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September 7, 2021

Via Hand Delivery

Dustin T. Miller, Director

State Board of Land Commissioners
Idaho Department of Lands

Real Estate Services Bureau

300 N. 6th Street, Suite 103

PO Box 83720

Boise, ID 83720-0050

Re:  Application for Land Exchange from Trident Holdings, LLC
Request for Rescission and Contested Case Hearing

Dear Director Miller:

I write on behalf of Trident Holdings, LLC (“Trident”). Trident’s request for land exchange
was denied on August 10, 2021. Trident requests that the State Board of Land Commissioners
rescind that denial, exercise the authority granted to it under Idaho Code § 58-122, and hold a
contested case hearing in order to aid the Board in further consideration of Trident’s requested
exchange.

In support of this request for rescission and contested case hearing, Trident offers several
documents enclosed herewith. These documents chronicle several concerns related to the process
by which Trident’s request for land exchange has been assessed, inaccuracies and peculiarities
within the calculation underlying the denial of Trident’s requested exchange, and recently
uncovered evidence indicating preexisting and sustained bias against Trident’s request by those
within the Department of Lands tasked with its assessment.

Please note that Trident’s interpretation of applicable statutes and regulations concludes
that the denial of its requested land exchange is a final agency action subject to judicial review.
Trident was therefore compelled by the rapid approach of statutory deadlines despite contrary
preference to file a petition for judicial review in order to preserve all available rights and remedies.
However, Trident will seek to stay judicial review during the pendency of your consideration of
this request and ongoing informal efforts toward mutually agreeable resolution.

Thank you, in advance, for your consideration.
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Dustin T. Miller
September 7, 2021
Page 2

Sipeerely,

.

Nicholas A. Warden

enc: Ex. 1 - Letter from Trident in Response to Exchange Denial
Ex. 2 - Public Comment from Joshua Purkiss Advocating Against Public Land Exchange
Ex. 3 - Joshua Purkiss Idaho Rivers United Membership
Ex. 4 - Letter from Idaho Rivers United Advocating Against Trident Exchange
Ex. 5 - Joshua Purkiss Land Appreciation Spreadsheet
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EXHIBIT 1

September 7, 2021

Trident, LLC Request for Rescission
and Contested Case Hearing




August 13,2021

The Honorable Brad Little
Governor of Idaho

700 W. Jefferson St.

Ste 228

Boise, ID 83720

Re: Preserve McCall Land Exchange Application

Dear Governor Little,

This letter, also sent by separate address to each of your fellow Land Commissioners, is
in response to the August 10, 2021, letter from Bill Haagenson to Alec Williams rejecting
Trident Holdings LLC’s “Preserve McCall” application for a land exchange surrounding Payette
Lake in Valley County. Enclosed is a copy of that letter along with comments regarding its
contents and the flawed data it includes. Preserve McCall has concerns regarding the Idaho
Department of Lands’ (“IDL”) refusal to process Preserve McCall’s application and, without
exception, we disagree with the misled reasons that IDL staff gave for the dereliction of their
duty as well as the bizarre factual assertions IDL’s letter contains regarding the Preserve McCall
proposal.

Specifically, we request you address the unexplainable 915% increase in IDL’s estimated
land value—from roughly $40 million in March to between $366 million and $488 million
now—by inquiring about IDL’s value assertions, examining the process failures outlined below,
and redirecting IDL to commission an independent third-party appraisal and split costs with
applicants.

We are asking for your help to bring transparency and accountability to this process.
Application and Silence

Preserve McCall submitted its application to IDL on February 8, 2021, and immediately
upon submission, requested an audience with IDL staff. Preserve McCall’s request was in
response to a directive by Scott Phillips, IDL’s Policy and Communications Chief, to get in
touch with him immediately following the application’s submission to ensure that all parties
were following its progress and were synchronized in tracking its advance. For weeks following
the application’s submission, Preserve McCall made numerous attempts to schedule further
discussions and received no response from IDL.
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On March 16, 2021, the Idaho State Board of Land Commissioners (the “Land Board”)
resolved to have IDL process land exchange applications and hire third-party experts as
necessary, sharing the cost of these experts with applicants. Since that meeting, IDL has rejected
every opportunity to process Preserve McCall’s application according to its Land Board
mandate.

One Meeting, No Numbers

Finally, on July 7, 2021, IDL staffer Josh Purkiss reached out to Preserve McCall’s legal
counsel to discuss a question Mr. Purkiss had regarding legal descriptions in the schedules
attached to the exchange application. During that discussion, Mr. Purkiss expressed concern that
the valuation proposed by Preserve McCall and IDL’s own internal valuation were off by
multiples. Mr. Purkiss cited values given to IDL by Mark Bottles, the auctioneer seeking to sell
the islands in Payette Lake to private parties. We requested a meeting between IDL staff and
Preserve McCall staff to discuss preliminary work Preserve McCall had performed to obtain
values for the identified parcels, as well as additional raw data that the IDL. may want in its
consideration of the application. IDL staff and Preserve McCall staff held a conference on July
14, 2021. The highlights from that meeting are as follows:

1. In the planning of this conference, IDL staff expressed concern regarding being
seen with associates of Preserve McCall and was wary to meet in person.

2. IDL staff, specifically Jim Elbin, expressed a personal grievance with Preserve
McCall’s overall approach to its application in that Preserve McCall did not first meet with him
in order to learn his opinion of what should become of endowment lands surrounding Payette
Lake. This fact was surprising in light of the fact that Preserve McCall had held numerous
meetings with Ryan Montoya, a staffer who is no longer with IDL, throughout the year prior to
submitting its application.

3. IDL staff asserted that it was not inclined to continue processing Preserve
McCall’s application because of a disparity in value between the endowment lands and the the
timberlands Preserve McCall proposes to exchange. IDL did not have a number for the value it
asserted for the endowment lands, but stated if it did, it would be somewhere between $120
million and $160 million. Despite spending months prior to this conversation on the Payette
Endowment Land Strategy (“PELS”), which concluded in a value very close to what Preserve
McCall set forth in its application, staff now reversed course, stating that the PELS value was
intended for leasing only and not for disposition. This fact directly contradicts months of work
staff did in valuing these lands for disposition according to PELS. Mr. Purkiss supported his
assertions with the fact that Mark Bottles believes various of these parcels, including at least the
islands and Parcel G, actually have values into the tens of millions. Staff also stated that it had no
way to know true value without an appraisal. Mr. Purkiss summarized that the Preserve McCall
application did not pass his smell test, and that his smell test was enough for denying the
application.
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4, Having established that the parties were facing a gap between believed values,
Preserve McCall proposed a second meeting to review information in possession of each party
(comparable sale values from IDL, and a broker’s opinion of value from Preserve McCall), as
well as to discuss the scope of an appraisal to be commissioned by IDL and paid for by Preserve
McCall.

5. It is worth noting that it has since come to our attention that IDL had received its
recommendation from Mason, Bruce & Girard (“MB&G”) prior to our first meeting. Despite that
firm’s making clear that an analysis could not take place without additional specific information
regarding the exchange parcels, all of which Preserve McCall had available, IDL did not request
any of this data. When Preserve McCall offered additional information, IDL staff stated that
additional information was unnecessary to their analysis, or that they somehow already had it.
Confoundingly, it appears IDL did not provide this information to their advisors, in particular
MB&G.

6. Before this meeting ended, the parties scheduled a follow up meeting for the
afternoon of July 20, 2021, at the Hoff Building in Boise. IDL postponed that meeting to an
unnamed future time.

On July 22, 2021, Mr. Purkiss called Preserve McCall’s legal counsel and stated that IDL
would not meet with Preserve McCall to discuss the application until it has completed its
analysis. Mr. Purkiss had no explanation for how IDL would complete its analysis without the
data it said it required, but said that the mandate to no longer meet with Preserve McCall came
from “management.”

IDL, the “Business”

On August 10, 2021, Bill Haagenson sent the enclosed letter to Preserve McCall rejecting
its application. On August 11, 2021, Preserve McCall’s legal counsel had a telephone meeting
with Mr. Purkiss and Mr. Elbin regarding the contents of the letter and Preserve McCall’s
surprise at the values and assertions contained in the letter. Specifically, we pointed out that both
of IDL’s third-party contractors requested additional information and an appraisal, both of which
Preserve McCall offered to IDL. Instead, the only raw data IDL provided to these consultants
was the information it fabricated on its own. We pointed out that IDL’s comparable sales values
were clearly wildly different from the endowment lands Preserve McCall proposes to exchange.
During this discussion, Mr. Elbin repeated his personal objections to the approach Preserve
McCall had taken to submit its application, stating that Preserve McCall should have sat down
with Mr. Purkiss and Mr. Elbin prior to initiating any discussion with Land Board staff, who,
according to Mr. Elbin, “don’t know our process.” Mr. Elbin represented that Land Board
members, through their staff, had each approved IDL’s rejection of Preserve McCall’s
application and IDL’s $366 million to $488 million valuation of the Payette area lands, stating,
“It has been fully vetted throughout IDL leadership, land board staff, and land board members.”
Clearly, this action would require a duly-noticed meeting of the Land Board and cannot be made
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on the fly. Mr. Elbin then denied that the Land Board had directed IDL to work with Preserve
McCall on hiring third-party experts and stated that the Preserve McCall application was
“shoved down our throat.” Despite the clear language of the Land Board’s motion, staff stated
that the Land Board’s instruction simply was not their process, and that IDL was not obliged to
proceed as the Land Board directed. Instead, staff asserted that IDL is really a business and must
be run as one. Mr. Purkiss pointed out specifically that he did not like the public scrutiny that this
process had brought to IDL’s work, and also did not appreciate the political nature of the
application process.

Request for Appraisal

In summary, I ask that you read our comments to IDL’s letter closely. Please take note of
the odd mathematical contortions IDL endures to justify its political decision. Preserve McCall
still seeks to pay for an appraisal of the Payette endowment lands, but in the interest of
transparency and fairness, this appraisal must be commissioned by IDL.

We invite the Land Board and IDL to participate in this process in order to establish a
reliable baseline of value for these parcels. We hope you will rescind this letter from IDL and
address these issues with IDL staff at the August Land Board meeting. We would be more than
happy to present at that time if that is your request. Preserve McCall looks forward to discussing
where this process fell short and how to best address the many challenges facing the Land Board
and residents of Valley County in the management and disposition of these lands.

We are eager to get back on track with our efforts to maximize endowment returns,
address the area’s need for local housing, and create Idaho’s largest park.

Sincerely,

e O iamnes—

Alec Williams

Cc: Mr. Zach Hauge, Chief of Staff
Ms. Bobbi-Jo Meuleman, Deputy Chief of Staff and Director of Intergovernmental Affairs
Mr. Brady Hall, General Counsel to the Governor
Mr. Sam Eaton, Director of Policy, Assistant Legal Counsel
Mr. Nate Fisher, Jr., Special Assistant, Intergovernmental Affairs
Mr. Dustin Miller, Director, Idaho Department of Lands
Mr. Scott Phillips, Policy and Communication Chief, Idaho Department of Lands

Enclosure: Letter from Bill Haagenson to Alec Williams dated August 10, 2021, with proponent’s comments
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STATE DOARD OF LAND COMMISS{ONERS
Brad Litte. Governor
Lawarence E. Denney, Secretaiy of Stale
Lawrence G Wasden, Attomey General PM: Waare anaware how ITL came to

TRUST LAND MANAGEMENT DIVISION
REAL LATATE BEAVMCLS NUSTAY
300 M. 6t Street, Suite 103

POBOXBIT20 BrandonID_Wool SISieRConiieg this value of 21,378 acres. Preserve McCall's application

Boise, ID 83720 0050 DUSTINT MILLER, DIRECTOR Shert Ybarra Sup'l of Public Insiruction _contalns 20,250,079 acres of endowment lands

e G G B PM: IDLs valua sstimates are wrong for a vary simple, but
avoldable reason, They used Infrastructure-served comps,
then multipllad those high per acre values by the total
21,000 bare land acreage. One can valldate this Is trus by

Augusl 10, 2021 the asking: what are the development costs IDL assumes
will create this $488m of gross land value? No development

Mr. Alec Williams 802 W. Bannack SLSte. 207 Coitrare shoun inthis letter.

Boise, ID 83702 For relevant context on [DL’s $488m valuation: Park City
plus Tha Canyons resorts comblned sold for $487m In 2014,

N " N had sl
. Pr . o N W

Re:  Trident Holdings LLC Proposed land oar Mr. Williams: Invested significant capltal Inta thelrland and businesses.
{DLIs assuming in Valley County that those development

On February 8, 2021lhe Idaho Department of Lands ("|DL") received Trident Holdings LL.C's ("Trident"} i for a land i costs have already been paid to provide the types of

wilh approximalely 21,378 acres of state endowment land (Endowment land} loceled around Payelte lake in Valley County, Idaho, Trident roadlng, Infrastructure, and services {which exlst for their

proposed (o trade 21,248 acres of limberland located in four different counlies (“Proponent's | and " ) for lhe EndowmeniLend comps) across all 21,000 Payette acres. That's obviously not
reality.

IDL slaff has reviewed lhe prop and rejecling lhe lication based on ing faclors: PM: How was IDL able to verlfy the appreciation on the

1. Even afler assigning higher market value to lhe Proponent's land than the comparable transactions juslify, the market value of the proponents lands without knowlng what's on them?

Refusing stand level inventory Infarmation offered by the

Endowmenl |and far exceeds lhe value of Lhe Proponent’s land proponent makes this assertion Impossible

2 The Endowment Land is appreclating al a rale Ihat exceeds Lhe appracialion of the proponenls' land, more than offselling any polential
revenue gains from the exchange. growth in McCall, capturing Just tha COVID rise and nane of
3 The exchange would not block up endowment ownership; inslead, it would likely increase managament cosl and complexity. the historical McCall growth rates longer term, for existing
4 The exchange would nol significanlly improve access lo endowment lands; in the case of someaof the proponent's parcels, the cost of neighborhood properties {not larger acreage listings) and
access would likely increase assumes those new high growth rates will continue in
5 Third-party advisors do nol supporl proceeding with [he potenlial exchange perpetuity. That Is, to say the least, not Industry practice.

On the Payette side, IDL used three years of residential

Tohel, the scaleof Inusing these
appraclation rates, when appliled to IDL's own estimated
land values, here is a breakdown of how long it will take
IDL’s gross bare land valua estimate for Paywite Lo surpass

Based on the dala provided, | concur wilh IDL's recommendalion, and 1DL is denying your request for aland exchange

Respectiully, Haho's of 574.08 bl i
rates:
2 R yor—
ﬁ Yeara untll
Bill Haagensen Payette
Depuly Director of the Deparimenl of lands oL
1DL's surpssses
IDL's gross land  |appreciation |ldaha's
value estimates  lrates 3748 GDP
Sent Carlifiod Mail - Return Receipl Requasted - 7016 1370 0000 2329 2959 ::::1 ::’:L:J’ m 3?"’: i‘::
3 AER 458.R00.00 138 A1
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$ 366, 344, 100.00 28% 11.5
3 366,344, 100 0 4% M7
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PM: The very purpose for proposing dozens of different
parcels In North idaho adjacent to existing endowment
timberlands was to block up those already disparate
endowment parcals that already have high management
costs and complexity, but also higher timbar revenues
This is not a new characteristic created by this exchange
that would afflict the endowment, but rather an existing
problem {unmentioned in this letter from IDL) that our
exchanges help mitigate. Referring to these new
disparate parcels as “increasing management costs” Is
untrue. Managemaent costs are higher across disparate
propertles, but that's not a characteristic this exchange
craates, but rather Improves

One way to prove this would be to show what the cost
estimates on each side for the exchange really are. Why are
s nairnbar shenwm on what thine management costs are.
for elther side of the exchange’s parcels?

61% of proposed timberland parcels are adjacent ta
endowment lands

PM: Analyzing ad|acency (what [DL parformed here) Is not
the same as improving legal or physical access to existing
Lateds. W& h terad ta share legal
wodeament patcels with DL, we have been told that
information i unnecszzary.

Does not Identlfy which parcals would increase access costs.
We are unaware of these increases.

PM: The third-party advisors said they were unable to
make without full

That Information was offered by the propanent, and
rejected by IDL. Third-party advisors DO recommend,
however, conducting an Independent third-party
appraisal. Nelther third party advisor validated, nor
mentioned In their letters, the $366-488m land values
suggested by 1DL. Why not?




DIRECTOR’S OFFICE STATE BOARD OF LAND COMMISSIONERS

300 N 6th Street Suite 103 Brad Little, Govemor
PO Box 83720 Lawerence E. Denney, Secretary of State
Boise ID 83720-0050 Lawrence G. Wasden, Attorney General

Phone (208) 334-0200 Brandon D Woolf, State Controfler
Fax (208) 334-5342 DUSTIN T. MILLER, DIRECTOR Sherri Ybarra, Sup’t of Public instruction
EQuAL OPPORTUNITY EMPLOYER

MEMORANDUM

TO: Dustin Miller, Director of the Department of Lands FROM: Joshua Purkiss, Real Estate Services
Bureau Chief DATE:  July 28, 2021

SUBJECT: Trident Land Exchange Review and Recommendation

Summary

The Idaho Department of Lands {“IDL") received an application for a land exchange from Trident Holdings LLC {“Trident”) dated February 8,
2021, in which Trident proposes to exchange +21,378 acres ofend land {“End Land”) for £21,241 acres of privately-owned
timberland. This memo responds to the application and summarizes the analysis d, including the following: a study of the fee simple
market value, revenue produced off the land, fldatlon of state end land, ial long-term appreciation, creating access, and
third-party analyses,

IDL's Real Estate Services (“RES”) Bureau recommends rejection of the proposed exchange based onfactors identified during this review:

1. Even after assigning higher value to the land Trident Is proposing to exchange to the State (“Proponent’s Land”) than the
comparable transactions justify, the value of the Endowmentland far exceeds the value of the Proponent’s Land.

2. The Endowment Land is appreciating at a rate that exceeds the appreclation of the Proponent’sLand, more than offsetting any
potential revenue gains from the exchange.

3, The exchange would not block up endowment ownership; instead it would likely i cost and ¢

4. The exchange would not significantly improve access to endowment lands; in the case of someof the Trident parcels, the cost of access
would likely increase,

5. Third-party advisors do not support pr ding with the ial exct

Analysis
Market Value; The Real Estate Services Bureau has arrived at an esti d value for the End: and (Table 1) as well as the Proponent’s PML PM offared pismecout times to
Land; however, there was not a formal appraisal on elther property, This analysis values the endowment land at $366,344,100 and the pay for an appralsal, and Indeed has In hand a broker’s

Proponent’s Land at opinlon of value, which IDL never requested.

$74,343,500. With this in mind, the methods used to arrlve at the estimated values were consetvatlve when valuing the Endowment Land and
generous when valuing the Prop ’s Land les of thisinclude attributing an average discount of twenty-flve percent (25%) to the PM: Why Is the Department using “gsnerous” and
Endowment Land for “conservatlve” methods of valuatlon?

Thay should use falr, econamlcally sounds assumptions an
both sida of the valuation. ]
PM: Why (s developer’s profit considered In bare land

Working Lands Trustad Sawards® value? A piofit would only be possible after significant
capltal win imeeited to bring Infrastructure to tha land, No

profit can be considered If required costs are not
considered.




developer’s profit that would be associated with a transaction of this size, and crediting the proponent’sown estimated value of thelr land with
an additional thirty-five milllon dollars ($35mll) based on the comparable sales. IDL’s estimate of the Proponent’s Land is one hundred eight-
nine percent {189%) of the value estimated by Trident.

IF the potentlal exchange were to proceed, IDL would not expect that to be the final value of the Proponent’s Land. IDL used this generous
approach to valuation to ensure that Trident’s application wasgiven falr conslderation, In addition, the RES Bureau’s analysis was reviewed by
CenturyPacific LLC to verlfy the RES Bureau's approach for establishing land values on a large scale.

Tier Maps: (Attachment 1) Both Payette Lake and the City of McCall are the primary drivers for di recreation or ial use as the
hlghest and best uses of the End Land. Each ic tier on the tier maps represents market behavlor based upon economies of scale
and purchasing power. The lands proposed for exchange include +21,378 acres of Endowment Land in andaround Payette Lake and McCall and
421,241 acres of timberland In Benewah, Clearwater, Latah, and Shoshone countles.!

Market Conditions: (Attachment 2) Research from 2016-2020 Payette Lake Sales Catalogs, average upland land values from 2013-2020, direct
sale/resale activities, MLS, information obtained from other real estate professionals, and data from the Valley County Assessor’s Office were
used to analyze the McCall market conditions, Currently, Valley County is experiencing eleven percent (11%) to thirteen percent (13%) per
annum appreciation overall, while the McCall land neighborhood area is experiencingsubstantially higher appreciation of twenty-four percent
(24%) to twenty-elght percent (28%) per year.

Analysis Summary: (Attachment 3) Seventy-four {74) recent, nearby closed sales were used to bracket each tier by lake frontage {calculated by
Front Foot} and upland areas {calculated by acreage} ranging from one (1) acre up to two thousand two hundred {2,200) acres, The mean and
median were calculatedfor each tier or band. For each tier, primary weight was given to the median, as the median Is less affected by outllers
and skewed data. For these reasons, it makes it a better option than the mean as a measure of central tendency.

Proponent’s Timberlands: For the central/northern Idaho timberlands, IDL used thirty-three (33) closed sales ranging from ten (10} to one

thousand six hundred {1,600) acres In size from Benewah, Clearwater,Latah, Idaho, Lewis, Kootenai, and Shoshone counties. The mean and

median were calculated, and primary weight was given to the high-end {(above central tendency) as a cautious and fair approach to the
Additionally, the developer's profit was not attributed to the unpurchased Proponent’s timberlands, which also favors the proponent.

per's Profit: Developer’s profit was esti d at t ty-five percent (25%) glven the uncertainties of this large-scale proposal and was
discounted from the estimated total price because ofanticipated future holding costs, and risk

1 The land proposed for exchange Is not currently owned by Trident, and the application did not Include a copy ofany options to purchase or other evidence of
Trident’s abillty to acquire the land.

N 8f tha additianal 535 million
based upon comparable sales, then it is nat “additional,”
but actual.

ML Flesse alahovate onihi,

Why Is tt assumed that this valuation is not true market
value?

Should the same assumptlon not be applied to the estimate
of the Payette lands?

PM: Blased language

PM: IFIDL does not expect

comparable sales to reflect the actual value of tha land in a
transaction, then why does It use them to price the land for
a transaction?

PM: Thatl d t take Int unt

terrain, distance frominfrastructure, etc, The tlers are
solely based on distance from the lake. In this case, a parcel
amile up @ hill near North Beach gets the same valuatlon as
a parcel next to the alrport.

PM: Annual appreclation is affected by pauctty of supply,
which s controflad by IDL

PM: This represents the 2020/21 surge,

This is a natlonal trend fueled by record low Interest rates
and COVID demand for recreatlon-based praparty. This Is
not a sustalnable rate of growth and should be normalized
over a longer perlod of time, as IDL has not dona here.

PM: Welghted average would betha correct method ta
determine value.

PM: Thisls ifthed: does not

reflact the subject that it Is meant to represent.

PM: Why would a developer’s profit be considered on

Timberland?

PM: This is completely meaningless. The 25% profit does
ki it in roading,

Infrastructure, utilitles, costs to subdivide, etc. that would

need to be incurred in order to reallze any value from sales.

Whare & 10L's sstimate of thone costs? That b anstical 1o
valulng pre-Infrastructure bare land, and provided
mowhare In thia documaent.

PM: How does this Impact the ability to value the land?

Why has DL al: not these
materials, instead Inslsting when offered that they have
everything they need to evaluate this exchange.




Table 1: Estimated Land Value

Tier Unit
. T Estammtod Eslimaled Developer's Eslimated
e s UniLSZeS yvan  Gross Value Risk Current Value
esl Use
B Average fontfoollols 11,750 $12,000  $141,000,000  25% $105,750,000
MIN $9,262
AVG $13,248
MEDIAN $12,407
MAX $17,412
LargeFFlols &lslands 15,384 $1,700  $26,152,800 25% $19,614,600
Mg $982
AVG $1,782
MEDIAN 51,724 Acrey
WA 20410 pARIL]
T
THar 2 | 1-d99acrelols 1,766 $72,000  $127,152,000 25% $95,364,000
MIN $10,185
AVG $72,124
MEDIAN $72,314
BEAX $109.007
- 5-39.99 acre lols 1,743 $20,000  $34,260,000 25% $25,695,000
[ $7.882
AVG $22,180
MEDIAN $20,213
AR | N
A+ 2,000 mio
Tiard Teied Tols. 17,766 $9,000  $159,894,000 25% $119,920,500
L) $1,048
AVG $12,286
MEDIAN $9,108
MAX $30.085
Tolal S4ai, 458,600 100
Lariga Tambser Tracls 0]
- Haaho 21,241 $3,500  $74,343,500 0% $74,343,500
MIN $532
AVG $2,452
MEDIAN $2,324
‘h-lll l-}_"ll Aty
Toll 21,241 $74, 343,500 574,343,500

* Assuming all bols are sold and all approvals are in place.

Revenue and Appreclation: The RES Bureau worked with IDL's Payette Lakes Supervisory Area office toproduce an estimated annual revenue
report and compared that to the average revenue per acre produced on endowment land in the IDL area offices that would absorb the
Proponent’s Land into theirmanagement, in addition, IDL applied an annual appreciation of six percent (6%) based on the 2021 Appreciation
Study (“Study”) completed by IDL's Certified General Appraiser {“CGA"), Kevin Graham. Inthe Study, land within proximity of Payette Lake has an
annual appreciation of twenty-four percent (24%) to twenty-eight percent {28%) since 2013, Valley County shows eleven percent (11%) to

thirteen

PM: Please clarify unit metrle, It jumps from feet tosq
feettoacres.

PM: 1f this unit metrlc is linear feet this represents 2.2
miles. That suggests that the majority of this lakefront
valuation cancerns propeities discussed in the following
comment.

PM: A large portlon of this 2.2 miles Is the county road on
the Northeast quadrant of the lake. This land is without a
doubt undevelopabls If the road does not get moved. The
costs associated with moving the road has not been
factored In. {f the future owner of the land cannot move
the road, they would need to put a home up onto the
granite cliff and would not have direct waterfrontage, and
thus should not be valued as direct waterfront as it is now.

Highlighted area of concern bordered yellow, shawn alia
birkiw.

The other large portian of this Is the land to the east of
Warren Wagon Road (west side of the lake). Again, the land
here Is not developable and Is unusable for a private land
owner. There is no feaslble way to move this road, to unlock
shorellne, Both these stretches of Jand should be valued
differently than home sales with private, groomad beaches
(as It currently Is belng)

These are stralghtforward mistakes, but togathar they add
$105m to IDL's estimated land value.

PM: The min/max difference s a staggering $160,622 per

acre which indicates that 1) the comps do nat Justly reflect

the entiraty of the land that it is being applled to or 2) the

land it is being applled to should be further broken down
 into more spacific tiers

PM: The min/max difference is a staggering $35,827 per

acre which Indicates that 1) the comps do not justly reflect
the entirety of the land that it Is being applled to or 2) the
land It s belng applied to should be further broken down

into more specific tiers.

PM: The min/max difference Is a staggering $34,937 per

were which Widicates that 1) the comps da ot jusily reflea
the antirety of tha land that it it being appliad to ar 7} tha
Land it I belng applied to should be further broken down

into more specific tlers

PM: If the weighted average is used with the same data
set {which is incorrect) the total value is
$296,600,491

This value Is overinflated by $69,743,609 because Lhe
median was used incorrectly, Instead of a weighted average.
PM: Please elaborate, There is time and capital required

to be invested to obtaln all approvals, and to service & plat
sellable lats



percent (13%) appreciation aver the same period. To remaln i y conservatlve In the IDL used efeven percent {11%). However,
IDL used eleven percent (11%) and six percent {6%) to analyzethe sensitivity of the model at varlous percentages of appreclation

The timberland in north and central Idaho has historically appreciated at a rate simliar to the national inflation rate. For this model, the IDL used
both six percent (6%) and eleven percent {11%) appreciationto be aggressive In adding value to the Proponent’s Land.

In order to estimate the net gain or foss to the endowments, the RES Bureau i the ial appreciatlon in value for both the
praponent and endowment land at 6% and 11% over ten years (Table4). The additional revenue generated on the proponent’s land (Table 3}
was then combined with the estimated appreciation of proponent’s land.

A summary of the End Land Esti d Gross
Income B Appreclation (Table 4) follow:

(Table 2), Pr t's Land Esti 0S5 {Table 3}, and Potential

Table 2: End Land Esti d Gross R

Payette Lands Annual Revenue

Asset Actlvity Enclowment Acres ‘Annual Revenue  RentperAc
Communication PS5 025 510, 227,00 550,908, 00
Recreation Mixed 1,105.00 $1,000.00] $0.90
Recreation Mixed 625,00 $9,000.00]
Recreation Mixed $600.00
Recreation ‘Mixed 52,500.00)
Recreation Mixed 19.85 1,000.00)  $50.38°
:Grazing Mixed 1,750.04)
iGrazing 3,258.00 $742.31 $0.23Z
Mineral Mixed $7,500.00
Mineral $20,100,00
Timber Harvest
\Primary base 13,000,00 5715,000.00] $55.00
2nd Base B,000.00 5000 § -
TOTAL $779,419.31

- That Is not Industry practice,

"M To be cheas, this yiatement means tha foliowing. 106
belleves it Is “conservative” to adopt a higher long-term
appreciation rate for its Payette bare lands than tha S&P 500
Index has achievad over Its entira 95-year history (10%).

PM: Why are axpensas not factored In? The Land Board
directed IDL In 2014 to provida area-level profitabllity
metrles thet shared expense figures. Excluding those
expense figuray, ot knowing prafit, and caing only
fevanv, i not bett practics.

Can the market bear 4% of tha new market value?

|Fthe market is priced out, the new, actual revenue will be
far fower. Has that assessmant been performed?

Why did revenue change from PELS?



Table 3: Pre ‘s Land Estii d Gross

Proponent's Land Revenue Proposed for LEX

Adget Activity Acres Annual Revonue  Rent per Ac
Timbrer Harvest 1,241.00; 52.178,689.37 310057
TOTAL 52,178,689.37

Expected Gross Revenue Increase

Asset Acres Annual Revenue

Endowmant Land Revenun 71376.00 ET75,418 31
Trident Revenue 21,241.00 $2,178,689,37
Gross Income Benefit for the Endowment $1,399,270.06

Table 4: Summary of Potential Income and Appreciation

6% Appreciation of Lands with Additional Revenue

Asset Acres Totals

10 Veur Appreciation of Endewment Land st 6% 21,378.00 237,254 300.96
10 Year Appreclation of Trident Land at 6% 21,241,00 559,313,577.24:
10 Years of Trldent AddItional Revenue $15,628,049.10
Loss to Endowment* $162,312,682.63

11% Appreciation of Lands with Additional Revenue

Asset Acres Totals

110 Year Appreclation of Endowment Land at 11% 21,378.00 $551,826,295.82
10 Year Appreclation of Trident Land at 11% 21,241.00 $137,956,573.96
10 Years of Trident AddItlonal Revenue $15,628,049.10
‘Loss to Endowment* $398,241,672.77

*Deducting the proponent's ten years of appreciation and gross income benefit from the ten years ofendowment appreciation reveals a loss to the

endowment if exchange Is completed,

Consolidatlon of Endowment Lands: The RES Bureau worked with IDL’s GIS team to review the potentialof the proposed exchange for blocking
additionai lands with existing endowment lands, The analysis concluded that only 9,450 acres of the proposed 21,241 acres have a common

boundary with existing endowment timberlands.

The McCall area land Is almost entirely blocked up, except for small portions like the Islands, etc. The Proponent’s Land proposed for exchange
offers little in the way of blocking up existing endowment timberlands. In short, the result of this exchange would be a net loss of almost 12,000

acres of blocked-up endowment land.

PM: This analysls does not factor In any portfolio level
benefits such as Increasing allowable cut, legal and physical
access, reduced haul times, or reallocation of land bank
funds toward higher returning EFIB investments, etc.
Where Is that analysis? These Migures, along with all
ralevant assumptlons wera provided by Trident in
Howmiber of 2000, Whetw is 10U sitimates of thote same
components of economic valus?

PM: How has IDL valued proponents timberland revenua
without ravlew of the Inventory and stocked areas?

Tridant provided to IDL in July 2021 year 1 endowment net
cash of $6.43m, and average annualized net cash over the
project total of 52 89m using the actual proponent land
data which IDL still lacks, and has turned down when
offerad.

PM: An artiflcially high basis as a
starting point obvlously Inflates these numbers into the
luture.

PM: “Loss” Is a misnomer. Even

under DL's conclusions, the Endowment does not lose
money,

PM: PM estimates that 61% of tts

proposed timberlands are adfacent to existing endowment
lands.

PM: “Entirely blocked up” Is meaningless where these
parcals make vary little revenua and pose a fire risk to the
surrounding community.

PM: Yes, the McCall area lands are blacked up, The assat
s already unprofitable, but the fact that it Is blocked up
doesn't turn it proftable.

IDL recognizes that roughly half of the proponents lands are
adjacant to existing endowment landholdings. Yet, mere
adjacency Is not the method of determining legal and
physical access unlocked by this exchanga,

That analysls was provided to IDL in July 2021 Where is
IDLs varsion of the same analysis?



In additlon, approximately 7,000 acres of the Proponent’s Land are In a remote drainage (St. Joe) that would create a burden on the local area
office to manage. Exchanging Into this land makes no financialsense in the context of reducing management expenses and Increasing overall
efficlency.

Improving Access: The RES Bureau reviewed the Proponent’s Land for additional access created by theexchange. There is no recognized net
benefit of access to the endowments. In fact, the land in the St. loe dralnage would create additional cooperative road cost-share liabilities for the
endowments with the United States Forest Service and private industrial landowners.

Third-Party Revlew: The final part of the RES Bureau’s analysls involved ind dent third-party r by the Land Board's Timberland Advisor,
Mason Bruce and Girard (“MB&G”), and the Land Board’s Commercial Real Estate Advisor, CenturyPacific LLLP.

Roger Lord, a CGA with MB&G, completed a review of Trident’s proposal as presented to IDL {Attachment 4) with a scope of evaluating
based on blocking up, improving access, and Increasingrevenue. His concluslon and rationale are as follows:

“| recommend that the State of [daho not pursue the proposed land exchange” and “In my opinion,there are better strategies for
addressing issues surrounding the Payette Lake endowment lands that would provide a significantly more net benefit to the endowment
than the proposed exchange.”

1. Theland proposed is less desirable and p lly worth less than the endowment land,
2. The exchange would fareclose on future leasing opportunities for the endowments.
3. The exchange would further fragment, not create larger blocks of endowment land

CenturyPacific LLLP’s principal, Michae! Finch, completed a final review {Attachment 5} of the application and the analysis completed by the
RES Bureau, The scope that was provided to CenturyPacific LLLP varied from the MB&G's because the RES Bureau sought an analytical review of
theanalysis compiled by IDL as well as a review of the application. Michael Finch concluded “,..CenturyPacific does not support pursuing the
proposed exchange.” His oplnlan was informed by thefollowing:

1. Trident does not provide evidence of the abllity to acquire the land they are proposing in theexchange.

2. The Department’s “rough order of itude value of the End. Property proposed for exch property sale data
from closed, competitive sales..Based on the analysis provided, the data suggest the value of the Endowment Property is in excess of
$300,000,000- an order of magnitude value equal to four times the estimated appraximate value of the TridentProperty.”

3, McCall-area real estate market is set to appreciate faster than the Trident Property.

4. The resources and complexities of a land exchange this large would require significant resourcesfrom IDL and the Attorney General's
offices.

PM: What s the estimated cost difference between
managlng these particular 7,000 acres that IDL cltes as
burdensome, versus the cost of malntalning the
~21,000 Payetie acres?

Why Is that Payette cost still left out of this analysis?

We offerad ta provide IDL in July 2021 an analysis of mill
distance bred mil pricing conpetElveness of thee St Joes
lands, along with a comparison of those same metrics for
the Payetta area lands. We stlll have that data. It shows how
1DL eamns more stumpage fram fs St. Joe lands than from
the Paystte area lands. Why did IDL selactively note one
aspact but not the other?

What burden s created that IDL daes not already endure?

PM: When IDL Is open to receiving the relevant access
Information, rather than just looking at adjacency on a map,
wa are eager to provide that Information

PM: This analysls was based on these
factors, but never based upon value, since IDL never
analyzed value

PM: They drew this conclusian, In thelr own statements,
according to the valuation work performed by IDL. Henca
qualiflers Jlke “potentially” that explaln why MB&G Is
uncomfortable restating IDL’s $366-488m valuatton.

What is MBRiG's assessmant of the Payetta value?

How much less? MBRG never had a rellable valua

PM: s IDL proposing to simllarly Increase lease rates in
the McCall area by 915% as well? This analysis

was based on these factors, but never based upon value,
since IDL never analyzed value

PM: Which leasing opportunities
does this proposal foreclose?

PM: The exchange dellberately comblnes exlsting North
\daho fragmentation, by design.

AL Mot @ legitimate reavon for & negetie
recommendation. Unfortunately, that same evidence was
rejected by IDL as unnecessary. Finch only reviewed IDL's
already flawed data, Garbage In, garbage out.

PM: This Is the IDL citing Michael Finch citing IDL. This is
what Is commonly known as a circular reference, Why did
Michael Finch not feel comfortable providing his own value
assessment?

s largescals timbar acreages not ana of Mr. Finch's areas of
expertise?

PM: Wit apprecistion rate does I0L suggeit Mr. Finch
using? Or is ha again reatating that IDL’s numbers are
higher.

PM: What are these estimated costs? The resources
icbanified mxist for this very purpose



Recommendation

The RES Bureau recommends denial of the Trident Holdings, LLC land exchange application based on thefacts presented In this memorandum.

Attachments

1. Tier Maps

2, Market Condition Analysis
3. Comparable Sales

4, MBEG Review

5, CenturyPacific LLLP Review

CC/EC: Jim Elbin ~Trust Land Division AdministratorBill Haagenson — Deputy Director
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Josh,

As req d, | have d IDL Mass A i 2016-2020 Payette Lake Sales Calalogs, average appralsed upland land values
from 2013-2020, direct salefresale actlvilles, and data fromthe Valley County Assessor's Office to delermine the McCall market

condillons. After looking Intothls further, it seems the hislorical data, which predales the 2008-2009 great recession is unrellableand ls
not demonsirated.

Idaho and Boise led the natlon for lhe second year In a row forhome price appreclallon, accordingto the Federal HouslIng Flnance Agency,
for the year ending Sept. 30, 2020. Statewlde, prices rose14.4%. In Bolse, Ihey Jumped 16.4%. Affiusnt refugees from Califomia and
people others who cannow work remolely are all contributing to a boom In house and land sales In the McCall area, Including New
Meadows, Donnelly and Cascade. Sales of homes and lots in 2020 reached levels not seen since the real estate boom of the 2000s,
according 1o local Reallors and sales reports.

The first table has been developed from Valley County Assessar's Office data and other data sets As can be seen, since 2017, the
entire Valley County land appreciallon experienced a sfighl decline In 2018, however, Is showing very sirong growth from about 11%
to 13%.

VALLEY COUNTY LAND APPRECIATION

16.00%

14.00%

12.00%

10.00%

6.00%

4.00%

000%
2016 2017 2018 2019 2020 2021

Average Median = = = Linear {Medan)
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PM: Good reasoning for normalized pricing methods,



The second table below Is presented from dala gathered by Valley County Assassor's Office d: d other d sources and has
been selecled from nelghborhoods located in the areas where IDL lands are. | believe it is important Lo focus on this timeline as il best
represenis lhe specific localion of lhe IDL transition properties and is the mosl cument Informatlon (2013- present). The moving
average trend and currenl land apprecialion shows a current range from 24% to 28% appreclatlon for lhese IDL land classes. IL should

be noted the balance of 2021 is forecasted

IDL NEIGHBORHOOD LAND APPRECIATION FOR McCall

28.00%
24.00%
20.00%
16 00%
12.00%
8 00%
4.00%
000%

-4 0%
Wy R 2021

2013 2014 2015 2016 2017 08

Based upon Lhe Interviews, p ding data, and ion, since 2010 the market has been increasing, 2011-2014 were correclion
years and In 2015 the values came back In line with 2010 at $3 2 billion in inventory. A conclusion can be made lhal the McCall market
area has experlencedprevious slabllizatlon with sharp current market increasas.

Sincerely,

Kevin Graham, CGA-2836

1



Tiar 1: Payette Lakef Sales
Sale Dato of Sale Localion Land Value FF SIFF
1 9/6/2019 2131 East Sido Drive $1,250,000 T1.79 317,414
2 8/1/2019 901 Wagon Whesel Road $1,800,000 157.50 $11,424
3 7/1/2019 2010 Universily Lane $1,092,000 70.00 $15,600)
4 6/28/2019 No. of 2260 Payelle Drive $1,808,750 104.97 $17.231
5  6/28/2019 2260 Payelle Drive $1,400,000 81.01 $17,2683
6  6/21/2019 626 Ruby Slreet $1,305,000 80.00 516,319
7 ©6/14/2019 2168 Payetle Drive $1,243,000 101.87 $12,20])
8  4/15/2019 1504 McCall Avenue $1,100,000 100.00 511,000
9 11/1/2018 1678 Forest Lawn Street $930,000 53.90 $17.254
10 8/7/2018 1838 Warren Wagon Road $935,000 60.00 $15,58
11 5/31/2018 2554 Warren Wagon Road $750,000 60.00 £12,500
12 2/9/2018 1882 Warren Wagon Road $1,890,000 181.02 $10,444
13 6/15/2018 2107 Waler Lily Lane $1,194,000 98.68 $12.100
14 6/15/2018 2109 Water Lily Lane $1,084,000 8514 $12.49]
15 6/15/2018 2244 Payelte Drive $725,000 5803 $12,494
16 10/25/2017 149 E. Lake $1,255,000 135,50 £02
17 9/26/2017 2406 Sharlie Lane $840,000 70.00 $12.
18  9/11/2017 2077 Turkey Lane $610,000 6000 $13.5
19 8/3/2017 1882A Warren Wagon Road $1,475,000 99.00 314,
20  10/19/2016 1926 Warren Wagon Road $1,305,000 105.00 $12,429
21 8/23/2016 1882 Warren Wagon Road $2,775,000 284 00 $9.779
22 8/16/2016 2012 Payette Drive $1,395,000 102.94 $13 .55
23 8/17/2016 2020 Payetie Drive $1,290,000 11373 $11,344
24 8/18/2016 2030 Payslte Drive $672,000 77.00 $11.324
25  B/19/2016 2104 Payelte Drive $1,5670,000 106.00 $14,811
26  5/19/2016 1924 Warren Wagon Road $1,135,000 82.41 $13,774
27 11/17/2016 2060 Warren Wagon Road $1,625,000 118.27 $13,74(]
28  11/15/2015 2029 Plymouth Ct $590,000 49,20 $11,963
29  5/24/2016 1630 E Lake Sl $1,098,000 96.00 $11,434
30 10/28/2015 2365 Norihshore Dr. $1,086,700 100.00 $10.867
3 10/9/2015 2051 Plymouth Ci $905,000 64,97 $13,830
32 9/2/2015 2336 Warren Wagon Road $940,000 60.00 515,867
33 11/16/2015 990 Syringa Way $1,300,000 100,09 $12.98
Minimum $590,000 49.20 59,26,
Maximum  $2,775,000 284.00 $17,41
Mean  $1,234,953 96.61 $13,24
Median  £1,194,000 96.00 512,49

PM: What are the sources of these land values? Does not
tle with the 2021 Valley County Tax Assessors Valuatlons

Thirie sales wip lakiefroot hopve ssles Uhat have bullt
SHLCIUIES o) Fhesn;

EX: #2 —901 Wagon Wheel [s a 5 bed / 4.5 bath home
that sold for $4.6mm. How s the department extracting
land value?




Tier 1: Payelte Lakefront Sales (Larger Lots and Islands)

Salp Data of Salo Locotion Siles Price FF SFF

1 10/25/2018 312 Warren Island Shores, Hope, 10 SES0,000 45204 51,7249

2 8/25/2016  Lots 2 & 3, Warren island, Hope, ID $523,000 198 52,64
3 11/26/2014 NNA Memaloose Island, Hope, ID $4,800,000 4890 5982
Minimum  $523,000 198.0 EEL
Maximum 54,800,000 4890.0 52,641
Mean 52,057,667 1860.3 51,78
Median  5850,000 492,9 51,723
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PM: Welghted Average: $1,106 per FF



Tier 2: Payette Upland Sales (1 - 4.99 acres)

Sale Date of Sale Localion Sales Price l{;::rselz‘; $1Acre Lc;sS;a $ISF
1 V2020 Lot 18 Bitlesroat Courl £ 98,500 134§ 73,507 58370 § 169
2 12/29/2020 TBD Pine Terrace Drive £ 93,000 1.44 § 64,583 62,726 £ 1.48
3 11/8/2019 1426 Veronica Lane 5 95,000 1.49 § 63,956 64,704 5 147
4 4/2/2021 58 Pearson Lana $ 175,000 1.73 $101,156 75359 § 232
5 2/14/2021 TBD Sundance Drive $ 108,900 1.87 § 68,770 81,457 § 1.35
6 10/26/2020 1753 Club Hill Boulevard 5 217,000 196 $110,714 85378 £ 254
7 1/28/2021 13774 Raptor Loop £ 140,000 2.00 $ 70,000 87120 § 161
8 4/28/2021 TBDWhilefield Lane 5 163,000 207 § 76,744 90,169 5 181
9 9/25/2020 69 Sundance Drive 5 164,900 216 $ 76,343 94090 § 175
10 11/12/2020 26 Moonbeam Circle 5 194,900 220 $ 88,591 95832 § 203
1 4/19/2029  TBD Harrington Place 3 235100 235 $100,043 102,366 § 230
12 4/19/2021 TBD Harringlon Place $ 235100 235 $100,043 102,366 § .30
13 9/26/2020 TBD Slocklion Drive § 175,000 242 $ 72,314 105415 § 1.66
14 1/8/2021 TBDRogers Lans § 74,900 249§ 30,080 108464 5 063
15 1/8/2021 TBD Blackhawk Lake Drive & 200,000 253 §$ 79,051 110207 § 1.81
16 7/15/2020 53 Sundance Drive § 144,000 279 § 51,613 121,532 § 118
17 4/29/2021 L14 Blackhawk Lake Drive § 550,000 322 $170807 140263 5 302
18 7117/2020 14106 Penne Lane Road § 119,000 413 § 28,814 179,903 § 066
19 8/26/2019 447 Boydslun St 5§ 48,500 476 $ 10,185 207,436 § 023
20 3/11/2021 25 Smylie Lane § 139,900 516 § 27,112 224770 § 062
21 3/1/2021 1705 Chris Lane 5 301310 518 § 58,172 25641 5 134
Minimum $ 48,500 134 $10,185 §$ 58,370 § 0.23
Maximum § 550,000 518 $170,807 $225641 § 392
Mean § 174,954 265 $72124 §$115408 § 166
Median § 163,000 235 $72314 5102368 $ 166
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PM: Below are afew examples of why most of the comps
provided by IDL over-Inflate Lhe value, These sales are in
infrastructure served subdivislons. The value the
developer created by bringing Infrastructure to the
Nomesite b veflected i O sl price, This cannof be juaky
applled to the upland acreage.

PM: Completely flat, infrastructure site an valley floor, not
a comp for upland bare land atreage

i/ 2lltow.com/) P Ln-
McCall-ID-B3638/243188635_zpid/

PM: Road and Inlrastructure served; In white cloud
subdivision

ps:// ¢ y/1_87_Acres_In_V
alley_County-10655239/

PM: in King Pines Estates,
PM: Duplicate entry?

T'M: Located In Infrastructure-served subdivision

M: Waterfront lot; not comparable for upland acreage

A

PM: Welghted Average: $66,037 per acre



Tier 3: Payette Upland Sales (5 - 39.99 acres)

Suls, Dt of Sl Location Sains Prico ;mmﬁi? Stz L“g,‘?' wsE
T T1/6/2020 13739 Grouse Knoll Place 8 167,600 605 §527.686 263608 § 064
2 32021 13915FarmloMarkelRoad § 330000  7.55 $43708 328,878 § 100
3 B/31/2020 TBD Longview Road $150000 936 §16026 407,722 $ 037
4 121152020 Lol2AshlonRidgePlace  § 299,000 973 $30730 423839 § 071
5 B/26/2019 TBD Crowley Lano $270000 1000 $27.000 435600 § 0.62
6  1/31/2020 TBDPollerLane 160500 1200 §14125 52720 § 032
7 11/12/2020 TBD Silver Fox Spur $ 150000 1903 $7.862 828,047 § 018
8 682020 3731 WestMountainRoad  § 300,000 2082 $14340 911275 § 033
9 9/16/2020 3737WestMountainRoad  § 360,000 2264 $15901 986,138 § 037
10 3/22/2021 2070 BearBasin Road $ 076000 4000 $24400 1742400 § 056

Minimum $ 150,000 6.05 $7882 § 263,538 5§ 0.8
Maximum $976,000 40.00 $43,709 $1,742,400 & 1.00

Mean $317,ZOO 1573 $22,180 $ 685112 & 051
Median $284,500 1100 $20213 $ 479,160 5 0.46

15

PM: Below are afew examples of why the comps
provided by IDL do not accurately reflect the Payette
Upland parcels.

Subdivided sales on the valley floor are not legitimate
comps for granite clff side.
Metinr r -

wetalffTaoune Knoll
PIRACCS W0 AH3A WAL NERD B Rphatot

PM: This property is level, has a well dug,
and seplic approvai:

it vt poontewteit e andhomen
Actullf 1915 fannto Wbt

Rl AACull M) 36 EE WGTIG Y 3 liaphatolt
PM: Located on valley floor; creek running through
property:

Mt/ puww eytately F-inhdis
ridge-place

PM: Located next te exlsting homes, Paved road access:
Sty 'y 10 iy

Wty ouedy At 10N TR

PM: Located on valley floar:
sttpafwwes sl ately fu fofiled poskted bane |

PM: Lacated on valley flcor.

1"M: Located on valley floor.
Rt oo dapda ey coay
popmtyfPd 1 Ao ja Valiey Coutidy 10531052
PM: Direct access Lo bear basin, electric served:
ps:f/ 1eallor,com/
detail/2070-
(e rin RN Call 1D 3638 ATAT RO
PM: Welghted Average: $20,168 per acre.




Tler 4: Payette Upland Sales (40 - 2,000 acres)

Sale Date of Sale Localion Sales Price LoliSize $/hcre Fol Size $/SF
(Acres) (SF)

1 4/30/2021  Stockton C1-1800  $ 3.270,000 91 5 35085 3958297 § 083
2 6/14/2019  Paddy Flat Road $ 3,420,000 2235 § 1,530 97,356,600 § 004
3 4M0/2019  Hail Reservoir $ 495000 57 & 8,695 2479871 § 020
4 12/27/2019 West Valley Rd $ 11,000,000 733 515013 31916412 § 034
5 3/24/2024  Woodland Drive $ 2,000,000 68 § 29,542 2,949,012 § 068
6 10/12/2019 Brook Dr $ 750,000 45 516,794 1045380 § 039
7 7/7/2020  Fish Lake Rd $ 460,000 140 § 3,286 6,098,400 & 008
8 8/20/2020 KnobHIIDr-1800 § 900,000 95 § 9,521 4117727 § 022
9 10/9/2019 Paddy Flat Road $ 2,075,000 1,980 5 1,048 86,248,800 5 002
10 11/35/2019 Wast Rd § 389838 270 § 1444 11762842 § 003
40+ acres Minimum $ 389,836 4466 § 1,048 $ 1,945390 5 0.02
Maximum $11,000,000 2235.00 $ 35,985 $97,356,600 5 0.83
Mean $ 2,475,984 571.24 $12,286 524,883,345 5 028
Median 5 1450000 117,27 5 5308 $ 5108063 § 021

PM: PINCH CREEK RANCH; adjacent to existing school;
h h " o

plate; served by existing infrastrisctuce

This should only be applied to the Deinhard 80 acres, not
contributed to the 17,776 of forested acres lurlher from the
lake and town:

bt adately 1y b ad e bbowns 1

DML Unvidet hysngg Laaned of Blackhawk Lake, Infrasiructure
werved; with 1,320 Feot of waterfiont and oxiting dock
rights, it f/fimtages | ogmet Lomfill]
EpRdvAITASYog ginitnsd

LSO s GO ot ot

PAL: Land adjacent to Whitetail, Owned by SHORE LODGE
WHITETAILLLC

M PINCH CREEK RANCH; adjacent to school; home
develapment; sold with conceptual design plans in place;

This should enly be applied to the Delnhard 80 acres, not
conlributed to the 17,776 of forested acres further from
the lake and town

PM: Wateriront properly along the Payette River; not a
o fisr B areage
i peiicoreedwilh. onp/ Toge 379

PM: Lacated on valley floor,
P Located e valley flear,
PML: Welghted average= $4,338 per acre

Falling ta use a welghted average, in just this Tler IV comp
set alane, mistakenly creates $57,804,102 of value after
devetoper discount

IF Sale 1,4,5 and 6 are removed, weighted average= $1,621
per acre - $21,602,091 value after developer profit factor



Timberland Comparables
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PAL: A relevant analysls of comparable sales without
compathon ol age, mvenioey, de ldes and dalece 1o
it i pot inchustiy practioe.

Forests are long term Investments PNW forest capltal
appreclation Is less than 3% over twenty years EBITDA
growth in PNW Is nearly flat {see NCREIF).

Industry practice Is not to look at young trees when also
looking at shorter term timber price trends unlikely to affect
them

If this Is really what IDL belleves tmberlands are worth, why
have they falled to acquire forest properties for three
years?



¥

Memo Re N

1sights Iueas. integrity

To: Joshua Purklss, Real Estate Services Bureau Chief, [daho Dept, of Lands

From: Roger Lord, Timberand Advisor to IDL

Date:  July 13,2021

Re: Review and Recommendations Regarding the Proposed Trident Land Exchange

In accordance with the Scope of Work provided to me, | have performed a review of due diligence documents related to the proposed Trident
Holdings LLC Land Exchange

The proposed value-f ' would trade 21,378+ acres of state d property sur d ¥ Lake near McCall, for 21,240t
acreage of mid-rotatlon industrial timberland in h, Cl r, Latah, and h Counties. At this time, there are no appraisals of either

property.
I reviewed Lhe followlng documents:

e The Trident Holdings LLC Land Exchange Application dated 2/8/2021.
e Maps of the proposed exchange lands in Benewah, Clearwater, Latah, and Shoshone Counties,

The proposed exchange Is difficult to evaluate precisely using the evaluation criteria because the applicant has only provided a basket of possible
exchange parcels with no property data other than acreage, maps, and legal description. It would not be known until late in the exchange process,
after completion of appraisals, precisely which parcels the endowment would receive in the exchange, It should also be pointed out that the
applicant doesn't own the proposed exchange parcels, nor have they provided any proof that they have secured rights to acquire the parcels from
the current awner(s) or have sufficient capital.

hnd m(dugg . My recommendation is based on the following evaluation of !he deuslon criteria outlined in the Scope of Work

o Wil the prop land provide desirable land for less desirable land?

| believe there Is a high risk that the State would ultimately be disadvantaged by pursuing the proposed exchange. One risk is that the value
of the highly-developable lands surrounding Payette Lake would be diluted by appralsing them in bulk form, combined with a large acreage
of lower- valued, adjacent timberland. It is the nature of land markets that larger blocks of land sell at lower unit values than smaller blocks,
other things being equal. The value of the “higher and better use” lands {e.g., lands with lake front or lake views/access or proximity to town)

would be maximized by
o —

707 SW Washlngton Street, Suite 1300 « Portland, Oregon 97205503-224-3445
‘Www.masonbruce.com

PM: PM has offered an appralsal, as MBRG recommends

PM: All of ths informatlon Is In Trident’s possession and
has been offered to IDL many times, but has been refused
by IDL every time.

P i aned ot e dhus st unad bnformatlon to ML

AL 0 e appraial i sdtually done correctly, the land
il b bieehen dnte nweer than 4 Uers, based on many
Tactors ather than distance fo the wuteline. i (e aods
are not already subdivided, the cost to do 50 and then
ACCESS these new, smalter lots must be factored in,



marketing it in relatively small acreage pieces overa period of time and ata pace that the market can absorb without materlally discounting the
value, From a fiduciary standpoint, this would be a superior approach to exchanging it in a bundle with a large block commercial/recreational
timberland. While an appraisal could differentiate areas of different highest and best uses to a degree, it would in my opinion be inevitable
that discounting of the highest value lands in the appraisal would prevent the endowment from maximizing capture of the full value of the
lands,

Secondarily, it is not at all clear that the land gained in the exchange would be more desirable than that which would be given up. Some of the
proposed exchange parcels appear to be in areas of relatively low productivity (e.g., some of the Clearwater and Latah County parcels} and
other areas are remote and have steep, rugged topography (e.g., the St, Joe drainage south of Avery),

WIIl the praposed land exchange provide possible future lease revenue for the endowment?

Itdoes not appear that the lands that would be acquired have lease potential except perhaps for somegrazing in the western-most lands, but
income from this would be minimal.

Will the proposed land exch: block up lands?

Overall, the exchange further fragments rather than blocks up endowment lands. The exchange would give up the very large contiguous block
of endowment lands around Payette Lake for an unknown number of small parcels scattered across four counties. Although some of the
parcels proposed to transfer to the State are adjacent to existing endowment land, many are not. For example, much of the proposed land in
Shoshone County is in a checkerboard ownership with national forest many milesfrom the closest endowment lands.

Will the proposed land exchange provide overall long-term revenue to the endowment?

The applicant’s claim is that it will, but it is Impossible to know without specific data about the propertles to be added to the endowment in
the exchange, and that Isn’t made available.

Wl the praposed land exchange overall, benefit the endowment?

In my opinion, there are better strategies for addressing issues surrounding the Payette Lake endowment lands that would provide slgnificantly
more net benefit to the endowment than the proposed exchange.

Conclusion:

I recommend that the State of Idaho not pursue the proposed land exchange for the reasons cited.
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PM: If IDL really belleves the values It supplled to be true,
why are they nat now revising PELS to outline auction
schedules for the entlrety of the 20,000 Payette acres over
time, as this letter suggests they now should?

PM: Not based on any data, Trident has tried to provide
i information to 101, but boen lepestedly refuned

What (s MB&G own estimate of the Payette acreage value?

PAY N, Wiaho tembeilandy are, by design, jeimaniy
ahuabhe for tiel Umber il not deaiing sciiity.

PM: We provided each parcel, its size, description, maps,
and ownership Information to IDL. Why Is even the number
of parcels unknown to MBRG?

PM: What is MBRG assessment of the analysls on exactly
these polnts that we provided in our November 2020
presentatlon to the Land Board? Was he shared that
Information by IDL? We also shared with IDL in an in-
person meeting with IDL staff (n Jufy 2021 Did 1DL share
those documents with MB&G?



MicHAEL E. FINCH

CENTURYPACIFIC, LLLP PRINCIPAL

REAL. ESTATE INVESTMENT BROKERS * ADVISORS ® ASSET MANAGERS

MEMORANDUM
DATE: July 27, 2021
TO: Mr. Josh Purkiss, Bureau Chief, Idaho Deparlment of Lands (IDL)
FROM: Michacl E. Finch
RE: Trident Holdings LLC Land Exchange Application
SUMMARY

Thirk you for the opportunity 1o moview select information in capnertion with this proposed bind exchange between Tridens
Holdings LEC { Trident) and the State Board of Land Commissioners (Land Board). As sutlined in Trident's Lind oxchang
application (February$, 2021), Trident i proposing to oxchange £20,241 acres of propety dentified as “fonst” land in Benewah,
Clearwatir, Latiah, anid Shoshorwe Countios (Trident Properiy) for £21,3578 acees of Land i and around Payetie Lake under the
control of the Land Board (Endowment Property).

The concept of a land exchange as a vehicle 1o facilitaie the maximizalion of long-term valueto Land Board constituents has
obvius value. Concepl aside, the propwsed Tritent v hange appears problemalic for two primary ruscns: i) malerial
difference in value; and

) et Jongterm value to the Stae of Kdaho, Based on Centory Pacific's review of the fiformation provided, itappess the
Enlowment Praperty has a value well in excess of thitol the Trident Property, Dug o the dymamic i maturing nature of the
sl estabe marked sereounding Payette Lake, oven if the proposed exehange was a “like for il exchange at prosent, it is
prisssitihe (perhags likely) that the Endowment Property will approciale Gster than the Trident Property. AL this juncn,
Century Pacific is of the opinion that the proposed land exchange is nol in the best interest of the Land Board.

20 5™ AVENUE * SUITE 400 » SEATTLE, WASHINGTON 9B104(206) 757-8895 #  FAX (206) 757-7690
MICHAEL FINCH@CENTURYPACIFICLE COM
4841770155307, -
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PM: Was the Information provided IDL's own value
. estimates?



INFORMATION & DISCUSSION

The opinion summarized above is informed by the following:

= Trident Holdings LLC Exchange Applicalion (redacled; dated as received February8, 2021), accompanying cover letter
from Preserve McCall, and relaled enclosures (schedules, maps and notes related to the proposed exchange transaction).

Of note, footnote 2 of Altachment 3 discloses Lhat Tridenl does nol own Lhe proposed exchange parcels in fee and will PM: Reviewing Incomplete informatlon; redacted
acquite preceding the closing of the proposed exchange, Based on the informalion provided, it is not clear if Trident has ersion o 1ha presentition and ne dccsvs ta the
the unilateral right Lo acquire all of the proposed exchange properlies additional Infarmation Trident shared with IDL. in July.

Why is IDUs advisor receiving redacted coptes of our
applkcatton?

*  Analytical sumimary of McCall-ans property transictions and correspanding graphical exhibiy, prepared by 1IDL The
summary, intended to provide a rough erders of m 1 End it Property proposed forexchange,
calegorizes property sale data from closed, compeli rorieed by location and Jot arca and
organteed 1o artive at i) average values for waterfront lots, and ii) average values for upland fots tranched in concentric
ishances around Pagette Lake. Given the large seale of the proposed exchange, te material cost of a formal, parcel
s ol appratsal, and what appoars to be a nasonable lovel of precedent data, DL analytical approach efficiemtly
provides for “order of magnitude” values based on high-level property characieristics. Based on the analysis provided,
the data suggest the value of the Endowment Property is in excess of SMXLU00,000 - an order of magnitude value equal to
four times the estlimated approximale value of the Trident Properly.

» Analylical value summary of closed large timber iracl transactions in ¢vntral Idaha(Shushone, Benewah, Koty
Clearwaler, Lewis, Lalah and ldaho Counlies) prepared by IDL. Assuming an averags fair market value of b‘\&i)llfacre,
the eslimaled value of the Trident Properly is approximately $75,000,000. Based on review of the information provided, PM: This valuatlon of proponent’s lands Is also far higher
there appears to be a material difference in value between the Trident Property and the Endowment Property. While hae) Vi agplicant indficates (n 64 increasel, Friaps
many open questions remain relaled Lo Lhis proposed land exchange ~ Lhe apparent difference in value does not appear that hefp dhptay vasctly why sctustly aporsuing ath
1o represent a Lrue “like-for-like” exchange, Shles of the Unsderifn wosky ks v el
PM: Taints the analysis with IDL's Incorrect concluslons.
»  Unlike Lhe Trident Property, the nalure of lhe Endowment Properly - specifically, the intermediate- and long-lerm
highest and best use of Lhe properly - is varied, Given the cuntinuing maturity of the McCall-area real estate markel,
Emdowiment Property values appear poised to appreciatir fusler over Lhat of the Trident Property.As such, based on the
information provided, the anticipated long-lerm value of the Endowmenl Property is greater than that of the Trident
Properly.

+ In lhe event the Land Board determines owning the Trident Property is a desired stralegic addilion Lo the portfolio and
the apparent malerial gap in assemblage valueis salisfactorily addressed, lhe scale of Lhe proposed exchange should be

approachedwith caution. Due Lo the scale of the proposed exchange, small value (lucluations have the polential Lo be
magnified - resulling in potentially material value impacls

4841-7701-5539v.1 -



Lo Lhe parties, In addition to potential issues relaled Lo value, the complexily of a lransaction of this scale will likely
require a significant investment of IDL and AGslaff and consultant resources

ADDITIONAL INVESTIGATION & CONSIDERATIONS

For the reasons identified in this memorandum, based on the available information, CenturyPacific does not support pursuing
the proposed exchange. Should the Land Boardelect to pursue the proposed exchange, Century Pacific strongly recommends
additional invesligalion, including:

iy

Appraisals: In Lhe event the apparent value gap IS reconcnled and Lhe Land Board wishes to pursue the exchange,
consider confirming property values with app y pendent, MAl-certified p - including app
peer Teview of alldraft appraisals prior to finalizing values.

Title review: All title matters (access, encumbrances, restriclions, rights, etc.) shouldbe velied to Lhe AG’s satisfaction.

Survey: 1DL should consider obtaining boundary surveys for all exchangeproperties.

Environmental Evaluations: At a minimum, Phase [envi L sile hould be conducted on all exchange
properties.

Alternative Approaches to Divestiture: If the Land Board d that a broad divesting of the Payette Lake
properues ls in the best mlerest of the endowment constituents, an evalualion of various diveslilure strategies should

maxi ion of net sales proceeds (e.g. land exchange, large-scale public auction, public
aucllon of select properties, capital-length term ground leasing of commercial property, etc.).

4841-7701-5539v.1 «
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PM: What jnvestment of IDL and AG
e will peed (o Be made that helt pan of thise scope of
ikt

PM: aree. IDL's f Payette
Land Value hasfluctuated 315% In five months. An
\ndependent apprakal seems a logical way to resolve the
mistakes pointed out In this document. Indeed, this was the
March direction of the Land Board that we wish to help DL
fund and pursue.

Fven Finch swwerts that sdditional Infonnation and an
appralsal are necessary.

PM: We agree. This Is anather area of direction from the
Land Board In March to IDL that we wish to help DL fund
and pursue.

"L I’Nﬁrll‘ af the eatire 71,000 &te Paypetto areawan
avolded In PELS dueto the farlower IDL estimated fand
value {~$40m) being capable of meeting the required rate
of return for those upland lands. ls IDL now recommending
thls new, far larger divestment strategy? [t seemingly must,



EXHIBIT 2

September 7, 2021

Trident, LLC Request for Rescission
and Contested Case Hearing



Enclosure 1

JOSH PURKISS COMMENTS TO MCCALL CITY COUNCIL
FROM JULY 9, 2020, MEETING

(Please see enclosed.)



Comments as of 3:00 pm on 07/09/2020

Sincerely and respectfully,

Brigid Lawrence

428 | David 4 Deerwood As a Idaho resident | oppose the privatization of the 28,000 public acres around
Sanchez Dr Payette Lake which Trident Holdings LLC submitted a proposal to privatize.
Thank you
429 | Stephen 2837 NW 11th | In regards to transferring public lands around Payette and Little Payette lake into
Vikla Ave meridian private lands, | think that would be a precedent in the wrong direction, setting
ID 83646 an example that some of our most pristine public lands are "for sale”. As an I[daho
resident, one of my favorite places to visit is McCall, hopefully you will do the
right thing and continue to make it a great city.
430 | Douglas 612 W. The economics of what Trident are proposing don’t make sense without
Rudeen Thatcher overdevelopment of these lands. Please don’t let them do this.
Street, Boise
431 | Conor 883 E Knoll Ct | | do not approve of the privatization of public lands in and around the beautiful
Marcus Eagle, ID town of McCall and Lake Payette. If this land becomes private, it will only be to
the benefit of a few (mostly out of state individuals) and detriment to
generations of Idahoans. It would be a major mistake to give this land to private
hands.
432 | Joshua 2324 W. Please don't support trading public land.
Purkiss Jefferson St,
Boise ID 83702
433 | Ryan Battin | 1515 w victory | | do not approve of the privatization of land around McCall and Payette lake. And
rd also no lives matter till black lives matter.
434 | Lauren 2315 N 28th St | | don’t want to see gorgeous Lake Payette and the surrounding town of McCall
Whipps Boise, ID taken over by private interests. This currently public land should remain in public
hands for Idahoans like myself to continue to enjoy free from restrictions. Any
move towards privatization is a very slippery slope and threatens the rights of
Idahoans to Idaho’s amazing public lands.
435 | Shane 690s Keep the land surrounding payette lake in the hands of the public. If you turn
Williams Clearwater In | McCall into the next sun valley you will be losing the support of local residents
#302 boise and idaho tourists. We love our public lands for the freedom of what they offer.
Idaho 83712 Dont make the same mistake as the state of idaho did concerning the wilks
brothers.
436 | Erinn Della 2209 N Do NOT participate in the land swap. Keep Payette Lake Public Lands PUBLIC
Payette Drive
MccCall iD
83638

Page 102 of 140




EXHIBIT 3

September 7, 2021

Trident, LLC Request for Rescission
and Contested Case Hearing



Enclosure 2

EXCERPT OF SUPPORTERS OF IDAHO RIVERS UNITED
WITH JOSH PURKISS LISTED AS “RIVER DEFENDER”

(Please see enclosed.)



Partners — Idaho Rivers United

Chuck Reese

Cindy & Scott

Rawlings

Cindy Fisher
Claire Casey
Clara Comer

Clint and Tracey

Frahler

Collin Todd

Colter's Creek
Winery

Connally &
Charley Penley

Craig Soelberg
Darius Semmens
Dave Green
David Branch
David Koeppen
David Monsees

david sias

https://www.idahorivers.org/partners

Jonathan and

Stephanie Marvel
Joseph Canterino
Joseph M. Bowers
Joseph Slaughter

Joshua Jacobs-

Velde
Joshua Mackie
Joshua Purkiss

Judy & Steve
Meyer

June Heilman
karen mebane
Karen Pederson
Katherine Baxter
Katherine Farmer
Kathryn Reynolds
Kay Hummel
Kelly Thompson

Kenneth Koenig

Maurice & Leslie

Hornocker

Megan West
Melissa Harris
Michael Beckwith
Michael Guryan
Michael Seaman
Michelle Francesco
Miller Family Fund

Mountain Village

Resort

Nancy Budge
Nancy Taylor
Natalie Shellworth
Nathan Todd
Noah Hartford

Pam and Kirk
Ebertz

Pam Wissenbach

Pat Durland

8/26/21, 7:16 PM

Susan and Joseph

Daly

Susan Troppmann
Tamarack Resort
Taylor Barton

Terri and Cosmo

Corigliano

Terry and Delores

Maret
Terry Smith
The Grove Hotel

The Modern

Huntsman
Thomas Bartel
Thomas Besser
Thomas K. Welty
Thomas Ryan
Tim Holdsworth

TIM THOMAS

Tom and Janette
Von Alten

Page 11 of 23



EXHIBIT 4

September 7, 2021

Trident, LLC Request for Rescission
and Contested Case Hearing



Enclosure 3

IDAHO RIVERS UNITED STATEMENT
IN OPPOSITION TO TRIDENT LAND EXCHANGE APPLICATION

(Please see enclosed.)



The 28,000 Acre Payette Lake Land Transfer: What it means for Public Lands & Payette Lake — Idaho Rivers United 8/27/21,12:33 PM

The 28,000 Acre Payette Lake Land
Transfer: What it means for Public
Lands & Payette Lake

Stephen Pfeiffer July 31, 2020

A 28,000 acre swath of State-managed lands surrounding Payette Lake is in
jeopardy of falling into private hands. Trident Holdings LLC is proposing a
land exchange with the State of Idaho in order to acquire these forestlands,
which provide important public recreation opportunities, wildlife habitat, and
clean water benefits for the area. The land, managed by ldaho Department
of Lands (IDL), encompasses much of the northern shoreline of the lake and
extends southward along Little Payette Lake as well.

At the heart of the issue is the Idaho constitutional mandate that State
endowment lands must operate at a maximum possible economic return.
Trident Holdings has argued in their proposal that by purchasing this land
and the State purchasing private timberland of equal value in North Idaho, a
higher net revenue would result. The company has also said that its
approach will include continued public access and ensure the natural
benefits of the area remain.

However, Trident Holdings is a development company. First and foremost, its
proposal will include building homes, condos, and infrastructure along the
iconic Payette Lake shore. Development of this scale along the lake and
nearby waterways will jeopardize the recreational and natural values of the
land and the clean water benefits that this intact forest provides.

After pausing all leases in the McCall area in June, the State Land Board met
on July 21st to hear from Trident representatives as well as the public. The

https://www.idahorivers.org/newsroom/2020/7/31/payette-lake-land-transfer Page 1 of 2



The 28,000 Acre Payette Lake Land Transfer: What it means for Public Lands & Payette Lake — Idaho Rivers United 8/27/21, 12:33 PM

State faces a tricky choice in determining how best to proceed. However, it
needs to consider the wide-ranging benefits this tract of land has and will
have far into the future for the next generation of Idahoans. The qualities of
this area support the economy and way of life for local residents and make
McCall the special place it is for so many of us.

This process promises to be a drawn-out one, meaning there is still an
opportunity to let the State Land Board know that this deal is a bad one for
the Payette Lake area. Push the Idaho government to find a better solution
that ensures these lands remain open to the public and intact for years to
come.

For contact information visit https://www.idl.idaho.gov/contact-us/.

https://www.idahorivers.org/newsroom/2020/7/31/payette-lake-land-transfer Page 2 of 2



EXHIBIT 5

September 7, 2021

Trident, LLC Request for Rescission
and Contested Case Hearing



Enclosure 4
PURKISS PAYETTE LANDS APPRECIATION SPREADSHEET

(Please see enclosed.)



Year 1 Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

]Net Gain/Loss

Payette Endowment Land Value

$ 300,000,000.00

Appreciation 11%

§ 333,000,000.00 | $ 369,630,000.00

$ 410,289,300.00

S 455,421,123.00

$ 505,517,44653

$ 561,124,365.65

$ 622,848,045.87

$ 691,361,330.92

S 767,411,077.32

551,826,295.82

Appreciation 6%

$ 318,000,000.00 | § 337,080,000.00

$ 357,304,800.00

$ 378,743,088.00

$ 401,467,673.28

$ 425,555,733.68

$ 451,089,077.70

S 478,154,422.36

S 506,843,687.70

237,254,308.96

1%

$ 336,330,000.00 | $ 339,693,300.00

$ 343,090,233.00

S 346,521,135.33

S 349,986,346.68

$ 353,486,210.15

$ 357.021,072.25

$ 360,591,282.97

S 364,197,195.80

34,839,167.76

Trident P d Land Value

n

75,000,000.00

Appreciation 11%

$ 83,250,000.00 | § 92,407,500.00

$ 102,572,325.00

$ 113,855,280.75

$ 126,379,361.63

$ 140,281,091.41

§ 155,712,011.47

$ 172,840,332.73

$ 191,852,769.33

137,956,573.96

Appreciation 6%

79,500,000.00 | $ 84,270,000.00

$  89,326,200.00

S 94,685,772.00

$ 100,366,918.32

S 106,388,933.42

§ 112,772,269.42

$ 119,538,605.59

$ 126,710,921.93

59,313,577.24

1%

S 84,082,500.00 | 5 84,923,325.00

$  85,772,558.25

S 86,630,283.83

S  87,496,586.67

$ 88,371,552.54

$  89,255,268.06

S 90,147,820.74

$ 91,049,298.95

8,709,791.94

Trident Proposed Additional Revenue

Net Revenue Gain Through Exchange

$  (1,399,270.06)

Annual Inflation to Revenue 2%

$  (1,427,255.46)| S (1,455,800.57)

5 (1,484,916.58)

$  (1514.614.91)

S (1,544,907.21)

S {1,575,805.36)

$  (1,607,321.46)

$  (1,639,467.89)

$  (1,672,257.25)

Year 10

$ 851,826,295.82 | $
$  537,254,308.96 | $
5 367,839,167.76 | $
§  212,956,573.96 |
S 13431357724 | §
S 91,959,791.94 | §
s {1,705,702.40)| $

{15,628,049.10)

s 24,337,841.04
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