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LAND Appraisal 

 

Allen L Bunk 

Appraisal Services Allen L Bunk LLC 

  

PO Box 333 

NASHUA MT 59248 

  Tel 406-746-3483 

Email albunk@nemont.net 

 

State of Montana  

Department of Natural Resources & Conservation 

Trust Land Management Division  

PO Box 201601 Helena, MT. 59620-1601 

RE: SALE #720             SW1/4NW1/4 Section 29, T35N-R42E; 

 SALE #721               NE1/4NW1/4, S1/2NW1/4,SECTION 25,T35N-R41E;  

 SALE#722                SW1/4SE1/4,SECTION25,T35N-R41E;   

SALE#723               S1/2NE1/4,SE1/4,NE1/4SW1/4,SECTION30,T35N-R42E 

Dear Emily Cooper: 

Accompanying this letter of transmittal is an appraisal report containing 34 pages plus a 24 page addenda (total 58 pages starts with 

0) which has been prepared for a State of Montana Department of Natural Resources & Conservation Trust Land Management 

Division property located at in Valley County.   I have made the necessary inspection and analysis to appraise the above referenced 

property. The attached report provides the essential data and detailed reasoning employed in estimating my final value estimate.  

I have appraised the property as a whole, owned in fee simple ownership. The lease indicates the property is leased to Ken 

Greenwood. I assume no responsibility for matters that are legal in nature nor do I render any opinion as to title.  

The property being appraised consists of 4 parcels containing 480 + - acres and in the report is a complete legal description and 

detail of subject property.  

 

 

 

The purpose of the report is to develop an opinion of market value of the Fee Simple interest of the subject property as of the 

effective date of inspection of 06/17/2015.  

 The intended use of this appraisal is to determine market value.  The intended user of this report is DNRC and Greenwood, Ken.  The 

appraisal is reflective of the real estate interest identified only.  The accompanying appraisal report has been completed in 

accordance with the Uniform Standards of Professional Appraisal Practice (USPAP).   The attached report details the scope of the 

appraisal, level of reporting, definition of value, valuation methodology, quantitative and qualitative analysis, conclusions, and 
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pertinent data researched and analyzed in the development of this appraisal and which were relied upon to determine the stated 

opinion of value.   

An external viewing of the subject property was made by this appraiser on 06/17/2015.  The level of viewing, investigation, and 

analysis performed by this appraiser are disclosed herein in the referenced Scope of Work.  The value opinion presented is qualified 

by definitions, limiting conditions, and certifications herein included.  Your attention is directed to the Assumptions and Limiting 

Conditions, beginning on page 7.  I certify that I have no present or contemplated future interest in the property beyond this opinion 

of value; an additional Certification appears on page 25.   

The appraisal report is predicated upon extraordinary assumptions
1
 and/or hypothetical conditions referenced in the Scope of Work 

section beginning on page 11.  

As a result of my analysis, it is my opinion that the market value, as herein defined in the report, subject to, subject to the 

definitions, certifications, and limiting conditions set forth in the attached report, as of the effective date of appraisal of 06/17/2015, 

was as follows:   

TRACT # LEGAL # OF ACRES 
Improved 
pasture Cropland Pasture 

Value per  
parcel 

SALE #720 SW1/4NW1/4 Section 29, T35N-R42E; "+-40 Acres 
 

40 
 

$25,320 

 SALE #721   
NE1/4NW1/4, S1/2NW1/4,SECTION 25,T35N-
R41E;  +-120 Acres 

 
44 76 $55,592 

SALE #722    SW1/4SE1/4,SECTION25,T35N-R41E;  +- 40 Acres 
  

40 $14,600 

SALE#723                                              
S1/2NE1/4,SE1/4,NE1/4SW1/4,SECTION30,T35N-
R42E    +-280 

 
113 167 $132,484 

Average value per acre    $400/Ac $633/Ac $365/Ac 
 

  

+-480  acres 
  

Total  $227,996 

Value Conclusion, As-Is $227,996 

  

  

 

Signature  

Allen L Bunk 

Name, Address, Etc.     Allen L Bunk  

Appraisal Services Allen L Bunk LLC 

PO Box 333; 302 Hobart St. 

Nashua, MT. 59248 

 

 

 

`      
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ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal is subject to the following assumptions and limiting conditions.   

1. This appraisal is to be used only for the purpose stated herein.  While distribution of this appraisal in its entirety is at the 

discretion of the client, individual sections shall not be distributed; this report is intended to be used in whole and not in 

part.   

2. No part of this appraisal, its value estimates, or the identity of the firm or the appraiser may be communicated to the public 

through advertising, public relations, media sales, or other media. 

3. All files, work papers and documents developed in connection with this assignment are the property of the appraiser.  

Information, estimates and opinions are verified where possible, but cannot be guaranteed.  Plans and sketches provided 

are intended to assist the client in visualizing the property; no other use of these plans is intended.  The work file prepared 

is an electronic work file and incorporates by reference all pertinent electronic data and analysis files retained by the 

appraiser.      

4. No hidden or unapparent conditions of the property, subsoil or structure, which would make the property more or less 

valuable, were discovered by the appraiser or made known to the appraiser.  No responsibility is assumed for such 

conditions or engineering necessary to discover them.  Unless otherwise stated, this appraisal assumes there is no existence 

of hazardous materials or conditions, in any form, on or near the subject property.  The appraiser is not qualified to detect 

hazardous or toxic materials.  Such determination would require investigation by a qualified environmental engineer or 

other expert, and is beyond the scope of this assignment.  The value estimate presented is based upon the assumption that 

the subject is free and clear of contamination or toxic materials of any kind either upon, or impacting, the subject property.  

No responsibility is assumed for any environmental conditions, or for any expertise or engineering knowledge required to 

discover such conditions.    

5. Unless otherwise stated herein, the property is assumed to be outside of areas where flood hazard insurance is mandatory.  

Maps used by public and private agencies to determine these areas are limited with respect to accuracy.  Due diligence has 

been exercised in interpreting these maps, but no responsibility is assumed for misinterpretation.   

6. Good title, free of liens, encumbrances and special assessments is assumed. No responsibility is assumed for matters of a 

legal nature.  The subject is assumed to be in compliance with all zoning and legal encumbrances.      

7. Necessary licenses, permits, consents, legislative or administrative authority from any local, state or Federal government or 

private entity are assumed to be in place as of the date of appraisal or reasonably obtainable.   

8. Unless otherwise stated herein, it is assumed there are no zoning violations, encroachments, easements, or other 

restrictions which would affect the subject property, unless otherwise stated herein.  The subject is a 4 Parcels containing 

480 acres total no zoning requirements, to the knowledge of the appraiser.   

9. The appraiser is not required to give testimony in Court in connection with this appraisal.  If the appraiser is subpoenaed 

pursuant to a court order, the client agrees to pay the appraisers regular per diem rate plus expenses for appearance time, 

preparation time, travel time, and document preparation time at the regular hourly rate in effect plus expenses and 

attorney fees.  In the event the real property appraised is, or becomes, the subject of litigation, condemnation, or other 

legal proceeding, it is assumed the appraiser will be given reasonable advance notice, and reasonable additional time for 

preparation.   

10. The appraiser has not observed the subject property to determine compliance with the Americans with Disabilities Act 

(ADA).  As the appraiser has no direct evidence or knowledge pertaining to the subject’s compliance, or non-compliance, 

with the Americans with Disabilities Act, this appraisal does not consider possible non-compliance or its effect upon the 

subject property or value opined.   

11. Appraisals are based on the data available at the time the assignment is completed.  Reasonable amendments or 

modifications to appraisals based on new information made available after the appraisal was completed will be made, as 

soon as reasonably possible, for an additional fee.   
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12. Unless otherwise stated herein, the subject property has been appraised as though free and clear of all encumbrances.   

13. All maps, plans, property specifications and data relied upon by the appraiser and presented herein are assumed to be 

correct.  No survey of the subject was made by this appraiser.  A ‘viewing’ or ‘observation’ of the subject was made, which 

is not defined as an ‘inspection’ and should not be utilized as, or in lieu of, a property inspection, a building inspection, a 

home inspection, an engineering inspection, or an environmental inspection.  All dimensions referenced have been 

provided by available public records or personal measurements by the appraiser rounded to the nearest ¼’ increment.   

14. Where the value of the land and improvements is shown separately, the value of each is presented only as an aid to 

compare the value which it lends to the parcel in its entirety.   

15. The appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the approval of a loan.   

16. Any compensation is not contingent upon any action resulting from the analysis, opinions, or conclusions presented, or the 

use of the appraisal report.   

17. To the best of my knowledge and belief, the statements of fact contained in this appraiser report are true and correct.  

Furthermore, no known important or materially relevant facts have been withheld.   

18. The reported analysis, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and 

are my personal unbiased professional analysis, opinions, and conclusions.   

19. I have made a personal viewing of the property that is the subject of this report on the stated date.   

20. No one provided significant professional assistance to the signatory appraiser. 

21. The client and all intended users agree to all of the following: I) this appraisal does not serve as a warranty on the physical 

condition or operability of the property appraised, ii) all users of this report should take all necessary precautions before 

making any financial commitments to or for the subject, iii) any estimate for repairs, alterations, or cost to cure, is (are) a 

non-warranted opinion(s) of the appraiser.   

22. Unless otherwise stated in this report, the existence of hazardous substances, including without limitation radon, 

underground storage tanks, underground debris, lead based paint, chemical spills or contamination, mold, fire resistant 

treated plywood, asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural chemicals, which may or may not 

be present on the property, was not called to the attention of nor did the appraiser become aware of such during the 

appraisers viewing of the subject property.  The appraiser has no knowledge of the existence of such materials on or in the 

property unless otherwise stated herein.  The appraiser, however, is not qualified to test for such substances.  The presence 

of such hazardous substances may affect the value of the property.  The value opinion developed herein is predicated on 

the assumption that no such hazardous substances exist on or in the property or in such proximity thereto, which would 

cause a loss in value.  No responsibility is assumed for any such hazardous substances, nor for any expertise or knowledge 

required to discover them.  The intended user is recommended to retain an expert in this field, if desired.   

23. The opinion of value(s) presented may differ if ownership is fractured or if the interest being appraised is less than an 

ownership interest.   

24. Use by the stated client(s), and use by any stated intended user(s), implies acceptance of all prior statements; if client(s) 

and any stated intended user(s) does not agree to all above statements, do not use or rely upon this report for any purpose.   
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

Property Type: 

 

 Pasture and Crop Land  

 

Location: 

 

Valley County MT. Near Larslan  

Property Overview: 

 

Site Size: 480 acres:  

 

Owner of Record: State of Montana. 

Lessee: Ken Greenwood. 

Legal Description
2
: 

 

RE: SALE #720      SW1/4NW1/4 Section 29, T35N-R42E; 

 SALE #721         NE1/4NW1/4, S1/2NW1/4,SECTION 25,T35N-R41E;  

 SALE#722          SW1/4SE1/4,SECTION25,T35N-R41E;   

SALE#723        S1/2NE1/4,SE1/4,NE1/4SW1/4,SECTION30,T35N-R42E 

 

Date of Value Opinion: 

 

06/17/2015. 

Property Rights Appraised: 

 

Fee Simple  

Intended Use: 

 

Purchase transaction  

Intended User: 

 

DNRC. 

Zoning: 

 

None. 

Highest and Best Use As Vacant: 

 

 Pasture and Cropland today   Agriculture use as is. 

  

Assessment and RE Tax Data: 

 

Exempt from property tax on state owned property 

Income Approach: Income approach is not applicable and was not developed 

 

 

 

 

Cost Approach: 

 

Cost approach is not applicable and was not developed. 
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SUBJECT
COM

P # 1
COM

P #2 
COM

P # 3
COM

P # 4
COM

P # 5

Geocode

20-4790-30-1-03-01-

0000

20-4896-07-2-04-04-

0000

20-4896-32-2-04-

03-0000

20-4683-25-1-04-03-

0000

20-4365-22-3-01-01-

0000

20-4254-34-1-01-01-

0000

LOCATION
VALLEY COUNTY

VALLEY COUNTY
VALLEY COUNTY

VALLEY COUNTY
VALLEY COUNTY

VALLEY COUNTY

+/- 9 m
iles

+/-5 m
iles

+/- 6 m
iles

+/- 8 m
iles

+/-20 m
iles

SALE DATE
3/4/2015

12/4/2014
12/4/2013

2/25/2015
12/19/2012

SIZE, ACRES
480

573
160

320
360

280

SALE PRICE 
NA

$215,000
$104,000

$200,000
$200,000

$188,370

LESS CONTRIBing 

IM
PS

NA
-5000

LAND VALUE
NA

195000

PRICE PER ACRE
NA

$375.00
$650.00

$625.00
$541.67

$672.75

LOCATION

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

COM
PAIRASON

USE TYPE ACRES
Average 

IRRIGATED 
NONE

NONE
NONE

NONE
NONE

NONE
Total

Total
$/Acre

HAY
NONE

NONE
NONE

NONE
NONE

NONE
Value

Acres

DRY CROP
197

"NONE
146+-@

676.71
98800

298+- @
647.32

192900
337+-@

560.83
189000

269+-@
684.93

184245
664945

1050
$633

"@
 $ 633

124,701

IM
PROVED 

PASTURE
76+-.@

400
30200

NONE
NONE

NONE
NONE

$400

@
 $400

0

PASTURE 
283

497+-@
372

184800
14+-@

371.43
5200

22+-@
300

6600
23+-@

260.87
6000

11+-@
375

4125
206725

567
$365

@
 $365

103,295

OTHER
5+- ac  roads

500

net 
215000

104000
200000

195000
188370

COM
PARISON

COM
PARISON

inferior
sim

ilar
sim

ilar
sim

ilar
superior
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SCOPE OF WORK 

Scope of Work: 

Appraisal Report Type: This is an ‘appraisal report’, as defined in USPAP.  The Scope of Work of this appraisal 
report is herein contained and additionally referenced throughout the body of this 
appraisal report.  An electronic work file for the subject assignment has been 
prepared and will be retained by appraiser compliant with statutory record keeping 
provisions.   

I spoke with Ms. Cooper and placed bid on the appraisal.  

Emily answered my reply with a go ahead to proceed with the assignment.  She also 
provided me with the Scope of work, Parcel description and contact information.  

I had a short conversation with Kenneth Greenwood and we set a time to visit the 
property which didn’t occur for several weeks. 

I looked for surrounding neighborhood sales and asked Ken greenwood to ask around 
and help me locate recent land sales in the area.   

All of the comparable sales were listed in the summary sheet in a separate document.   

 

 

Property Identification and Viewing: The subject, client, intended use, intended user, type of value, date of value, property 
characteristics, and assignment conditions have been identified in applicable sections 
of this report.  The subject was viewed by the appraiser as follows by driving over a 
large area of subject property as of date of viewing.  Comparable photographs were 
taken externally from the report date.   

Analysis of Physical Factors: All known pertinent physical factors were analyzed.    Physical data of comparable 
sales is based upon MT Dept. of Revenue assessment records, MT Cadastral records, 
prior viewings and appraisals, property owners and agents, and MLS records, as 
available.   

Analysis of Economic Factors: None considered 

Extent of Data Research: Sources of information include: 

 Valley  County Dept. of Revenue Office 
 County Clerk and Recorders Office 
 County Online and MT Cadastral Records 
 Purchaser – Ken Greenwood. 
 Lessor – Ken Greenwood. 
 Individual Buyers & Sellers 

 

    

Extraordinary Assumptions
3
  Features of the subject site such as legal descriptions, dimensions, size, etc. 

                                                                 

3
 If extraordinary assumptions or hypothetical conditions are found to be false, the estimated value and conclusions herein may or 

may not be impacted.   
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were obtained from publicly available sources.  All information taken 
therefrom is assumed to be correct.   

 Real estate tax, zoning, deed information, etc. was obtained from public 
online records and are assumed correct.  All information obtained from any 
credible source is assumed correct.   

 A title policy was not provided to appraiser as a component of this 
assignment; if detrimental features were identified or suggested in a title 
policy, or other professional report, this appraisal does not address issues 
that are significantly atypical for a valuation of a property of this type unless 
specifically identified as such herein.   

 The above extraordinary assumptions, and other assumptions which may be 
contained herein, are an integral premise upon which the conclusions of this 
appraisal report are based; if any of these assumptions are found to be 
untrue or materially inaccurate, the report assignments results may or may 
not be impacted.   

 No responsibility is assumed for matters legal in nature nor is any opinion 
rendered on title of property appraised. 

 Unless otherwise noted, the property has been appraised as though free and 
clear of all encumbrances. 

 This appraisal considers only surface rights to the property with 
consideration of current zoning and land use controls. The estimate of 
highest and best use will form the basis for value. This appraisal does not 
consider mineral, gas, oil or other natural resource rights that might be 
inherent in the ownership of the property. 

 There shall be not an obligation to give testimony or attendance in court by 
reason of this appraisal with reference to the property in question unless 
arrangement have been previously made at and additional fee. 

 Neither all nor any part of this report, especially the conclusions to value, the 
identity of the appraiser shall be disseminated to the public through 
advertising media without the prior written consent of the appraiser. 

 The fee for this appraisal report is for the service rendered. 
 This Appraisal Report is intended to comply with the reporting requirements 

set for the under Uniform Standards of Professional Practice for and 
Appraisal Report. 

Hypothetical Conditions  USPAP defines a hypothetical condition as ‘a condition, directly related to a 
specific assignment, which is contrary to what is known by the appraiser to 
exist on the effective date of the assignment results, but is used for the 
purpose of analysis.’  Hypothetical conditions assume conditions that are 
contrary to know fact.  This appraisal assignment is based upon the following 
hypothetical conditions, if any: 

 The subject property is owned by the State of Montana and this appraisal 
assumes the property is held in private ownership. This is noted in the 
“Scope of Work for Appraisals of Potential Sales through the Land Banking 
Program” which is included in the addenda.  

 The “Scope of Work for Appraisal of Potential Property Sales though the 
Land Banking program” also notes that Landlocked parcel, with be appraised 
with the hypothetical condition of having legal access and should be 
appraised as the property currently exists, which is without legal access, (as 
is). This is further discussed in the highest and best use section of this report. 

 Even though the subject property is leased, this appraisal assumes that the 
current lease does not exist. This is part of the scope of the assignment and 
is noted in the “Supplemental Appraisal Instructions” 

 

Personal Property & Intangibles Personal property is movable and not permanently affixed to the real estate.  This 
reports final value opinion excludes personal property and intangibles unless 
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otherwise stated herein.   

The Type and Extent of Analysis: Sales Comparison Approach: This approach is applicable, necessary and has been fully 
developed.  

 

Income Approach: This approach is applicable, not necessary and has not been fully 
developed.  

 

 

This approach is not applicable due to a lack of a demonstrated rental market for 
comparable properties in the subject market area, and has not been provided. Any 
attempt at the income approach would be a theoretical application only, lacking merit 
for the subject assignment. 
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PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to provide an opinion as to the market value market of the said subject properties of State land 

described as sales: 720, 721, 722, and 723 for the purpose in the decision making process of selling the said subject properties as of 

the effective date of 06/17/2015 which is the inspection date.   The effective date of the report is 07/31/2015 

 

INTENDED USE OF THE APPRAISAL 

To be an intended use and intended user of, the appraisal This appraisal is intended to be  used in the decision  making process 

concerning the potential sale  of the stated subject properties The intended users, are the State of Montana, the Montana Land 

Board of Land Commissioners and the Department of Natural Resources and Conservation(DNRC).  And ancillary use by Ken 

Greenwood as permitted by the stated client.  Any other use or use by any entity other than the above referenced client is 

unintentional and prohibited.  This report should not be relied upon by any other entity for any other purpose.  Unauthorized users 

do so at their own risk.  This report should be treated as confidential and/or copyrighted material and cannot be otherwise utilized 

or reproduced in any fashion without the written consent of the signatory appraiser. 

 

PROPERTY RIGHTS APPRAISED 

 

Fee Simple Equivalent Interest True fee simple interest can seldom, if ever, be appraised due to the encumbrances placed upon 

real estate through easements, zoning, deed restrictions, etc.  As such, the fee simple equivalent interest is viewed as “the fee 

simple interest in the appraised property, subject to zoning (if any), easements (if any), and restrictions of record (if any), as 

identified within the report as available during the background data research conducted for the subject assignment”.  A title report 

was not provided as a component of this assignment.   

DATE OF VALUE OPINION 

06/17/2015 

The effective date of the value opinion, which is the effective date of the appraisal, is 06/17/2015.  The effective date report which is 

the date that it was signed and delivered 07/31/2015.   

DEFINITION OF VALUE 

(MCA 70-30-313) 

The definition of “Market Value”, as defined as follows: Current Fair Market Value ` (MCA 70 30-313) Current fair market value is the 

price that would be agreed to by a willing and informed seller and buyer, taking into consideration, but not limited to, the following 

factors: 

(1) The highest and best reasonably available use and its value for such use, provided current use, provided current use may 

not be presumed to be the highest and best use;   

(2) The machinery, equipment, and fixtures forming part of the real estate taken; and any other relevant factors as to which 

evidence is offered. 

(3) Any other relevant factors as to which evidence is offered. 

IDENTIFICATION OF THE SUBJECT PROPERTY 

SALE #720              SW1/4NW1/4 Section 29, T35N-R42E; 
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 SALE #721               NE1/4NW1/4, S1/2NW1/4,SECTION 25,T35N-R41E;  

 SALE#722                SW1/4SE1/4,SECTION25,T35N-R41E;   

SALE#723             S1/2NE1/4,SE1/4,NE1/4SW1/4,SECTION30,T35N-R42E 

Legal Description 

 

There have been no sales in the past three years that I could find of the 4 subject properties and I have not reviewed these 4 subject 

properties in the last three years. 

 

PART II: DESCRIPTIONS, ANALYSIS, AND VALUE CONCLUSIONS 

Site  

Information Sources: Site Viewing; Assessment and Tax Records; County Clerk & Recorder Office; Plat Map of 
Record; Owner.   

  

Site Shape: 

 

Parcels are rectangular  

Corner pins are neither visible nor marked.  Approximate boundaries were visualized by 
aerial cadastral images.   

Size  

The Subject consists of 480+ - acres of cropland and pasture. 

 

Topography  Parcel has rolling hills and some (low land area with poor drainage). 

 

Drainage, Soil, Subsoil Conditions:   Farnuf loam/Tally 

Soil conditions are unknown. No soil tests were provided to your appraiser. DNRC maps 
were reviewed for soils types. 

Road Frontage/Access: Greenwood road is the only access. Parcel Sale # 720 is adjacent to the road way. It has 
been taken as a county road to the point where it turns South. Sales # 721 thru 723 are land 
locked parcels the only access is through private lands owned by Greenwoods.  

Utilities: 

 

Electrical and 2 wells for water  

Site Improvements: Barbed wire fencing  

Underground water line and stock waterer. 

Wind breaks  

Pole shed 

Personal property one hopper bin, and two older Butler type(approximately 1200 bushel) 
bins  

  

Easements/ 

 

Encroachments: 

Typical  

Typical utility easements are present, with no adverse encroachments noted.  Legal access 
to and buildability of the subject property is assumed.     

Water  Seasonal runoff, And  2 wells for stock water 
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Flood Plain  Not mapped 

 

NUISANCES OR HAZARDS:  None noted 

However Richardson Ground squirrels and lots of Cow pies are quite common. 

 

Improvements 

 

 

 

Marketing Analysis  

The improvements to the property included on separate addenda listing page. None 
considered in value as per instructions.  

 

 

The Comparable sales have all sold within 30 - 180 days of the time they were decided to be 
put up for sale.  Most of them were never listed publicly (this is normal in the area). (“word 
of mouth only sales method employed”).  

The time to market these 4 subject properties I would assume would be similar.  However 
with no access to roads they might be impossible to sell to the normal buyer.  

Some local tribal lands in the area also have problems with access and would not market at 
all locally because of access issues. 
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PLAT MAP   
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ZONING AND LAND USE PATTERNS 

No Zoning in rural Valley County except for commercial properties. No known zoning or exceptions for the subject properties. 

 

  

Conforming: The subject property is legally permissible use.   

Applicable Permitted Uses
4
:  Agriculture use 

 

 

REAL ESTATE TAX AND ASSESSMENT ANALYSIS  

The State of Montana is exempt from Federal Excise Taxes (#81-0302402) 

The subject property is state owned and is currently exempt from taxation. If the parcel sells to private ownership it will be subject 

to taxation. 

MARKET ANALYSIS  

Please see comp grid sheet 

SOCIAL INFLUENCES 

No known Social influences other than considered normal in the area. 

ECONOMIC INFLUENCES 

A Bullish market in Agriculture caused by better cattle and crop prices. Which has also caused agricultural land and machinery to 

increase in value in recent years. Causing more demand for pasture and crop land in the area.   
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Highest and Best Use Analysis 

“The reasonably probable and legal use of vacant land or an improved property that is physically possible, appropriately 

supported, financially feasible and that results in the highest value.” 

The definition above applies to the highest and best use of vacant land or improved property. It is to be recognized that in cases 

where a site has existing use. The existing use will continue, however, unless and until land value in its highest and best use exceeds 

the total value of the property in its existing use. 

Often in estimating the highest and best use of land, the government controls the regulations, and these controls are general 

zoning ordinances, building codes and parking requirements.  The attitudes of the typical investors in the market place.   

Most estate normally will fall into definite patterns, normally these uses can e classified as: residential, agricultural, recreational, 

industrial, commercial and public use. In valuing the highest and best use of the land both as if it is vacant and improved, the 

following criteria must be met: 1 legally permissible,  2 physically possible, 3 financially feasible, and 4 maximally productive.  

 

Legally Permissible 

 The subject property has no zoning.  The subject has always been used as agricultural grazing and or cropland. Because of the location there is 

no apparent need for the property to be used as commercial or industrial, or by any government entity for public use. 

Physically possible 

The subject property area is predominately agricultural lands. The subject property has limited legal access and physical access is from 

adjacent private lands. The “Assignment Conditions “provided by the client tell the appraiser to appraise the property as though legal and physical 

access exists.  The topography of the subject parcels is rolling hills.  

Financially Feasible 

The predominate use in the area is agricultural. The subject has been operated by the lessee’s family for two generations. The lessee 

contacted the DNRC about possible purchase of the tracts through the Land Banking Program. If the sale occurs these tracts will be operated by the 

Greenwood family. 

Maximally Productive 

The subject would conform to the first three requirements of Highest and best use, and would provide the maximum productivity of the 

subject site, is at this time for agricultural use as cropland and grazing pasture. 

THE VALUATION PROCESS 

Three basic approaches may be used to arrive at an opinion of market value. They are:   

 The Cost Approach 

 The Income Approach 

 The Sales Comparison Approach 

The Cost Approach is summarized as follows: 

Cost New 

Depreciation 

+     Land Value 
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=     Value 

The Income Approach converts the anticipated flow of future benefits (income) to a present value estimate through a capitalization 

and or a discounting process. 

The Sales Comparison Approach compares sales of similar properties with the subject property, if timely comparable sales exist in 

the subject market area. Each comparable sale is adjusted for its inferior or superior characteristics. The values derived from the 

adjusted comparable sales form a range of value for the subject. By process of correlation and analysis, a final indicated value is 

derived. 

The appraisal process concludes with the Final Reconciliation of the values derived from the approaches applied for a single opinion 

of market value. Different properties require different means of analysis and lend themselves to one approach over the others. This 

appraisal includes the following approaches: 

 Sales Comparison Approach: This approach is applicable, necessary and has been fully developed.  

 Income Approach: This approach is applicable, necessary and has not been fully developed.  

COST APPROACH 

The Cost Approach is defined as: 

Cost Approach 

A set of procedures through which a value indication is derived for the fee simple interest in a property by estimating the 

current cost to construct a reproduction of (or replacement for) the existing structure, including an entrepreneurial 

incentive, deducting depreciation from the total cost, and adding the estimated land value. Adjustments may then be made 

to the indicated fee simple value of the subject property to reflect the value of the property interest being appraised. 

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010). 

The applied process is as follows: 

1. Estimate the land value according to its Highest and Best Use. I have utilized the Sales Comparison Approach to 

estimate land value; the process is as follows:   

 Comparable sales, contracts for sale and current offerings are researched and documented.   

 Each comparable is analyzed and adjusted to equate with the subject property.   

 The value indication of each comparable is analyzed and the data reconciled for a land value 

indication. 

2. Estimate the replacement cost of the building and site improvements.  

3. Estimate the physical, functional and/or external depreciation accrued to the improvements. 

4. Sum the depreciated value of the improvements with the value of the land for an indication of value. 

***The Cost approach is not applicable in a land appraisal when no improvements are considered in 

the final value CONCLUSION. 

 

THE INCOME APPROACH  

The Income Capitalization Approach is defined as:  
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Income Capitalization Approach 

A set of procedures through which an appraiser derives a value indication for an income-producing property by converting 

its anticipated benefits (cash flows and reversion) into property value. This conversion can be accomplished in two ways. 

One year’s income expectancy can be capitalized at a market-derived capitalization rate or at a capitalization rate that 

reflects a specified income pattern, return on investment, and change in the value of the investment. Alternatively, the 

annual cash flows for the holding period and the reversion can be discounted at a specified yield rate.  

Source: Appraisal Institute, THE DICTIONARY OF REAL ESTATE APPRAISAL, 5th ed. (Chicago: Appraisal Institute, 2010). 

The steps involved in capitalizing the subject's net operating income are as follows: 

1. Develop the subject's Potential Gross Income (PGI) through analysis of the subject’s actual historic income and an 

analysis of competitive current market income rates.  

 

2. Estimate and deduct vacancy and collection losses to develop the Effective Gross Income (EGI). 

 

3. Develop and subtract operating expenses to derive the Net Operating Income (NOI).  

 

4. Develop the appropriate capitalization rate (Ro). 

 

5. Divide the net operating income by the capitalization rate for an opinion of value through direct capitalization. 

 

The income approach is not deemed necessary in this appraisal.  And therefore it is not developed. 
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Sales Location Map  

 

 

SALES COMPARISON APPROACH 

The Sales Comparison Approach is defined as:  
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Sales Comparison Approach 

The process of deriving a value indication for the subject property by comparing market information for similar properties 

with the property being appraised, identifying appropriate units of comparison, and making qualitative comparisons with or 

quantitative adjustments to the sale prices (or unit prices, as appropriate) of the comparable properties based on relevant, 

market-derived elements of comparison.  

Source: Appraisal Institute, THE DICTIONARY OF REAL ESTATE APPRAISAL, 5th ed. (Chicago: Appraisal Institute, 2010). 

The Sales Comparison Approach is based on the premise that a buyer would pay no more for a specific property than the cost of 

obtaining a property with the same quality, utility, and perceived benefits of ownership.  It is based on the principals of supply and 

demand, balance, substitution, and externalities. This in the market is often difficult and nearly impossible to accurately isolate a 

given factor.  In short it is very difficult and seldom possible to find identical sales in all respects but one, and thus is able to prove 

conclusively the value, or lack of value, due to the difference in sale price. There are often plus and minus factors which offset each 

other, Therefore the use of subjective judgment, to some degree, may need to be exercised. The differences in values are real and 

adjustments based on as much fact as can be found, will be made. Then, the appraiser may call on his experience l to make 

subjective judgments.            

SALES COMPARISON APPROACH CONCLUSION 

RECONCILIATION AND FINAL VALUE OPINION 

  The appraiser has reviewed the above sales the best, nearest sales and used the average number of ($ per soil crop type) {Total 

Value} and divided that by the [total number] of acres to find the average $ per acre land value (per crop land, pasture type).  This 

was used to develop a value for the subject crop and pasture land. Although it seems fairly simple when laid out in a spreadsheet 

fashion there is some unknown factors that have to be taken into consideration.  In all these sales there are acres that don’t appear 

in any known category of cropland or pasture.  Montana Cadastral Site does not match acre per acre with FSA maps and small 

inconsistences’ occurs that is why I have tried to use a (+ -) on said sale acres.  

In my opinion the method works however it does not put the most emphases on the best compare sale and weight that with a more 

adequate amount of that sale’s value.  Unfortunately there are no known identical sales in the area at this time.  
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Sales Adjustment Grid           

 

               

          

                

ADJUSTMENT NOTES 

The comparable properties differ from each other and the subject. The differences are for cash equivalency, market conditions, 

location, and physical characteristics. When differences are found adjustments are necessary if the comparable is inferior adding to 

the value, when superior subtracting from the comparable is necessary. The sale properties are then adjusted to the subject 

property. 

                

                

                

             

                

 

 

Part III: Certification and Addenda 

SUBJECT COMP # 1 COMP #2 COMP # 3 COMP # 4 COMP # 5

Geocode

20-4790-30-1-03-01-

0000

20-4896-07-2-04-04-

0000

20-4896-32-2-04-

03-0000

20-4683-25-1-04-03-

0000

20-4365-22-3-01-01-

0000

20-4254-34-1-01-01-

0000

LOCATION VALLEY COUNTY VALLEY COUNTY VALLEY COUNTY VALLEY COUNTY VALLEY COUNTY VALLEY COUNTY

+/- 9 mi les +/-5 mi les +/- 6 mi les +/- 8 mi les +/-20 mi les

SALE DATE 3/4/2015 12/4/2014 12/4/2013 2/25/2015 12/19/2012

SIZE, ACRES 480 573 160 320 360 280

SALE PRICE NA $215,000 $104,000 $200,000 $200,000 $188,370

LESS CONTRIBing 

IMPS NA -5000

LAND VALUE NA 195000

PRICE PER ACRE NA $375.00 $650.00 $625.00 $541.67 $672.75

LOCATION

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

NORTH VALLEY 

COUNTY

COMPAIRASON

USE TYPE ACRES Average 

IRRIGATED NONE NONE NONE NONE NONE NONE Total Total $/Acre

HAY NONE NONE NONE NONE NONE NONE Value Acres

DRY CROP 197 "NONE 146+-@676.71 98800 298+- @647.32 192900 337+-@560.83 189000 269+-@684.93 184245 664945 1050 $633

"@ $ 633 124,701

IMPROVED 

PASTURE 76+-.@400 30200 NONE NONE NONE NONE $400

@ $400 0

PASTURE 283 497+-@372 184800 14+-@371.43 5200 22+-@300 6600 23+-@260.87 6000 11+-@375 4125 206725 567 $365

@ $365 103,295

OTHER 5+- ac  roads 500

net 215000 104000 200000 195000 188370

COMPARISON

COMPARISON inferior s imi lar s imi lar s imi lar superior
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CERTIFICATION 

I certify that, to the best of my knowledge and belief: 

 The statements of fact contained in this report are true and correct. 

 The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and 

are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

 I have no present or prospective interest in the property that is the subject of this report and no personal interest with 

respect to the parties involved. 

 I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this assignment. 

 I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 

 My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

 My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined 

value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a 

stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.  

 My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform 

Standards of Professional Appraisal Practice. 

 I have made a personal inspection of the property that is the subject of this report.  

 No one provided significant real property appraisal assistance to the person signing this certification.  

 
I have used the Average value based on the sales Grid located on page 10  

 

TRACT # LEGAL # OF ACRES Improved 
pasture 

Croplan
d 

Pasture Value per  
parcel 

SALE #720 SW1/4NW1/4 Section 29, T35N-R42E; "+-40 Acres  40  $25,320 

 SALE #721   NE1/4NW1/4, S1/2NW1/4,SECTION 25,T35N-
R41E;  

+-120 Acres  44 76 $55,592 

SALE #722    SW1/4SE1/4,SECTION25,T35N-R41E;  +- 40 Acres   40 $14,600 

SALE#723                                              S1/2NE1/4,SE1/4,NE1/4SW1/4,SECTION30,T35
N-R42E    

+-280  113 167 $132,484 

Average value per acre  $400/Ac $633/Ac $365/A
c 

 

 Total +-480  acres   Total  $227,996 

TRACT # LEGAL # OF ACRES Improved 
pasture 

Croplan
d 

Pasture Value per  
parcel 

 

 

Signature 

Report Date 
07/31/2015 

$227,996 
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QUALIFICATIONS OF THE APPRAISER 

  

The Appraiser has not completed this particular type of appraisal assignment in the pasted.  I have completed a few land appraisals 

that were less extensive than this appraisal.  I believe the biggest problem was that I did not understand that I was DNRC Was asking 

for a value for each parcel individually.  I thought that the potential sale was for the 4 parcels and put the total value together.  The 

software program was one that I have never used before. I found very difficult to maneuver material around in the report. Like dates 

and page numbers and charts. 

 I grew up as a farm boy here in Valley County. I own a small farm and have a very good understanding of crops and soil types.  I have 

spent the last 27+ years as an, Res, Ag, Commercial lead appraiser for DOR here in Valley County.  
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Patten for School lands Section 25 
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Deed  
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Deed  
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Deed 

 

 

Deed   
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Deed 
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ADDENDA 
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Personal property improvements to property not consider in the appraised value! 
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Property Record Card 

Summary 

Primary Information 

Property Category:RP  Subcategory:Real Property 

Geocode:20-4790-30-1-03-01-0000 Assessment Code:4108001934 

Primary Owner: PropertyAddress: 

STATE OF MONTANA  

1625 11TH AVE COS Parcel: 

HELENA, MT 59620-1601  

NOTE: See the Owner tab for all owner information 

Certificate of Survey: 

Subdivision: 

Legal Description: 

S30, T35 N, R42 E, ACRES 280, S2NE4, NE4SW4, SE4 

Last Modified:6/26/2015 10:31:03 PM 
General Property Information 

Neighborhood:001.0 Property Type:EP - Exempt Property 

Living Units:0 Levy District:20-1934-9 

Zoning: Ownership %:100 

Linked Property: 

No linked properties exist for this property  

Exemptions: 

No exemptions exist for this property  

Condo Ownership: 

General:0 Limited:0 
Property Factors 

Topography:8 Fronting:0 - None 

Utilities:0 Parking Type: 

Access:0 Parking Quantity: 

Location:0 - Rural Land Parking Proximity: 

Land Summary 

Land Type Acres Value 

Grazing 0.000 00.00 

Fallow 0.000 00.00 

Irrigated 0.000 00.00 

Continuous Crop 0.000 00.00 

Wild Hay 0.000 00.00 
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