREKA, NEVADA

First St.

| Address  First St. Phone (775) 237-5375  |Total Units 1
Eurcka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 1980 Contact Paula Occupied 100.0%
Comments Single-wide mobile home; Square footage & year built estimated Floors 1
Quality Rating C
Waiting List
None
Single-Family Home
Key Appliances Range |_| Microwave |_| Parking Garage I_I Window AC I_I Pool |_|Clubh0use
& Amenities Refrigerator E Garage(Att) E Carport [ | Washer/Dryer E On-Site Mgmt EElevator
| |Dishwasher Garage(Det) Central AC W/D Hook-up Laundry Room Computer Center

2 5701/2 1st St.

Address 570 1/2 1st St. Phone (775) 237-5375  |Total Units 1
Eurcka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 1980 Contact Paula Occupied 100.0%
; Comments Year built & square footage estimated Floors 1
: -| | n ’ Quality Rating B-
‘Waiting List
None
Single-Family Home
Key Appliances Range |_| Microwave |_| Parking Garage ILI Window AC I_I Pool |_|Clubh0use
& Amenities Refrigerator E Garage(Att) E Carport [ | Washer/Dryer E On-Site Mgmt EElevator
Dishwasher Garage(Det) Central AC W/D Hook-up Laundry Room Computer Center

1915 Buehl St.

Wl Address 1915 Buehl St. Phone (775) 237-5375  |Total Units 1
Eureka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 1953 Contact Paula Occupied 100.0%
Comments Year built & square footage estimated Floors 1
Quality Rating C+
‘Waiting List
None
Single-Family Home
Range |_| Microwave |_| Parking Garage ILI Window AC I_I Pool |_|Clubh0use

Key Appliances

& Amenities Refrigerator
Dishwasher

4 191 S. Main St.

Garage(Att) Carport
Garage(Det) Central AC

- Washer/Dryer E

On-Site Mgmt Elevator
W/D Hook-up

Laundry Room Computer Center

Address 191 S. Main St. Phone (775) 237-5375  |Total Units 1
Eureka, NV 89316 (Contactinperson)  |Vacancies 0
_— Year Built 1954 Contact Paula Occupied 100.0%
Comments Floors 1
Quality Rating B
‘Waiting List
None
Single-Family Home
Key Appliances | X |Range || Microwave || Parking Garage | [ Window AC || Pool |__|Clubhouse
& Amenities lRefrigerator || Garage(Att) || Carport || Washer/Dryer | [ On-Site Mgmt | |Elevator
Dishwasher | | Garage(Det) | X | Central AC | X | W/D Hook-up | | Laundry Room | |Computer Center
Project Type
. Market-rate
Market-rate/Tax Credit
. Market-rate/Government-subsidized
. Market-rate/Tax Credit/Government-subsidized
= Tax Credit
Tax Credit/Government-subsidiz
Gov:"n:ilel/ligu;sidizeed e Vo g t Santer
Survey Date: August 2010 VII-17 Insights




SURVEY OF PROPERTIES -

EUREKA, NEVADA

Valhalla Villa

Address 26 Holly Rd. Phone (775) 237-7700

Total Units 14

Eurcka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 2007 Contact Carrie Occupied 100.0%
Comments Units added in 2008.Mfg.housing that will be 100% restricted to Floors 1
employees of Eureka Moly aﬁer mine opens; Now occupied by Quality Rating B
mgmnt. & has employee housing contract with county & school .. .
district; 14 more units planned; Low rent covers overhead only I\‘?g::}mg List
Single-Family Homes
Key Appliances ILI Microwave |_| Parking Garage ILI Window AC I_I Pool |_|Clubh0use
& Amenities lRefrigerator E Garage(Att) E Carport Washer/Dryer E On-Site Mgmt EElevator
Dishwasher Garage(Det) Central AC W/D Hook-up Laundry Room Computer Center
(3 Ruby Hills Apts.
Address 180 Monroe St. Phone (775) 738-8000 |Total Units 12
Eurcka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 1995 Contact Sandy Occupied 100.0%
Comments RD 515; Has RA (12 units); Square footage estimated by Floors 1
management; Very low turnover; Two handicapped units Quality Rating B+
‘Waiting List
None
= Senior Restricted (62+)
Key Appliances |_|Range |_| Microwave |_| Parking Garage ILI Window AC I_I Pool |_|Clubh0use
& Amenities [ X |Refrigerator E Garage(Att) E Carport Washer/Dryer On-Site Mgmt EElevator
| |Dishwasher Garage(Det) Central AC W/D Hook-up Laundry Room Computer Center
7 400 Goodwm St.
Ay : Address 400 Goodwin St. Phone No Phone Total Units 1
Eureka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 1955 Contact Scott Occupied 100.0%
Comments Year built estimated Floors 2
Quality Rating B
‘Waiting List
‘. T None
2. 8- Single-Family Home
Key Appliances Range |_| Microwave |_| Parking Garage ILI Window AC I_I Pool |_|Clubh0use
& Amenities Refrigerator E Garage(Att) E Carport [ | Washer/Dryer E On-Site Mgmt EElevator
| |Dishwasher Garage(Det) Central AC W/D Hook-up Laundry Room Computer Center

100 N. Edwards St.

Address 100 N. Edwards St. Phone (775) 237-5367  |Total Units 1
Eureka, NV 89316 (Contactinperson)  |Vacancies 1
Year Built 1950 Contact Christian Occupied 0.0%
Comments Structure is 2-story single-family home; Rental unit is top floor; 6-  [gloors 1
month lease Quality Rating B+
‘Waiting List
None
Key Appliances | X |Range || Microwave || Parking Garage | [ Window AC || Pool |__|Clubhouse
& Amenities Refrigerator || Garage(Att) || Carport || Washer/Dryer | [ On-Site Mgmt | |Elevator
| |Dishwasher | | Garage(Det) | X | Central AC | | W/D Hook-up | | Laundry Room | |Computer Center
Project Type
. Market-rate
Market-rate/Tax Credit
. Market-rate/Government-subsidized
. Market-rate/Tax Credit/Government-subsidized
. Tax Credit
. Tax Credit/Government-subsidized
Government-subsidized Vo g t S a n t e r
Survey Date: August 2010 VII-18 Insi g hts




SURVEY OF PROPERTIES - EUREKA, NEVADA

51 N. Paul St.

Address 51 N. Paul St. Phone (575) 671-0007

Total Units 1

Key Appliances [X[Range

& Amenities Refrigerator
| |Dishwasher

Garage(Att)
Garage(Det)

[ | Washer/Dryer
W/D Hook-up

-

Carport
Central AC

Eurcka, NV 89316 (Contactinperson)  |Vacancies 1
Year Built 1969 Contact Elizabeth Occupied 0.0%
Comments 1-br single-family home; Owner maintains the home as a rental, but  [gjoors 1
it is also for sale Quality Rating B-
Waiting List
None
Single-Family Home
|_| Microwave |_| Parking Garage ILI Window AC I_I Pool |_|Clubh0use

On-Site Mgmt
Laundry Room

Elevator
Computer Center

Address  Ridgetop Rd. Phone (775) 237-6060  [Total Units 44
Eureka, NV 89316 (Contactinperson)  |Vacancies 0
Year Built 1996 Contact Occupied 100.0%
Comments Some single-family homes, duplexes, townhomes & garden walk- Floors 12
ups; M.IX & sq. ft. est.; Rf:strlcted to Ruby Hill Mme employfaes; Quality Rating  A-
Primarily occupied by mine mgmnt; 4 more units planned (single- .. .
. e ‘Waiting List
family homes) within a year
12 households
Key Appliances : | X | Microwave || Parking Garage | | Window AC |__| Pool . |__|Clubhouse
& Amenities Refrigerator i Garage(Att) - Carport | Washer/Dryer | On-Site Mgmt |__|Elevator
Dishwasher | | Garage(Det) | X | Central AC | X | W/D Hook-up || Laundry Room | |Computer Center
Project Type
. Market-rate
Market-rate/Tax Credit
. Market-rate/Government-subsidized
. Market-rate/Tax Credit/Government-subsidized
. Tax Credit
. Tax Credit/Government-subsidized
Government-subsidized Vo g t S a n t e r
Survey Date: August 2010 VII-19 Insi g hts




COLLECTED RENTS - EUREKA, NEVADA

MAP arde 0 0
1D STUDIO 1-BR 2-BR 3-BR 4+ BR 1-BR 2-BR 3-BR 4+ BR
$400
$500
$350
4 $550
$350
$600
8 $350
) $600
0 $350 $410 $525 to $675 $410 $675

@ Senior Restricted

. Market-rate
Market-rate/Tax Credit
Market-rate/Government-subsidized

. Market-rate/Tax Credit/Government-subsidized

M Tox Credit

. Tax Credit/Government-subsidized
Government-subsidized

Survey Date: August 2010 VII-20
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PRICE PER SQUARE FOOT - EUREKA, NEVADA

MAP ID [PROJECT NAME

Studio Units

1 First St.

4 Senior Restricted
. Market-rate
Market-rate/Tax Credit
. Market-rate/Government-subsidized

. Tax Credit
. Tax Credit/Government-subsidized
Government-subsidized

BATHS UNIT SIZE NET RENT $/SQ. FT.
O [ 00 N. Edwards St. 1 550 $272 $0.49
One-Bedroom Units
PROJECT NAME BATHS UNIT SIZE NET RENT $/SQ. FT.
"B 5| N. Paul St. 1 1008 $600 $0.60
| ([ Burrick Housing 1 610 $350 $0.57
Two-Bedroom Units
PROJECT NAME BATHS UNIT SIZE NET RENT $/SQ. FT.
7300 Goodwin St. 1 1037 $600 $0.58
| (U Burrick Housing 1.5 890 to 1000 $410 $0.41 to $0.46
Three-Bedroom Units
PROJECT NAME BATHS UNIT SIZE NET RENT $/SQ. FT.
2 1000 $265 $0.27
570 1/2 1st St. 2 1500 $500 $0.33
1915 Buehl St. 1 1200 $350 $0.29
191 S. Main St. 2 1327 $550 $0.41
Valhalla Villa 2 955 $215 $0.23
Burrick Housing 2 1000 to 1500 $525 to $675 $0.45 to $0.53
. Market-rate/Tax Credit/Government-subsidized
Vogt Santer
Survey Date: August 2010 VII-21 Insi g hts




AVERAGE NET RENT PER SQUARE FOOT - EUREKA, NEVADA

Survey Date: August 2010

Market-Rate

UNIT TYPE ONE-BR | TWO-BR | THREE-BR
GARDEN $0.58 $0.46 $0.35
TOWNHOUSE $0.00 $0.43 $0.45
VII-22

Vogt Santer
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QUALITY RATING - EUREKA, NEVADA

Market-Rate Projects and Units

QUALITY TOTAL VACANCY MEDIAN NET RENT
RATING PROJECTS UNITS RATE STUDIOS | ONE-BR | TWO-BR |[THREE-BR| FOUR-BR

A- 1 44 0.0% $350 $410 $675
B+ 1 1 100.0% $272

B 3 16 0.0% $600 $215
B- 2 2 50.0% $600 $500
C+ 1 0.0% $350
C 1 1 0.0% $265

DISTRIBUTION OF UNITS BY QUALITY RATING

MARKET-RATE UNITS TAXC REDITU NITS

BB€+

67%

Vogt Santer

Survey Date: August 2010 Insi g hts
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YEAR BUILT - EUREKA, NEVADA *

YEAR RANGE PROJECTS UNITS VACANT % VACANT | TOTAL UNITS | DISTRIBUTION
Before 1970 5 5 2 40.0% 5 7.7%
1970 to 1979 0 0 0 0.0% 5 0.0%
1980 to 1989 2 2 0 0.0% 7 3.1%
1990 to 1999 1 44 0 0.0% 51 67.7%

2000 0 0 0 0.0% 51 0.0%
2001 0 0 0 0.0% 51 0.0%
2002 0 0 0 0.0% 51 0.0%
2003 0 0 0 0.0% 51 0.0%
2004 0 0 0 0.0% 51 0.0%
2005 0 0 0 0.0% 51 0.0%
2006 0 0 0 0.0% 51 0.0%
2007 1 14 0 0.0% 65 21.5%
2008 0 0 0 0.0% 65 0.0%
2009 0 0 0 0.0% 65 0.0%
2010%* 0 0 0 0.0% 65 0.0%
TOTAL 9 65 2 3.1% 65 100.0 %

* Only Market-Rate and Tax Credit projects. Does not include government-subsidized
projects
** As of August 2010
Vogt Santer
Insights
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APPLIANCES AND UNIT AMENITIES - EUREKA, NEVADA

Appliances

APPLIANCE PROJECTS PERCENT UNITS*
RANGE 9 100.0% 65
REFRIGERATOR 9 100.0% 65
ICEMAKER 0 0.0%
DISHWASHER 5 55.6% 61
DISPOSAL 1 11.1% 14
MICROWAVE 2 22.2% 58
AMENITY PROJECTS PERCENT UNITS*
AC - CENTRAL 3 33.3% 46
AC - WINDOW 5 55.6% 18
FLOOR COVERING 9 100.0% 65
WASHER/DRYER 1 11.1% 14
WASHER/DRYER HOOK-UP 8 88.9% 64
PATIO/DECK/BALCONY 4 44.4% 47
CEILING FAN 0 0.0%
FIREPLACE 0 0.0%
BASEMENT 0 0.0%
INTERCOM SYSTEM 0 0.0%
SECURITY SYSTEM 0 0.0%
WINDOW TREATMENTS 9 100.0% 65
FURNISHED UNITS 0 0.0%
E-CALL BUTTON 0 0.0%

Survey Date: August 2010

* - Does not include units where appliances/amenities are optional; Only includes
market-rate or non-government subsidized Tax Credit.

VII-25

Vogt Santer
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PROJECT AMENITIES - EUREKA, NEVADA

Project Amenities

AMENITY PROJECTS PERCENT UNITS
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%

POOL

ON-SITE MANAGEMENT
LAUNDRY

CLUB HOUSE

MEETING ROOM
FITNESS CENTER
JACUZZI/SAUNA
PLAYGROUND
COMPUTER LAB
SPORTS COURT
STORAGE

LAKE

ELEVATOR

SECURITY GATE
BUSINESS CENTER

CAR WASH AREA
PICNIC AREA
CONCIERGE SERVICE
SOCIAL SERVICE PACKAGE

(=] B=j Bo) Nol ol Hol Nl E=] B=] E=] k=] R=] R N} o] ) Nl el R

Vogt Santer
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DISTRIBUTION OF UTILITIES - EUREKA, NEVADA

UTILITY NUMBER OF NUMBER OF DISTRIBUTION
RESPONSIBILITY PROJECTS UNITS OF UNITS
LANDLORD
ELECTRIC 2 15 19.5%
OTHER 1 1 1.3%
TENANT
ELECTRIC 4 58 75.3%
OTHER 3 3 3.9%
100.0%
LANDLORD
ELECTRIC 3 I 16 20.8%
TENANT
ELECTRIC 6 60 77.9%
OTHER 1 1 1.3%
100.0%
LANDLORD
ELECTRIC 2 15 19.5%
OTHER 1 1 1.3%
TENANT
ELECTRIC 4 58 75.3%
OTHER 3 3 3.9%
100.0%
LANDLORD 3 16 20.8%
TENANT 7 61 79.2%
100.0%
LANDLORD 10 77 100.0%
100.0%
LANDLORD 10 77 100.0%
100.0%
Trash Pick-Up
LANDLORD 10 77 100.0%
100.0%

Survey Date: August 2010

VII-27
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UTILITY ALLOWANCE - EUREKA, NV

HEATING HOT WATER COOKING

BR | UNITTYPE | GAS [ ELEC | STEAM [OTHER | GAS | ELEC | GAS | ELEC | ELEC | WATER | SEWER |TRASH [CABLE

0 GARDEN $34 $24 $53 $14 $13 $5 $4 $21 $15 $15 $11 $20

1 GARDEN $37 $33 $74 $19 $18 $7 $6 $27 $15 $15 $11 $20

1 TOWNHOUSE | $37 $33 $74 $19 $18 $7 $6 $27 $15 $15 $11 $20

2 GARDEN $59 $38 $95 $24 $20 $9 $7 $38 $15 $15 $11 $20

2 TOWNHOUSE | $59 $38 $95 $24 $20 $9 $7 $38 $15 $15 $11 $20

3 GARDEN $71 $53 $117 $30 $25 $11 $9 $48 $15 $15 $11 $20

3 TOWNHOUSE | $71 $53 $117 $30 $25 $11 $9 $48 $15 $15 $11 $20

4 GARDEN $90 $65 $148 $38 $30 $14 $11 $54 $15 $15 $11 $20

4 TOWNHOUSE | $90 $65 $148 $38 $30 $14 $11 $54 $15 $15 $11 $20
NV-Eureka (2/2010)

Vogt Santer
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C. Commercial / Retail Businesses Listing

European American Resources Allen's Auto
91 South Main Street 161 State Route 278

J & S Saloon Raine's Market
80 South Main Street 81 North Market Street

Owl Club General Molly Offices
61-71 North Main Street 55 North Main Street

Vogt Santer
Insights
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EZ Step

291 North Main Street

Truck Stop
191 State Route 278

Best Western

VII-30

La Fiesta/ Rogue Expressions

121 North Main Street

DJ's Diner

Vogt Santer
Insights




Eureka Hardware Pony Express Deli

Nevada State Bank Medical Clinic

Main Street Garden & Gift Chevron

Vogt Santer
Insights
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Jackson House

Keyhole Eureka Café

Eureka Opera House True Value

Vogt Santer
Insights
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Ironage Metal Shop Ruby Hill Motel

United States Postal Service

Vogt Santer
Insights
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VIilIl. AREADEMOGRAPHICS

POPULATION - 1990, 2000(CENSUS), 2009(ESTIMATE), 2014(PROJECTION)

EUREKA
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EUREKA COUNTY
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YEAR EUREKA EUREKA COUNTY
1990 CENSUS 1,098 1,547
2000 CENSUS 1,103 1,651
% CHANGE 1990 - 2000 0.5% 6.7%
AVG. ANNUAL CHANGE 1 10
2009 ESTIMATE 1,063 1,605
2014 PROJECTION 1,084 1,639
% CHANGE 2000 - 2014 1.7% -0.7%
AVG. ANNUAL CHANGE ) 1

Vogt Santer
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SOURCE: 2000 Census, ESRI VII-1



HOUSEHOLDS - 1990, 2000(CENSUS), 2009(ESTIMATE), 2014(PROJECTION)

EUREKA
435 420
jgg 424 e\ 193
420 415 /
415 *
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EUREKA COUNTY
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660 — 649 R
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YEAR EUREKA EUREKA COUNTY
1990 CENSUS 424 617
2000 CENSUS 430 666
% CHANGE 1990 - 2000 1.4% 7.9%
AVG. ANNUAL CHANGE 1 5
2009 ESTIMATE 415 649
2014 PROJECTION 423 663
% CHANGE 2000 - 2014 -1.6% -0.5%
AVG. ANNUAL CHANGE 1 0
Vogt Santer
SOURCE: 2000 Census, ESRI VII -2 Insig hts




POPULATION BY AGE GROUP - 2009(ESTIMATE)
EUREKA

200 -

150 A

100 4
ITea=ml 2 B
0 - . . , -_,

- 10-19 20-24 25-29 30-34 35-39 40 - 44 45 - 54 55 -64 65-74 75 -84

EUREKA COUNTY

300 -
250 A

200 A

150 4

I I

50 -

0 N e be Bm N .

- 10-19 20-24 25-29 30-34 35-39 40 - 44 45 - 54 55 -64 65-74 75 -84

EUREKA EUREKA COUNTY
AGE GROUP NUM % NUM %

0-9 127 12.0% 204 12.7%
10-19 145 13.7% 225 14.0%
20 -24 71 6.7% 102 6.4%
25 - 29 63 5.9% 94 5.9%
30-34 43 4.0% 63 3.9%
35 - 39 57 5.4% 85 5.3%
40 - 44 81 7.6% 126 7.9%
45 - 54 186 17.5% 265 16.5%
55 - 64 144 13.6% 215 13.4%
65 - 74 84 7.9% 135 8.4%
75 - 84 47 4.4% 72 45%
85 + 14 1.3% 19 1.2%
TOTAL 1,062 100 % 1,605 100 %

Vogt Santer
Insights

SOURCE: 2000 Census, ESRI VII -3



OWNER- AND RENTER-OCCUPIED HOUSING BY AGE OF HEAD OF HOUSEHOLD - 2000

. RENTER-OCCUPIED HOUSEHOLDS
. OWNER-OCCUPIED HOUSEHOLDS

SOURCE: 2000 Census, ESRI

VIl -4

EUREKA
150
100
50
0 .
0-24 25 - 34 35 - 44 45 -54 55 - 64 65 - 74 75 - 84 85+
EUREKA COUNTY
200
150
100
50
0
0-24 25 - 34 35 - 44 45 - 54 55 - 64 65 - 74 75 - 84 85+
RENTER-OCCUPIED HOUSEHOLDS
EUREKA EUREKA COUNTY
AGE GROUP NUM % NUM %

<25 2 1.7% 5 2.9%

25 -34 30 25.2% 37 21.4%

35-44 38 31.9% 54 31.2%

45 -54 23 19.3% 34 19.7%

55 - 64 3 2.5% 6 3.5%

65 - 74 16 13.4% 24 13.9%

75 - 84 7 5.9% 13 7.5%

85 + 0 0.0% 0 0.0%

TOTAL 119 100 % 173 100 %

OWNER-OCCUPIED HOUSEHOLDS
EUREKA EUREKA COUNTY
AGE GROUP NUM % NUM %

<25 4 1.4% 9 1.8%

25 - 34 31 10.6% 57 11.6%

35-44 61 20.8% 104 21.1%

45 -54 61 20.8% 99 20.1%

55 - 64 61 20.8% 110 22.3%

65 - 74 42 14.3% 70 14.2%

75 - 84 29 9.9% 40 8.1%

85 + 4 1.4% 4 0.8%

TOTAL 293 100 % 493 100 %

Vogt Santer
Insights




HOUSEHOLD SIZE - 2009(ESTIMATE)

EUREKA
10%
[l ONE-PERSON 116 . 28%
B TWO-PERSON 130 y
| THREE-PERSON 63
15%
' FOUR-PERSON 59
B FIVE-PERSON+ 40 33%
EUREKA COUNTY
10%
] ONE-PERSON 180 » 0%
Il TWO-PERSON 201 y
. THREE-PERSON 97
15%
|| FOUR-PERSON 91
B FIVE-PERSON+ 62 32%

SOURCE: 2000 Census, ESRI
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HOUSEHOLD COMPOSITION - 2000 CENSUS

EUREKA EUREKA COUNTY
HOUSEHOLD TYPE NUM % NUM %
MARRIED COUPLE
W/ CHILDREN 120 40.3% 186 40.0%
LONE MALE PARENT
W/ CHILDREN 0 0.0% 0 0.0%
LONE FEMALE PARENT
W/ CHILDREN 2 0.7% 3 0.6%
MARRIED COUPLE
NO CHILDREN 116 38.9% 187 40.2%
LONE MALE PARENT
NO CHILDREN 6 2.0% 13 2.8%
LONE FEMALE PARENT
NO CHILDREN 1 3.7% 12 2.6%
OTHER
43 14.4% 64 13.8%
TOTAL 298 100 % 465 100 %

SOURCE: 2000 Census, ESRI
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POPULATION BY HOUSEHOLD COMPOSITION - 2009(ESTIMATE)

EUREKA EUREKA COUNTY
POPULATION NUM % NUM %
IN FAMILY HOUSEHOLDS 862 81.2% 1,309 81.6%
IN GROUP QUARTERS ° 0.8% 9 0.6%
IN NON-FAMILY
HOUSEHOLDS 191 18.0% 287 17.9%
TOTAL 1,062 100 % 1,605 100 %

POPULATION BY SINGLE RACE - 2009(ESTIMATE)

EUREKA EUREKA COUNTY
RACE NUM % NUM %

WHITE ALONE 940 88.6% 1,427 88.9%
BLACK OR AFRICAN
AMERICAN 5 0.5% 7 0.4%
AMERICAN INDIAN/
ALASKA NATIVE 19 1.8% 27 1.7%
ASIAN ALONE 10 0.9% 13 0.8%
HAWAIIAN/PACIFIC
ISLANDER 0 0.0% 1 0.1%
SOME OTHER RACE
ALONE 47 4.4% 72 45%
TWO OR MORE RACES 40 3.8% 58 3.6%

TOTAL 1,061 100 % 1,605 100 %
HISPANIC* 104 9.8% 158 9.8%

* - HISPANICS CAN BELONG TO ANY RACE
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HOUSEHOLDS BY INCOME RANGE - 2009(ESTIMATE)
EUREKA
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ANNUAL HOUSEHOLD EUREKA EUREKA COUNTY

INCOME NUM % NUM %
< $15,000 63 15.2% 108 16.6%
$15,000 - $24,999 51 12.3% 85 13.1%
$25,000 - $34,999 35 8.5% 55 8.5%
$35,000 - $49,999 54 13.0% 81 12.5%
$50,000 - $74,999 127 30.7% 198 30.5%
$75,000 - $99,999 41 9.9% 58 8.9%
$100,000 - $150,000 34 8.2% 50 7.7%
$150,000 - $249,999 7 1.7% 10 1.5%
$250,000 - $499,999 2 0.5% 3 0.5%
$500,000 + 0 0.0% 1 0.2%
TOTAL 414 100 % 649 100 %
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SOURCE: 2000 Census, ESRI VIII-8



MEDIAN HOUSEHOLD INCOME - 2000(CENSUS), 2009(ESTIMATE), 2014(PROJECTION)

EUREKA
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EUREKA EUREKA COUNTY
2000 CENSUS $42,755 $41,019
2009 ESTIMATE $50,425 $49,211
% CHANGE 2000 - 2009 17.9% 20.0%
2014 PROJECTION $51,868 $51,374
% CHANGE 2000 - 2014 2.9% 4.4%

SOURCE: 2000 Census, ESRI
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INCOME BY AGE OF HOUSEHOLDER - 2009(ESTIMATE)

EUREKA
AGE OF HOUSEHOLDER
HOUSEHOLD UNDER 25 - 35- 45 - 55 - 65 -
INCOME 25 34 44 54 64 74 75+
< $15,000 3 5 7 16 10 15 2
$15,000 - $24,999 0 5 8 9 3 14 3
$25,000 - $34,999 1 5 5 11 2 7 1
$35,000 - $49,999 1 8 11 11 6 10 2
$50,000 - $74,999 1 13 25 33 46 6 0
$75,000 - $99,999 0 7 6 9 11 5 0
$100,000 - $149,999 0 6 8 14 4 0 0
$150,000 - $249,999 0 2 0 4 0 0
$250,000 - $499,999 0 0 0 2 0 0 0
$500,000 + 0 0 0 0 0 0
TOTAL 6 51 70 105 86 57 8
EUREKA COUNTY
AGE OF HOUSEHOLDER
HOUSEHOLD UNDER 25 - 35- 45 - 55 - 65 -
INCOME 25 34 44 54 64 74 75 +
< $15,000 6 9 14 26 16 25 2
$15,000 - $24,999 0 9 11 12 6 29 3
$25,000 - $34,999 2 6 10 15 4 11 1
$35,000 - $49,999 2 15 17 18 8 13 2
$50,000 - $74,999 2 18 41 52 69 11 0
$75,000 - $99,999 0 9 9 14 15 7 0
$100,000 - $149,999 1 8 15 16 0 0
$150,000 - $249,999 0 3 0 1 5 1 0
$250,000 - $499,999 0 0 0 0 0
$500,000 + 0 0 0 1 0 0 0
TOTAL 13 77 117 158 131 97 8
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MEDIAN HOUSEHOLD INCOME BY AGE OF HEAD OF HOUSEHOLD - 2000 CENSUS

EUREKA
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AGE OF HEAD EUREKA EUREKA COUNTY
OF HOUSEHOLD

15-24 $20,000 $27,500
25-29 $58,333 $53,125
30-34 $51,786 $47,500
35-39 $56,250 $54.605

40 - 44 $54,464 $53,409

45 - 54 $52,941 $53,846

55 - 64 $61,979 $61,458

65 -74 $25,000 $23,438

75 - 84 $24,167 $25,000

85 + $21,667 $21,667

MEDIAN HOUSEHOLD!

INCOME $42,755 $41,019

SOURCE: 2000 Census, ESRI
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TOTAL BUSINESSES AND EMPLOYMENT BY NAICS - 2009(ESTIMATE)

EUREKA EUREKA COUNTY
INDUSTRY BUS EMP BUS EMP
Agriculture, Forestry, Fishing,
Hunting 4 11 4 12
Mining 8 665 8 707
Utilities 1 9 1 10
Construction 5 17 5 18
Manufacturing 0 0 0 0
Wholesale Trade 6 40 6 42
Retail Trade 10 26 1 28
Transportation &
Warehousing 1 1 1 1
Information 3 4 3 4
Finance _Insurance 1 4 1 4
Real Estate Rental Leasing 1 0 1 0
Professional, Scientific, &
Technical Services 2 2 2 2
Management of Companies &
Enterprises 0 0 0 0
Admin, Support, Waste Mgnt
& Remediation Services 0 0 0 0
Educational Services 4 88 4 94
Health Care & Social
Assistance 7 33 7 35
Arts, Entertainment, &
Recreation 4 131 4 139
Accommodation & Food
Services 8 28 8 30
Other Services (Except Public
Administration) 5 7 5 7
Public Administration 19 97 20 103
Nonclassifiable 0 0 0 0
TOTAL] 89 1,163 91 1,236
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SOURCE: ESRI VI -12




RENTER-OCCUPIED HOUSEHOLDS BY YEAR STRUCTURE BUILT - 2000 CENSUS

YEAR BUILT

EUREKA

EUREKA COL

NTY

NUM

%

NUM

%

1999 TO MARCH 2000

0

0.0%

0

0.0%

1995 TO 1998

37

31.6%

43

24.9%

1990 TO 1994

11

9.4%

15

8.7%

1980 TO 1989

18

15.4%

25

14.5%

1970 TO 1979

20

17.1%

38

22.0%

1960 TO 1969

6

5.1%

11

6.4%

1940 TO 1959

16

13.7%

28

16.2%

1939 AND EARLIER

9

7.7%

13

7.5%

TOTAL

117

100 %

173

100 %

OWNER-OCCUPIED HOUSEHOLDS BY YEAR STRUCTURE BUILT - 2000 CENSUS

YEAR BUILT

EUREKA

EUREKA COL

NTY

NUM

%

NUM

%

1999 TO MARCH 2000

2

0.7%

6

1.2%

1995 TO 1998

42

14.3%

85

17.2%

1990 TO 1994

37

12.6%

61

12.4%

1980 TO 1989

62

21.2%

109

22.1%

1970 TO 1979

69

23.5%

114

23.1%

1960 TO 1969

27

9.2%

49

9.9%

1940 TO 1959

17

5.8%

28

5.7%

1939 AND EARLIER

37

12.6%

41

8.3%

TOTAL

293

100 %

493

100 %

SOURCE: 2000 Census, ESRI
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HOUSING UNITS BY STRUCTURE TYPE - 2000 CENSUS

EUREKA EUREKA COUNTY

UNITS NUM % NUM %
1-UNIT, DETACHED 222 35.6% 334 32.6%
1-UNIT, ATTACHED 18 2.9% 20 2.0%
2 TO 4 UNITS 34 5.4% 34 3.3%
5TO 19 UNITS 1 0.2% 3 0.3%
20 UNITS OR MORE 0 0.0% 0 0.0%
MOBILE HOME 328 52.6% 599 58.4%
BOAT, RV, VAN, ETC 21 3.4% 35 3.4%
TOTAL 624 100 % 1,025 100 %

GROSS RENT PAID - 2000 CENSUS
EUREKA EUREKA COUNTY

GROSS RENT NUM % NUM %
LESS THAN $200 15 12.8% 21 13.0%
$200 - $299 7 6.0% 8 4.9%
$300 - $399 28 23.9% 39 24.1%
$400 - $499 21 17.9% 21 13.0%
$500 - $599 14 12.0% 15 9.3%
$600 - $699 4 3.4% 6 3.7%
$700 - $799 0 0.0% 0 0.0%
$800 - $899 0 0.0% 0 0.0%
$900 - $999 0 0.0% 0 0.0%
$1,000 - $1,249 0 0.0% 0 0.0%
$1,250 - $1,499 0 0.0% 0 0.0%
$1,500 - $1,999 0 0.0% 0 0.0%
$2,000 + 0 0.0% 0 0.0%
NO CASH RENT 28 23.9% 52 32.1%
TOTAL 117 100 % 162 100 %

MEDIAN GROSS RENT $380 $362

Vogt Santer
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YEAR MOVED INTO RENTER-OCCUPIED HOUSEHOLDS - 2000 CENSUS

YEAR

EUREKA

EUREKA COL

NTY

NUM

%

NUM

%

1999 TO MARCH 2000

28

23.7%

38

22.0%

1995 TO 1998

67

56.8%

93

53.8%

1990 TO 1994

8

6.8%

16

9.2%

1980 TO 1989

10

8.5%

21

12.1%

1970 TO 1979

0

0.0%

0

0.0%

1969 OR EARLIER

5

4.2%

5

2.9%

TOTAL

118

100 %

173

100 %

YEAR MOVED INTO OWNER-OCCUPIED HOUSEHOLDS - 2000 CENSUS

YEAR

EUREKA

EUREKA COL

NTY

NUM

%

NUM

%

1999 TO MARCH 2000

25

8.6%

42

8.5%

1995 TO 1998

88

30.1%

161

32.7%

1990 TO 1994

69

23.6%

117

23.7%

1980 TO 1989

62

21.2%

99

20.1%

1970 TO 1979

33

11.3%

52

10.5%

1969 OR EARLIER

15

5.1%

22

4.5%

TOTAL

292

100 %

493

100 %

SOURCE: 2000 Census, ESRI
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IX. Site Photographs

View of site from the north

View of site from the east

Vogt Santer

Survey Date: IX-1 Insights
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North view from site

East view from site

Vogt Santer

Survey Date: IX-3 Insights




West view from site

Vogt Santer

Survey Date: IX-4 Insights
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View of site from the west alternate entry
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Survey Date: IX-5 Insights




North view from northwest corner

South view from southwest corner
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View of site from the south (second phase)

View of site from the west (second phase)
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South view from site (second phase)

West view from site (second phase)
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Survey Date: IX-8 Insights




X. Qualifications

A. THE COMPANY

Vogt Santer Insights is a real estate research firm established to provide
accurate and insightful market forecasts for a broad range client base. The
principals of the firm, Robert Vogt and Chip Santer, have over 60 years of
combined real estate and market feasibility experience throughout the
United States.

Serving real estate developers, syndicators, lenders, state housing finance
agencies and the U.S. Department of Housing and Urban Development
(HUD), the firm provides market feasibility studies for affordable housing,
market-rate apartments, condominiums, senior housing, student housing and
single-family developments.

B. THE STAFF

Robert Vogt has conducted and reviewed over 5,000 market analyses over
the past 30 years for market-rate and Low-Income Housing Tax Credit
apartments as well as studies for single-family, golf course/residential,
office, retail and elderly housing throughout the United States. Mr. Vogt is
a founding member and the immediate past chairman of the National
Council of Affordable Housing Market Analysts, a group formed to bring
standards and professional practices to market feasibility. He is a frequent
speaker at many real estate and state housing conferences. Mr. Vogt has a
bachelor’s degree in finance, real estate and urban land economics from The
Ohio State University.

Chip Santer has served as President and Chief Executive Officer of local,
state and national entities involved in multifamily and single-family housing
development, syndication, regulation and brokerage in both the for profit
and not-for-profit sectors. As president and CEO of National Affordable
Housing Trust, Mr. Santer led a turn-around operation affiliated with
National Church Residences, Retirement Housing Foundation and
Volunteers of America that developed and financed more than 3,000 units of
housing throughout the United States with corporate and private funds,
including a public fund with 1,100 investors. He was a former
Superintendent and CEO of the Ohio Real Estate Commission, and serves
on several boards and commissions.  Mr. Santer is as graduate of Ohio
University.
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Brian Gault has conducted fieldwork and analyzed real estate markets for
10 years in more than 40 states. In this time, Mr. Gault has conducted a
broad range of studies, including Low-Income Housing Tax Credit
apartments, luxury market-rate apartments, comprehensive community
housing assessment, HOPE VI redevelopment, student housing analysis,
condominium and/or single-family home communities, mixed-use
developments, lodging, retail and commercial space. Mr. Gault has a
bachelor’s degree in public relations from the E.W. Scripps School of
Journalism, Ohio University.

Nancy Patzer has more than 15 years of experience in community
development research, including securing grant financing for a variety
of local governments and organizations and providing planning direction
and motivation through research for United Way of Central Ohio and the
City of Columbus. As a project director for Vogt Santer Insights Ms. Patzer
has conducted market studies in the areas of housing, senior residential care,
retail/commercial, comprehensive planning and redevelopment strategies,
among others. Ms. Patzer has extensive experience working with a variety
of state finance agencies as well as the U.S. Department of Housing and
Urban Development's Federal Housing Administration. She has attended
the most recent FHA LEAN Program training sessions. She holds a
Bachelor of Science in Journalism from the E.W. Scripps School of
Journalism, Ohio University.

Jim Beery has more than 20 years experience in the real estate market
feasibility profession. He has written market studies for a variety of
development projects, including multifamily apartments (market-rate,
affordable housing, and government-subsidized), residential condominiums,
hotels, office developments, retail centers, recreational facilities,
commercial developments, single-family developments and assisted living
properties for older adults. Other consulting assignments include numerous
community redevelopment and commercial revitalization projects. Recently
he attended the HUD MAP Training for industry partners in Washington
D.C. in October 2009 and received continuing education certification from
the Lender Qualification and Monitoring Division. Mr. Beery has a
bachelor’s degree in Business Administration (Finance major) from The
Ohio State University.
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Jennifer Tristano has been involved in the production of more than 2,000
market feasibility studies during the last several years. During her time as
an editor, Ms. Tristano became well acquainted with the market study
guidelines and requirements of state finance agencies as well as the U.S.
Department of Housing and Urban Development’s various programs. In
addition, Ms. Tristano has researched market conditions for a variety of
project types, including apartments (Tax Credit, subsidized and market-
rate), senior residential care facilities, student housing developments and
condominium communities. Ms. Tristano holds a Bachelor of Science in
Human Ecology from The Ohio State University.

Field Staff — Vogt Santer Insights maintains a field staff of professionals
experienced at collecting critical on-site real estate data. Each member has
been fully trained to evaluate site attributes, area competitors, market trends,
economic characteristics and a wide range of issues impacting the viability
of real estate development.
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