Crescendo Development, LLC
909 Latigo Loop

Lafayette, CO 80026

Phone: 303-524-4643

Email: Paulpewter@gmail.com

March 24%. 2026

Estes Park Housing Authority
363 E Elkhorn Ave #101
Estes Park, CO 80517

Re: Letter of Intent to Purchase the upper section of the Fall River Village Resort located at
200 Filbey Ct, Estes Park Colorado which consists of the land, 24 Units and the Skyview
Events Center

This non-binding Letter of Intent (“LOI”) outlines the principal terms under which Crescendo
Development, LL.C, a Colorado limited liability company, or its assigns (“Buyer”), proposes to
acquire certain real property and related improvements owned by the Estes Park Housing
Authority (“Seller”) located within the Fall River Village Resort in Estes Park, Colorado
(collectively, the “Property™).

This LOI is intended solely as a framework for the preparation and negotiation of a mutually
acceptable Purchase and Sale Agreement (“PSA”™).

™

N

1. Property

The Property proposed to be acquired shall consist of the following:
1.1 Residential Units

Twenty-four (24) units located at Fall River Village, including the units identified as:

- 273, 275 Sunny Acres Ct

~ 274, 276 Sunny Acres Ct

- 277, 279 Sunny Acres Ct

- 280, 282, 284, Sunny Acres Ct

- 286, 288 Sunny Acres Ct

- 290, 292, 294 Sweet Sage Lane

- 296, 298 Sweet Sage Lane

- 300, 302, 304, 306, 308, 310, 312, 314 Sweet Sage Lan



o All the original furniture (interior and exterior), fixtures, and equipment, BBQ
grills, linens etc. (“FF&E”) as originally purchased with the Units by Secller
whether located in the Units or stored off-sitc that is or was used in connection with
the operation of the Units. The FF&E will be more fully described in the PSA.

1.2 Skyview Events Center

The event facility commonly known as “Skyview” located at 278 Sunny Acres Ct
including:

The event center building and associated improvements
All rights of access, easements, and appurtenant rights used in connection with the
facility

o All furniture, fixtures, and equipment (“FF&E”) located in or used in connection
with the operation of the event center, as will be more fully described in the PSA.

1.3 Additional Inclusions and Related Rights

All of Seller’s right, title, and interest in and to:

o All associated parking rights.

o Any names, logos, domain names, web sites associated with Fall River Village and
Skyview Events Center including www.FallRiverVillage.com.

o The Existing signage in the lower front of the property (on Elkhorn) and an easement
to maintain it. Buyer will pay for new signage in the lower parcel to direct any potential
visitors to the upper units and events center.

o Any social media accounts associated with the above.

o All historical data related to past accommodation bookings and event bookings. If the
Seller does not have this data, it will reach out to the entity it purchased the Resort from
and make a good faith and diligent effort to obtain such data which was acquired in the
original sale to them in 2021.

o Signage rights

o Assignable permits, licenses, and approvals required for the operation of the Units and
Skyview Events Center or any scheduled improvements.

o Any existing contracts, Accommodation or event bookings, vendor agreements, and
management agreements that Buyer elects to assume, subject to due diligence.

o The hot tubs that were in the amenity area in front of Skview to be restored to their
original location.

° Any existing leases.

1.4 Subdivision of the upper sections of the existing Resort to accommodate the sale of
the Units and Skyview. Seller will assist Buyer to accomplish this in a timely manner.

1.5 Stairways — The eastern-most stairway will remain open as it presently is and we would
propose a metal gate with keycard access be installed at Buyer’s expense at the bottom of
the stairs below Skyview for guest access only to the upper section.



2. Purchase Price and Terms
2.1 Purchase Price

The total purchase price for the Property (“Purchase Price”) shall bes ’
{ o “¥subject to customary prorations and

adjustments at Livsing,

The Purchase Price will be allocated among the 24 units, Skyview Events Center, and FF&E as
mutually agreed by the parties for tax and closing purposes.

2.2 Earnest Money Deposit

Within 5 business days following execution of the PSA, Buyer shall deposit $100,000.00 as
earnest money (“Deposit™) with a mutually agreed escrow or title company.

The Deposit shall:

o Be fully refundable during the Due Diligence Period
o Become non-refundable after expiration of the Due Diligence Period, except in the
event of

o Seller default or failure of closing conditions.
The Deposit shall be credited toward the Purchase Price at closing.
2.3 Payment of Purchase Price

The Purchase Price shall be paid in cash at closing, subject to customary prorations, credits, and
closing adjustments.

2.4 Purchase and Sale Agreement (“PSA”) — Buyer shall bear the expense of preparing the
initial draft of the PSA and deliver it to Seller.

3. Due Diligence
3.1 Due Diligence / Loan Origination Period

Buyer shall have 60 days following execution of the PSA (the “Due Diligence Period”) to
investigate all aspects of the Property and to complete the process of obtaining any necessary long-
term financing. However, Buyer will endeavor to complete its due diligence process and finance
origination as quickly as possible, and if successful reduce the Due Diligence Period accordingly.
If Buyer is successful in reducing the Due Diligence Period, the parties agree that the Closing Date
may be reduced by a corresponding amount.

3.2 Access



Buyer and Seller agree that During the Due Diligence Period Buyer shall have full access to the
Units and Skyview for any physical inspections with 24 hours’ notice to Seller.

3.3 Seller Deliveries

Within § business days following execution of the PSA, Seller shall provide Buyer with available
documentation in Seller’s possession relating to the Property, including:

o Title policies and deeds

o Any event bookings, schedules, contracts, other commitments, or obligations for the use
of Skyview.

o Any rental agreements, short-term or long-term, leases or management agreements for
the residential units

o Vendor and service contracts

o Copies of permits, licenses, and warranties.

3.4 Extension of Due Diligence Period

If Buyer is subject to delays in obtaining its long-term financing because of internal delays within
the financial institution it has chosen to provide such financing, which would be beyond Buyer’s
control Buyer may, at Buyer’s sole discretion elect to extend the Due Diligence Period by an
additional 30 days. However, it is in Buyer’s best interest to close as soon as possible to capture
as much of the summer rental market as it can and will do everything in its power to achieve that
objective.

3.5 Termination During Due Diligence

Buyer may terminate the PSA in its sole discretion at any time during the Due Diligence Period

by written notice to Seller, in which case the Deposit shall be returned to Buyer and the parties
shall have no further obligations except as otherwise stated in the PSA.

4. Closing
4.1 Closing Date

Closing (“Closing”) shall occur on a mutually agreed date, but no later than 10 days after
expiration of the Due Diligence Period, unless otherwise agreed in the PSA.

4.2 Closing Conditions

Closing shall be subiect to customary conditions, including:

o Delivery of marketable title and title insurance

o Delivery of customary closing documents

o Assignment or transfer of necessary operational licenses and permits
o No material adverse change in the Property.



4.3 Prorations and Closing Costs
Real estate taxes, utilities, rents, deposits and revenues, and other customary items shall be

prorated as of the Closing Date. Closing costs shall be allocated in accordance with customary
Colorado commercial real estate practice, unless otherwise agreed in the PSA.

5. Operations Prior to Closing
Seller shall operate and maintain the Property in the ordinary course of business consistent with
past practices and shall not enter into any material agreements affecting the Property including

entering into or extending any new leases or event bookings for Skyview without Buyer’s prior
written consent.

6. Exclusivity / No-Shop
For a period beginning on the date Seller executes this LOI and continuing until the earlier of:

(i) execution of a PSA, or
(ii) 45 days from the date of the mutual execution of this LOI

Seller agrees not to solicit, negotiate with, or accept proposals from any other party
regarding the sale or transfer of the Property without Buyer’s written consent.

7. Confidentiality

The parties agree to maintain the confidentiality of this LOI and any non-public information
concerning the Property, except as required by law or disclosed to lenders, investors, attorneys,
accountants, or advisors involved in the transaction.

8. Non-Binding Nature

Except for Sections 6 (Exclusivity), 7 (Confidentiality), 8 (Non-Binding Nature), and 9
(Miscellaneous), which are intended to be binding, this LOI is non-binding and intended solely
as a basis for negotiating a definitive PSA.

No binding obligation shall exist unless and until a formal Purchase and Sale Agreement is
executed by both parties.



9. Governing Law / Miscellaneous
This LOI shall be governed by the laws of the State of Colorado.

This LOI may be executed in counterparts and delivered electronically, each of which shall be
deemed an original.

If the foregoing reflects your understanding of the proposed transaction, please sign below and
return an executed copy by 5:00 pm Tuesday, March 31%, 2026, so that the parties may proceed
with preparation of a definitive Purchase and Sale Agreement.

BUYER

Crescendo Development, LLC

By: Pacl Pevtarbacah
Name: Paul Pewterbaugh

Title: Managing Member Crescendo Development, LLC
Date: 3/24/2026

SELLER

Estes Park Housing Authority

By X

Name: Scott Moulton
Title: Executiver Director
Date: 03/24/2026




Methodology used to Determine Offer Price

Accommodation Units

Given the rapidly approaching summer tourism season, completing this transaction in a timely
manner is an important priority for the Buyer. Accordingly, our approach has been to move
cfficiently while still conducting a thorough and well-supported valuation. To that end, we
performed a comprehensive analysis to arrive at an offer price that we believe is both reasonable
and well-justified.

The Upper Fall River Village complex consists of twenty-four short-term lodging units, including
nine one-bedroom units, twelve three-bedroom units, and three four-bedroom units (collectively,
the “Subject Units™). These units represent approximately 27% of the total units in the resort (upper
and lower) and roughly 42% of the Property’s total rentable square footage.

Our primary valuation approach for the Subject Units was a market-based comparison, utilizing
recent sales of comparable short-term rental properties within the Estes Park arca. We analyzed
several transactions from the past twelve months to establish an appropriate price-per-square-foot
benchmark, taking into account unit type, size, and overall property characteristics.

This benchmark was then adjusted to reflect several key distinctions between the comparable
properties and the Subject Units:

o The comparable properties are individually deeded, operate as short-term vacation rentals,
and have established rental and income histories.

o In contrast, the Subject Units are not individually deeded, are currently utilized as long-
term rentals, and do not have an established short-term rental operating history.

o As part of a larger resort inventory rather than individually owned properties, the Subject
Units inherently have reduced revenue potential on a per-unit basis compared to
standalone, deeded homes.

In addition, our analysis reflects the distinction between a bulk “portfolio” sale and individual
“retail” sales. Selling the units individually would require significant additional investment,
including addressing deferred maintenance, preparing cach unit for market, and incurring
incremental marketing, sales, negotiation, and transaction costs. These factors were incorporated
into our valuation through appropriate discounts.

Skyview

Skyview is a special purpose building that was designed solely for the purpose of hosting events
for guests of the original Fall River Village Resort. While that remains its highest and best use, it
is not being used for that purpose now.

Over time, any goodwill associated with its prior operation has diminished. Reestablishing
Skyview as a viable event venue would require meaningful capital investment, operational effort,



and likely repositioning—particularly given that it no longer benefits from the full support and
integration of the original resort.

Because the property does not currently generate cash flow, a traditional income-based valuation
approach is not applicable. Instead, our valuation is based on an estimated replacement cost, less
adjustments for deferred maintenance—particularly on some difficult to access exterior
improvements. We then added a premium to reflect its potential for future use as an event venue.

Conclusion

Based on the methodologies outlined above, we believe our offer represents a fair and well-
supported valuation. Notably, our proposed pricing reflects a higher price per square foot than that
paid by the Housing Authority approximately eighteen months ago, further underscoring the
strength and competitiveness of our offer.
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