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SAI
S H E L T O N A S S O C I A T E S , I N C .
230 S. HOLLAND ST., LAKEWOOD, CO 80226 • (303) 937-0222 Fax (303) 937 .9600

REAL ESTATE APPRAISERS
CONSULTANTS

RAYMOND C. HART
Certified General Appra

March 27, 2009

Ms. Joani L. Cravens
Manager of Real Property Services
City of Aurora, Department
of Public Works 15151 East
Alameda Parkway, Suite
3200 Aurora, Colorado
80012

RE: Benefit Study, Proposed Dam East Fence Project
SE Corner of South Peoria Street and East Yale Avenue

Dear Ms. Cravens:

This letter report describes the results of our investigation and analysis in
connection with the above-referenced matter. Per your request, our study
consisted of a detailed evaluation of the benefits, if any, attributable to a
proposed fence construction project along the northern and western perimeters
of the Dam East neighborhood. This report highlights our conclusions concerning
the anticipated effect of the proposed fence project on property values in the
development, and is intended to provide you and the neighborhood association
with the information needed to adequately assess the feasibility of the proposed
project.

Introduction: Dam East is a residential development situated at the southeast
corner of the intersection of South Peoria Street and East Yale Avenue. If
approved, the proposed fence project would result in the construction of
approximately 4,200 linear feet of fence along the northern and eastern
boundaries of the neighborhood (the frontage along both South Peoria Street
and East Yale Avenue). The proposed structure would be a brick "Country Club"
style fence, approximately 8' high, with 18" x 24"± accent columns spaced at
approximately 15 foot intervals. This structure would replace an older, existing
6' fence made of 1 "x4" wood slats. A map showing the location of the Dam East
development and the proposed fence is attached. Photographs of the existing
fence at Dam East are also attached to this report.

Very preliminary, conceptual cost estimates for the project, provided by the
Aurora Department of Public Works, are as follows:

$ 2,133,400 Construction $550.00 pre linear ft.
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310,000Engineering and Construction Management Is this fee for Merrick Co?
250,000Improvement District Costs What is the breakdown for this charge?

$2,693,400 TOTAL

Merrick and Company is preparing preliminary engineering / construction plans
for the project, along with and a more definitive cost estimate. Provided the
necessary approvals can be obtained, it is anticipated that tree-trimming, utility
installation and other site preparation could begin as early as the fall of 2009,
with fence construction commencing in the spring of 2010.

Another quote has been offered by another contractor at $140.00 per linear ft.
This brings the costs down to $500,400.00 for the same quote accepted by the
City from another contractor. ( Unknown who he is?)

Two similar fence projects have been constructed in Aurora within the past five years, at the Dam
West and Ptarmigan Park communities. Coincidentally, it just so happens that both of these projects
are located at the very same intersection as the proposed Dam East project. Construction of the
fence wall on the Dam West project began in May of 2004 and was completed in January of 2005;
landscaping was finished the following August. At Ptarmigan Park, fence construction was started in
April of 2006 and completed later that December; landscaping on the project was completed in June
of 2007. The fences constructed at Dam West and Ptarmigan Park are identical in design to the
proposed structure at Dam East. Representative photographs showing the fences at Dam West and
Ptarmigan Park are attached. Does this mean the cost of these two fences will set the same price for
this fence built in 2009 at the Dam East Homeowner Association? That was in years 2005 and 2007
not 2009. Construction in Aurora is at a stand still and any project today could be built at half the cost
depending on the type of construction.

There is one additional fence project currently underway in Aurora, at the Cherry Creek Racquet Club
(intersection of East Quincy Avenue and South Abilene Circle). However, that project differs from the
subject in that the fence being built is designed as an 8' high pre-cast structure, and funding approval
was pursuant to a general improvement district process (whereas special improvement districts were
involved in the Dam West and Ptarmigan Park projects, and would also be involved in the Dam East
project). Construction of the CCRC structure began in August of 2008; construction is reportedly still
underway, but nearing completion. This has nothing to do with the benefit of Dam East fence. It’s
called filler to make a report longer with no value.

Analysis: In addition to the fence projects in the City of Aurora described above, there are numerous
other instances of similar walls that have been built as an amenity to enhance the value of residential
neighborhoods, and it appears that the construction of gated or walled communities is increasing in
many parts of the Denver metropolitan area. Examples include Cherry Hills III, Cherrymoor South,
The Reserve at Cherry Hills Village, The Denver Country Club, Lakewood Estates, Country Homes /
Sunset Drive at Cherry Hills Village, and Belleview Village, to name just a few. What does this have
to do with this project? It is not relative.

In order to assess the benefits and feasibility of constructing the proposed Dam East fence, three
basic questions must be considered.

1) Will the proposed masonry fence enhance the marketability of market values of homes in the
Dam East neighborhood? Only the 65 homes that abut the fence line. There is no proof offered
in this report. Increase taxes can kill a sale.

2) If so, how much will the proposed masonry fence enhance or contribute to property values in the
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open market? Interior homes no contribution over $100.00.

3) If the proposed fence does benefit the neighborhood and enhance property values, will all
property owners in Dam East derive equal benefit? Here again only the homes on the fence line.
None of the remaining 360 homes will benefit other than curb side appeal which is not worth over
$100.00 each.

In the course of the analysis that follows, we will address each of these three questions.

Will the proposed masonry fence enhance the marketability of market values of
homes in the Dam East neighborhood?

Based on our research concerning the impact of perimeter fences on property values in residential
subdivisions, it appears that a number of benefits are generally considered attributable to community
fence structures of this type, including enhanced neighborhood conformity and exclusivity, added
privacy/seclusion, increased security, superior boundary delineation, and a reduction in traffic noise.
There is considerable anecdotal evidence as well as scholarly research indicating that attractively
landscaped, well-maintained fences are considered by homebuyers to be desirable amenities, and
help to support and/or increase property values. We were unable to uncover any compelling
evidence to the contrary. Wait a minute nothing stated here has been proven except it’s the opinion
of the writer to be true. That’s not good enough for an appraisal or a report for a commitment of
$2,133,000.

We anticipate that construction of the proposed fence would result in specific benefits to the Dam
East community, as described below. This benefit is not uniformly the same for all properties (425
homes) which this report wrongfully claims. The Dam East Board of Directors during efforts to obtain
votes from the membership offered a three tiered level of charges. One tier for those homes abuting
the new fence Tier Two all interior homes and the Third Tier for Circle 4. The Fence Committee never
stated what these three tiers would cost. It’s called bait and switch until after enough voters were
obtained to satisfy City of Aurora’s requirements.

Conformity / Exclusivity - The proposed structure is superior in all respects to the existing wooden
fence. The greater height, coupled with the more attractive and substantial appearance of the
brick fence, would present a better first impression for the neighborhood. Attractively landscaped
and well-maintained brick fences impart an air of distinction, exclusivity, prestige, pride of
ownership, and prosperity. All property owners in Dam East should enjoy this benefit to
approximately the same degree. Again which homes receives this benefit? Answer only the
homes which are touched by the new fence and not one of the interior homes much less Circle 4
that is never touched by the any of the new fence.

It should also be noted that the homes in Dam East and Dam West are more-or-less
comparable,(wrong the Dam West has larger lots different models of homes and not built as 4
circles like the Dam East. Any appraiser can tell you that.) while those in the Ptarmigan Park
development are probably considered generally superior. Both Dam West and Ptarmigan Park
already have brick perimeter fences, however, giving those communities a decided advantage
over Dam East in terms of "curb appeal". No set value can be projected for “curb appeal.” In other
words, to a passerby, the existing wooden fence at Dam East probably does not accurately reflect
the value the market has assigned to residential properties within the fence. The passerby
doesn’t buy a home here so don’t try and quote his opinion in this report. The sales value
assigned the homes are set by past comparative sales of like kind. The values of the homes that
abut the new fence are affected by the wooden fence and that’s why if a wall is built these home
values will immediately increase by some value. That’s the only value increased by this fence.
Construction of the proposed structure would bring the Dam East development into better
conformity w/ these other neighborhoods in the immediate area. Conformity has no value except
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increase the marketability and market value of homes in the Dam East neighborhood.

How much will the proposed masonry fence enhance or contribute to property
values in the open market?

Our investigation included a review of publications, studies, articles, and other information
documenting the impact of masonry perimeter fences on property values in residential subdivisions.
We also analyzed local market data to identify trends and the apparent impacts of similar fences on
values in residential subdivisions in the greater Denver metropolitan area. During the course of our
study, we conducted numerous interviews with professionals familiar with real estate values and the
factors which affect them, including Realtors, appraisers, land developers, homeowner's
associations, and property owners. All of the above must be attached to this report to prove it was
done. Its easy to say but without proof it never happened.

In general, the most accurate way to estimate the effects of these types of beneficial impacts on
market value would be to compare "paired" sales of comparable properties (both with and without, or
before and after, such impacts). In this case, we were unable to identify recent local sales where
data concerning impacts attributable to perimeter fences was not clouded by other factors (the
recent volatility of the market has made it increasingly difficult to find reliable data that can serve as
a suitable basis for comparison that will allow discrete quantification of these types of impacts).

We did, however, find trends in overall market data in the immediate vicinity supporting our
conclusion that constructing a perimeter fence at Dam East would result in an increase in market
values. Based on a survey of nearly forty real estate transactions in the Dam East community over
the past 4+ years, the average sales price was approximately $116.81 per square foot of above-
grade living area. A sampling of nearly fifty transactions in the nearby Dam West development (on
the other side of South Peoria Street) indicated an average sales price per square foot of above-
grade living area of $125.67 psf. These statistics point to a difference of approximately 7.6% in the
unit values in these two adjacent developments, one with an attractive perimeter brick fence wall,
and the other without. Again this is BS. ! A sample of 40 sales means nothing. You need to take
all the sales for the last three years, at least, and compare house to house and lot to lot
locations. I’ll bet the homes used from the Dam West were on the fence line. That’s how
crooked this report can be.

We recognize that other factors could be contributing to this price differential. However, the market
data strongly suggests that benefits associated w the Dam West fence have been recognized by
the market, and are reflected by increased residential prices in that development vis-a-vis prices
for comparable properties in Dam East. Based on our analysis of the market data, and our
experience w/ other projects of a similar nature, it is our opinion that this difference is primarily
attributable to the fact that Dam West has the perimeter fence, creating a perception in the mind of
the buying public that the development has superior pride in ownership. Our conclusion is further
supported by sales data in the Ptarmigan Park development, immediately north of Dam East. We
identified ten sales in that neighborhood during a similar time frame, with an average sales price
per square foot of above-grade living area of approximately $132.33. These residential properties
are generally considered superior to those in Dam East, resulting in the larger price difference.
Nonetheless, Ptarmigan Park also has an attractive perimeter fence, a factor contributing to its
superior image. Sales and resales in this neighborhood suggest a consistent increase in property
values of approximately 2% since the fence was constructed. What is their value now in a
recession? I know owners in this project and the prices are down and not held at past amounts by
the existence of a fence.

Shelton Associates, Inc. has conducted a number of similar studies, both within the City of Aurora,
and in other metropolitan Denver communities. The results of the present analysis are consistent
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with our prior investigations. Consequently, these studies lend additional support to the our
conclusion that construction of a perimeter fence generally has a significant positive effect on the
value of residential properties, as shown below: Values dated 2001 to 2003 are out of date and are
not factual for this report. Again this is BS.

Development Year of Study Estimated Value Increase

High Point (City of Aurora) 2001 2 to 8 percent
Windsor (City of Aurora) 2002 8 to 9 percent
Ptarmigan Park (City of Aurora) 2002 4 to 8 percent

Chaddsford Downs (City of Aurora) 2002 4 to 8 percent
Dam West (City of Aurora) 2002 4 to 8 percent
The Ranch (City of Westminster) 2003 4 to 8 percent

Based on the data presented, other information obtained in the course of this study, (forgot to put
this other information in the report) our experience with similar projects, and our general
knowledge of property values and the factors that affect them, it is evident that construction of the
proposed fence at Dam East will result in significant economic benefit to the development. It is our
opinion that the proposed fence, if constructed, would likely result in an increase in value, over
time, in the range of six to eight percent over levels that would be reached in the absence of the
fence. This recession will last three year or more and an increase of six to eight percent could
occur with or without a new fence because the values of our homes will be lower over the next
three years.

Will all property owners in Dam East derive equal benefit?

The evidence is compelling that, over time, property owners in Dam East would benefit from
construction of the proposed masonry fence. However, there may be potentially different levels of
benefit to be gained, depending on the locations of individual properties. As described above,
benefits such as conformity and exclusivity would likely accrue to all property owners more-or-less
equally. On the other hand, that not all property owners are likely to benefit to the same extent
when it comes to traffic noise mitigation and privacy. it is commonly accepted by real estate
professionals that residential properties adjacent to busy streets or highways are far more difficult to
market, and are nearly always discounted to some extent. It is also widely accepted that attractively
landscaped and well-maintained masonry fences do much to improve the marketability of such
properties. However, what is not clear is whether or not these incrementally greater non-monetary
benefits are recognized by the market in the form greater increases in value for perimeter properties
than those realized by interior properties.

We have researched and analyzed paired sales throughout the Denver metropolitan area to assess
the impact of proximity to high traffic streets on selling prices. Denver and Aurora are two different
markets and can’t be compared. Residential subdivision which are not burdened by being in a
covenant HOA are 20 to 25 percent higher in value. Based on our analyses, it appears that the
market typically discounts the value of properties adjacent to busy streets from 3.5% to 20%.
Location, character of neighborhood, price range, size of existing real estate inventory, and other
market factors all play a role in determining the discount that is ultimately realized (the low end of the
spectrum is generally found in the case of condominium properties and low-price residential
neighborhoods, whereas the discount is often significantly greater in neighborhoods with higher-
valued homes). This conclusion is confirmed via interviews with numerous long-time Denver area real
estate professionals. These comments add nothing to this report.

Although a review of market data supports the conclusion that properties adjacent to busy streets
generally sell for less than comparable interior properties, we have been unable to find sufficient data
to justify a conclusion that construction of a perimeter fence results in a greater increase in value for
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these properties than their interior counterparts. Based on our research and analyses, it appears
likely that properties in Dam East adjacent to the proposed fence would, over time and under normal
market conditions, experience approximately the same 6% to 8% increase that would be expected for
the development as a whole. Any appraiser will tell you the day the wooden fence is replaced by a
brick or masonry fence the value will increase overnight not overtime. There would still be an
expected differential in sales prices between the interior and exterior properties, but the increase in
value attributable to the fence would be roughly comparable. In other words, the peripheral properties
would increase in value as a result of the fence, but by little or no greater amount than the interior
properties in the neighborhood.

While there is a dearth of direct market data to either support or refute this conclusion, several well-
recognized appraisal principles provide logical explanations that support it.

Sales within a neighborhood will act as comparables , and will exert an influence on the prices
paid for other houses in the neighborhood. If an attractively landscaped and well-maintained
masonry fence results in increased sales prices for properties situated adjacent to it, that impact
will be felt, to some degree, throughout the neighborhood. In other words, over time, the increased
sales prices of those properties will act as "comparable sales" for the neighborhood, and will result
in increased sales prices for other properties in the community. The converse is true as well. If
perimeter properties lose value as a result of no fence, or a poorly maintained one, that negative
impact will ultimately be felt throughout the neighborhood as well. With or without a new fence the
value of homes in the subdivision will lose or gain value as the market accepts the prices for what
they get. Taxes are an important consideration and as our recession continues prices can
continue to decline but the taxes for the wall will not decline and that is a major determent to the
value of all homes in this subdivision.
The principle of conformity holds that a reasonable degree of architectural homogeneity and
conformity in use are highly desirable and tend to create and maintain value. Dam East already
has a relatively high degree of conformity. However, that factor would still be enhanced by the
proposed fence, which would provide a sense of belonging to a specific genre of housing type,
and be more representative of the quality of properties in Dam East than the existing wooden
fence (particularly in the light of the superior fences already in existence at Dam West and
Ptarmigan Park). The benefits of this conformity and exclusivity would be shared equally by all
properties in the neighborhood. If this development is viewed as a cheaper subdivision it may
help sell the houses in a recession. It in fact is a cheaper subdivision and can’t afford the cost of
a $5,000,000 fence over 20 years. Our subdivision could pull Ptarmigan values down.. • The
market will generally apply a discount to residential properties that are near busy streets as
compared to similar properties situated in the interior parts of the development, away from busy
streets. Many market factors account for this preference, and a fence generally will not
completely overcome it. Even if a fence contributes to increased property values for perimeter
properties, the market will generally make some form of adjustment to maintain a price disparity
between comparable perimeter and interior properties. Again BS no facts just warm and fuzzy
feelings.

Based on our investigation, as described above, it is our opinion that, over time and under normal
market conditions, property values in the Dam East development would be expected to show an
increase of approximately six to eight percent as a result of construction of the proposed perimeter
fence. Further, over time and under normal market conditions, all properties in Dam East would
most likely experience a relatively similar degree of appreciation in market value due to the fence.
When considering the total range of anticipated benefits, not just expected impacts on real estate
values, perimeter properties might arguably realize somewhat greater non-monetary benefits. And
while it is possible that these might translate into real estate value increases slightly greater than
those of the interior properties, the market data is not sufficiently refined to clearly identify any
such marginal differences. Therefore, from a market perspective, our investigations indicate that
the perimeter properties would experience only a marginally greater value increase, if any, over
those of interior properties as a result of construction of the proposed fence. This paragraph tries
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to minimize an increased value for the perimeter properties and overstates future values for
interior properties and thus wrongly claim the fence will increase all property values over time.
Over time is the key words and not defined in this report. In 25 years with inflation all values will
increase with or without a new fence as designed.

Summary and Conclusions: Our research indicates that construction of the proposed fence at Dam
East would provide a number of significant benefits to the community, increasing the marketability
and market value of homes in the neighborhood. It is our opinion that the proposed fence, if
constructed, would likely result in an increase in value, over time, in the range of six to eight
percent over levels that would otherwise be reached. It is also our opinion that all properties in Dam
East would most likely experience a similar degree of appreciation as a result of construction of
the fence.

It should be noted that changes in market conditions and numerous other factors come into play in
connection with any real estate sale. Consequently, no attempt should be made to tie the
conclusions set forth in this report to any one future real estate transaction in Dam East. The
development was inspected on multiple occasions during the months of February and March,
2009; the last inspection occurred on March 24, 2009, which is the effective date of the
conclusions set forth in this report. What did an inspection involve? Drive through each circle?
Wow that is valuable. This entire report is a ripe off and can’t be accepted with any consideration
for financing a $5,000,000 fence paid by taxpayers to the City of Aurora.

Respectfully submitted,

SHELTON

A

ASSOCIATES, INC.

Raymond C. Hart
Certified General Appraiser
Colorado Certificate No. CGO1315506

RCH/mjb

Whoever accepted this report on behalf of the City of Aurora needs to be fired.
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Limiting Conditions and Assumptions

This is to certify that the appraiser, in submitting this statement of his opinion of value of the
subject property, acted in accordance with and was bound by the following principles,
limiting conditions, and assumptions:

1. This appraisal is to be used in whole, and not in part. No portion of this report shall
be used in conjunction with any other appraisal.

2. For purposes of this study, it is assumed that all interests appraised are
merchantable, and free and clear of all liens, encumbrances and restrictions, except
as otherwise noted.

3. The legal descriptions furnished are assumed to be correct, and are included only
for purposes of identifying the subject property(ies). Maps, sketches and photographs
are included in this report for illustrative purposes only, and are solely to assist the
reader in visualizing the property(ies).

4. Possession of this report, or a copy thereof, does not carry with it the right of
publication, nor may it be used for any purpose by any but those who contracted for
it without the previous written consent of the appraiser.

5. Unless stated otherwise in this report, the review appraiser certifies to a desk
review of this appraisal. The appraiser further certifies that he or she physically
inspected the subject property(ies).

The subject property does not appear to have any significant natural, cultural,
recreational, historical or scientific value based on the appraiser's observations. This
is not, however, a certification that such items or conditions do not exist. Our
valuation did not consider the potential impacts of any such issues or similar
anomalies.

7. Prior to accepting an assignment or entering into an agreement to perform an
assignment, an appraiser must properly identify the problem to be addressed, and
have the necessary knowledge and experience to complete the assignment
competently. Therefore, our acceptance of this assignment is a representation of
competence. No facts or conditions were discovered during the course of the
assignment that caused us to believe we lacked the required knowledge or
experience to complete the assignment competently.

8. The appraiser signing this report, Raymond C. Hart, acknowledges the aid and
assistance of associate Michael J. Boyd in the preparation of this report. The
assistance provided included raw data collection; preparation of digital photos, maps,
and other graphical presentation data; and, typing, proofing and assembly of the
report and tables.
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Certification

I, Raymond C Hart, certify that, to the best of my knowledge and belief, the statements of fact
contained in this report are true and correct. I further certify that:

(1) The reported analyses, opinions and conclusions are limited only by the reported
qualifying conditions, and are my personal, unbiased professional analyses, opinions and
conclusions. The entire portion printed in red is missing from this report.

(2) I have no present or prospective interest in the property that is the subject of this report,
and I have no personal interest or bias with respect to the parties involved.

(3) My compensation is not contingent on any action or event resulting from the analyses,
opinions or conclusions contained herein, or in the use of this report.

(4) This assignment was not based on develoment or reporting of predetermined value, range
of values, or direction in value that favors the cause of the client, the attainment of a
stipulated result, or the occurrence of a subsequent event directly related to the intended
use of this report. BS

(5) This analyses, opinions and conclusions presented herein were developed, and this report
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice
(USPAP).

(6) The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

(7) Possession of this report does not carry with it the right of publication, nor does it
authorize the out-of-context quoting from this report. This report is now public and will be
published on the Internet for all homeowners of the Dam East to review. It has been
restricted from the owners by City of Aurora and Board of Directors and Fence Committee.
This report was paid for by City of Aurora with taxpayer’s money and is now owned by the
City. The membership has the right to read this report. This copy was purchased from City
of Aurora and is now a part of public domain.

(8) Neither all nor any part of this report shall be disseminated to the general public by the
use of media without the prior written consent of the appraiser signing this report. Sorry
this report can’t be hidden to protect the writer it needs the public review if used to finance
a $5,000,000 fence. The report is contracted and paid for by the City of Aurora. Open
Public Records Act allows a report paid for by taxpayer’ money to be public information.

(9) As of the date of this report, I have completed the continuing education requirements of
the State of Colorado.

(10) I have personally inspected the properties that are the subject of this report.

(11) The Appraiser signing this report, Raymond C. Hart, acknowledges the professional
assistance of Michael J. Boyd in the preparation of this appraisal report. The assistance
provided included raw data collection; preparation of digital photos, maps, and other
graphical presentation data; and, typing, proofing and assembly of the report and tables.
No other person provided significant assistance to me.
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Raymond C. Hart
Certified General Appraiser
Colorado Certificate #CG 01315506 Date: __
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