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December 10, 2021  

 

State of Montana, Montana Board of Land Commissioners, & Montana DNRC 

P.O. Box 201601, 1539 11th Avenue 

Helena, MT 59620-1601 

 

Re: 6383 Walker Road & 2990 Thorpe Road 

Bozeman & Belgrade, MT  59715 & 59714 

 

Dear Mr. Seth Goodwin, 

 

In accordance with your request and authorization, we have viewed the referenced properties, 

also referred to as the appraised or subject properties in the following report, and have estimated 

the current fee simple values of the Walker Road property “as vacant” and “as improved” and the 

current fee simple value of the Thorpe Road property “as vacant” as of October 18, 2021. Our 

professional opinions are based upon analysis of market data gathered for this purpose and upon 

the assumptions and limiting conditions stated on pages 2-4 of the following report. This 

appraisal is being completed under multiple hypothetical conditions. The first hypothetical 

condition is that each of the subject parcels are in fee simple ownership and are therefore sellable 

parcels which is contrary to their existing leasehold ownership. The second hypothetical 

condition is that neither of the subject properties are encumbered by leases or licenses which is 

contrary to the ground leases currently in place at each of the subject properties. The third 

hypothetical condition is that the current market value was estimated for the subject Walker 

Road property “as vacant” which is contrary to the existing improvements currently present on 

the subject Walker Road property. Finally, this appraisal was completed under the hypothetical 

condition that the subject properties had been created through their respective certificates of 

survey as of the effective date of this appraisal when they actually had not yet been created 

through their respective certificates of survey as of the effective date of this appraisal. A 

hypothetical condition is contrary to what currently exists but is necessary to complete the 

appraisal for its intended use. 

 

This is an Appraisal Report as defined by Uniform Standards of Professional Appraisal Practice 

under Standards Rule 2-2. This format provides a summary of the appraisal process, subject and 

market data and valuation analyses. The information contained in this report is specific to the 

needs of the client and for the intended use as stated in this report. The appraisers are not 

responsible for unauthorized use of this report. The opinions stated in the accompanying report 

are based on our viewing of the appraised properties, comparable properties, and analysis of all 

pertinent data.  

 



 

 

As a result of our investigation and analysis, it is our opinion that the current market value 

of the fee simple interest, “as improved” in the subject Walker Road property, as of 

October 18, 2021, is: 

 

NINE HUNDRED TWENTY THOUSAND DOLLARS 

 ($920,000) 

 

As a result of our investigation and analysis, it is our opinion that the current market value 

of the fee simple interest, “as vacant” in the subject Walker Road property, as of October 

18, 2021, is: 

 

FOUR HUNDRED SEVENTY-FIVE THOUSAND DOLLARS 

 ($475,000) 

 

As a result of our investigation and analysis, it is our opinion that the current market value 

of the fee simple interest, “as vacant” in the subject Thorpe Road property, as of October 

18, 2021, is: 

 

SIX HUNDRED SIXTY-FIVE THOUSAND DOLLARS 

 ($665,000) 
 

The following report contains (87) pages in addition to an addendum that provides the data and 

analysis to support the stated value estimates. 

 

Respectfully submitted, 

 

       
Keith O'Reilly, MAI 

Certified General Appraiser #400 

State of Montana 

 

 
Dan Wheeler  

Certified General Appraiser #12347 

State of Montana 
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PHOTOGRAPHS OF THE SUBJECT PROPERTIES 

 

 
A view of the subject property located at 6383 Walker Road. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
A view of the subject property located at 2990 Thorpe Road. 

Photo taken on October 18, 2021 by RJ Patch. 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 

This appraisal report, the letter of transmittal, and certification are subject to the following 

assumptions and limiting conditions. Any special qualifying conditions that may be contained 

elsewhere in the report are incorporated by reference. 

 

Assumptions 

 

1. That the legal descriptions, as furnished, are correct and that the title to the properties is good 

and marketable. All existing liens and encumbrances, if any, have been disregarded. The 

properties are appraised as though free and clear of other burdens, under responsible 

ownership and competent management. 

 

2. That the land dimensions taken from available maps, plats, and/or surveys are correct. It has 

been assumed that those boundaries that are apparent are correct. 

 

3. It is assumed that the use of the land and improvements is confined within the boundaries or 

property lines of the properties described and that there is no encroachment or trespass unless 

noted in the report. 

 

4. That no adverse water table or soil conditions exist and no representation regarding such 

conditions is made in this report unless specifically stated. The values estimated are 

predicated on the absence of any such conditions occurring. 

 

5. It is assumed that the subject properties conform to all applicable zoning and use regulations 

and restrictions unless nonconformity has been identified, described and considered in the 

appraisal report. 

 

6. Those opinions, estimates, data and statistics supplied by others in the course of this study, 

are correct. The assumption has been made that the sources are reliable, but no responsibility 

has been inferred for their accuracy. 

 

7. This report does not contemplate any court action, nor does it obligate the appraisers to give 

any testimony or make any appearance in court, before commission, arbitrator or any other 

individual, body or agency. If court action or appearance later becomes necessary in the 

interest of the client, the terms of the additional service shall be negotiated at that time. 

 

8. Unless otherwise stated in this report, the appraisers did not observe the existence of 

hazardous material, which may or may not be present on the properties. We  have no 

knowledge of the existence of such materials on or in the properties. We are not qualified to 

detect such substances. The presence of potentially hazardous materials may affect the values 

of the properties. This extends to any leaks from underground fuel storage tanks, and 

identification of asbestos containing materials. The value estimates are predicated on the 

assumption that there is no such material on or in the properties. No responsibility is assumed 

for any such conditions or for any expertise or engineering knowledge required to discover 

them. The client is urged to retain an expert in this field, if desired. Any such environmental 
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risk discovered at a later date may require a revised estimate of value that may or may not be 

simply a reduction of the value by the estimated cost to cure the environmental condition. 

Properties known to have environmental risk may also carry a stigma in the market place that 

may or may not affect the value. If future soil tests should reveal the existence of any such 

soil conditions or hazardous waste, we reserve the right to review and adjust this appraisal. 

 

9. The appraisers’ conclusion of value is based upon the assumption that there are no hidden or 

unapparent conditions of the site that might impact upon buildability. The appraisers 

recommend due diligence be conducted through local building departments or municipality 

to investigate build ability and whether the property is suitable for its intended use. The 

appraisers make no representations, guarantees or warranties. 

 

Limiting Conditions: 

 

1. The appraisers are not responsible for any matter legal in character nor is any opinion 

rendered as to title, which is assumed to be marketable. 

 

2. The values reflected in the analysis apply only to the program of utilization considered in this 

report. The use of the values in conjunction with any other appraisal or under other 

influences invalidates the conclusions developed. 

 

3. This analysis and estimates of value are made for the exclusive use and benefit of the client 

to whom it is addressed and possession of this report or a copy does not carry with it the right 

of publication, nor may it be used for any purpose other than that intended without the 

previous consent of the appraisers. In any event only the entire report may be used and no 

part shall be taken or used out of context. 

 

4. Included as an integral part of this report are maps and photographs of the appraised 

properties. The maps and photographs were prepared and taken by the appraisers, and 

although they do not purport to represent survey accuracy, they are substantially correct and 

adequately serve as visual reference to the properties. 

 

5. Disclosure of the contents of this report is governed by the Bylaws and Regulations of the 

Appraisal Institute. Neither all nor any part of the contents of this report (especially any 

conclusions of value, the identity of the appraisers or the firm with which they are connected) 

shall be disseminated to the public through advertising media, public relations, news media, 

sales media, or any other public means of communication without the prior written consent 

and approval of the authors. 

 

6. The forecasts, projections, or operating estimates contained herein are based on current 

market conditions, anticipated short-term supply and demand factors, and a continued stable 

economy. These forecasts are, therefore, subject to changes with future conditions.  
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7. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  The 

appraisers have not made a specific compliance survey or analysis of the properties to 

determine whether or not they are in conformity with the various detailed requirements of 

ADA.  It is possible that a compliance survey of the properties and a detailed analysis of the 

requirements of the ADA would reveal that the properties are not in compliance with one or 

more of the requirements of the act. If so, this fact could have a negative impact upon the 

values of the properties. Since the appraisers have no direct evidence relating to this issue, 

possible noncompliance with the requirements of ADA was not considered in estimating the 

values of the subject properties. 

 

8. This appraisal is being completed under multiple hypothetical conditions. The first 

hypothetical condition is that each of the subject parcels are in fee simple ownership and are 

therefore sellable parcels which is contrary to their existing leasehold ownership. The second 

hypothetical condition is that neither of the subject properties are encumbered by leases or 

licenses which is contrary to the ground leases currently in place at each of the subject 

properties. The third hypothetical condition is that the current market value was estimated for 

the subject Walker Road property “as vacant” which is contrary to the existing improvements 

currently present on the subject Walker Road property. Finally, this appraisal was completed 

under the hypothetical condition that the subject properties had been created through their 

respective certificates of survey as of the effective date of this appraisal when they actually 

had not yet been created through their respective certificates of survey as of the effective date 

of this appraisal. A hypothetical condition is contrary to what currently exists but is 

necessary to complete the appraisal for its intended use. 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

 

Client:    State of Montana, Montana Board of Land 

Commissioners, & Montana DNRC 

 

Intended User:   State of Montana, Montana Board of Land 

Commissioners, Department of Natural Resources and 

Conservation, and lessees David & Lu Anne Odt and 

Dean & Carrie Johnson 

     

Owner of Properties:  The subject lots are owned by the State of Montana 

DNRC while the single-family residential improvements 

on the 6383 Walker Road property are owned by David 

Odt and Lu Anne Adt.  

 

Date of Valuation: October 18, 2021  

 

Date of Preparation:   December 10, 2021  

 

Rights Appraised:  Fee Simple  

 

Legal Descriptions:  Please see page 10 

   

Location of Properties: 6383 Walker Road & 2990 Thorpe Road, Bozeman & 

Belgrade, MT 59715 & 59714 

 

Improvements: The property located at 6383 Walker Road is improved 

with a single-family residence with 1,894 square feet of 

finished area in addition to a 378 square foot detached 

two car garage. The property located at 2990 Thorpe 

Road is improved with a two-car garage and a barn, both 

of which have reached the end of their economic life and 

are considered to have no contributory value. 

    

Highest and Best Use: The highest and best use for the property located at 6383 

Walker Road is for continued use as a single-family 

residence. The highest and best use for the property 

located at 2990 Thorpe Road is for commercial 

development in accordance with market demand. 

 

Present Use:   As of the effective date of this appraisal, the residence 

located at 6383 Walker Road is occupied as a primary 

residence and the existing improvements located at 2990 

Thorpe Road are in the process of being demolished. 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           6 

 

Zoning: The subject Walker Road property is zoned by the 

Gallatin County Planning Department as AR, 

Agricultural and Rural Residential. The subject Thorpe 

Road property is not zoned and does not appear to be 

subject to any covenants, conditions, or restrictions.  

 

Site Size:   The property located at 6383 Walker Road has an 

approximate land area of 2.850 acres or 124,146 square 

feet. The property located at 2990 Thorpe Road has an 

approximate land area 6.642 acres or 289,325 square feet.  

 

Environmental:      There are no known adverse environmental conditions on 

the subject sites. Please reference Limiting Conditions 

and Assumptions. 
 

Market Status:  There has been more real estate activity in the last eight 

years than in the preceding years. The real estate market 

peaked in 2006 and then began to decline up until about 

mid-2011. The real estate market saw significant gains in 

2013, 2014, 2015, 2016, 2017, 2018, 2019, and 2020 and 

it continues to see steady growth in 2021. The residential 

market has strengthened considerably. The oversupply of 

residential building sites has been absorbed and now 

there is more demand than supply. The overall 

commercial market has also improved as commercial 

rental rates and values have been increasing. The world 

was exposed to COVID-19 and the effects to the 

Bozeman market began the week of March 16, 2020. 

Like the rest of the world, the long-term effects to the 

local market are unknown at this time. It appears, 

however, that the COVID-19 global pandemic has 

positively impacted real estate values in Bozeman and the 

surrounding market areas as there has been an influx of 

buyers from larger metropolitan areas. 

 

Concluded Value for Each Property: 

 

6383 Walker Road 

 

Sales Comparison Approach: 

 

 

$475,000 – “As Vacant” 

 $920,000 – “As Improved” 

  

2990 Thorpe Road 

 

 

Sales Comparison Approach: $665,000 – “As Vacant” 
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SCOPE OF THE APPRAISAL 

 

The scope of work consists of the amount and type of information researched and analyzed in an 

assignment. In preparing the appraisal, Dan Wheeler has personally viewed the subject sites and 

improvements and has considered pertinent characteristics of the sites and improvements in 

comparison to current market standards. We have analyzed the subject neighborhoods and 

competing markets for current sales data. Dan Wheeler viewed the subject properties on October 

18, 2021. General and specific data was obtained through personal and telephone interviews with 

government officials, property managers, developers, real estate agents, and other market 

participants. We have considered the highest and best use of the properties as if vacant and as 

improved, and have applied the sales comparison approach valuation method. It should be noted 

that an “as improved” value opinion was not developed for the subject Thorpe Road property 

given that it is our opinion that the improvements present on that property have no contributory 

value due to their condition as of the effective date of this appraisal.  

 

The cost approach was omitted because the cost approach is most appropriate when the 

replacement cost of the improvements as well as accrued depreciation can be estimated with a 

high degree of accuracy. As a result, the cost approach is most applicable when the 

improvements are relatively new. However, in this case, the improvements on the 6383 Walker 

Road property were originally constructed in 1925; thus, the estimate of accrued depreciation 

from physical deterioration, functional obsolescence, and/or external obsolescence would be 

difficult to estimate with a high degree of certainty due to their older age. The cost approach is 

not applicable to the property located at 2990 Thorpe Road as the existing improvements provide 

no contributory market value as they are beyond their useful life and are in disrepair. The income 

approach was omitted because neither of the subject properties are typical income producing 

properties and it is our opinion that the most typical buyer would not purchase the subject 

properties for their income producing potential. This is an Appraisal Report as defined by 

Uniform Standards of Professional Appraisal Practice under Standards Rule 2-2. This format 

provides a summary of the appraisal process, subject and market data and valuation analyses. 

The information contained in this report is specific to the needs of the client and for the intended 

use as stated in this report.   

 

This appraisal is being completed under multiple hypothetical conditions. The first hypothetical 

condition is that each of the subject parcels are in fee simple ownership and are therefore sellable 

parcels which is contrary to their existing leasehold ownership. The second hypothetical 

condition is that neither of the subject properties are encumbered by leases or licenses which is 

contrary to the ground leases currently in place at each of the subject properties. The third 

hypothetical condition is that the current market value was estimated for the subject Walker 

Road property “as vacant” which is contrary to the existing improvements currently present on 

the subject Walker Road property. Finally, this appraisal was completed under the hypothetical 

condition that the subject properties had been created through their respective certificates of 

survey as of the effective date of this appraisal when they actually had not yet been created 

through their respective certificates of survey as of the effective date of this appraisal. A 

hypothetical condition is contrary to what currently exists but is necessary to complete the 

appraisal for its intended use. 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           8 

 

PURPOSE AND INTENDED USE AND USER OF THE APPRAISAL 

 

The purpose of this appraisal is to estimate credible opinions of the current market values of the 

fee simple interest in the subject properties, “as vacant”  and “as improved” as of October 18, 

2021, in accordance with the Uniform Standards of Professional Appraisal Practice (USPAP) 

and supplemented by the Appraisal Institute. The intended use of the appraisal is to assist the 

client and intended users, The State of Montana, the Montana Board of Land Commissioners, the 

Department of Natural Resources and Conservation, and lessees David & Lu Anne Odt and Dean 

& Carrie Johnson, in regards to the potential purchase/sale of the subject properties through the 

DNRC’s Cabin/Home Site Sales Program. Insurable value has not been estimated. 

 

DEFINITION OF MARKET VALUE    
 

Market value is defined as the most probable price which a property should bring in a 

competitive and open market under all conditions requisite to a fair sale, the buyer and seller, 

each acting prudently and knowledgeably, and assuming the price is not affected by undue 

stimulus. Implicit in this definition is consummation of a sale as of a specified date and passing 

of title from seller to buyer under conditions whereby: 

 

1. Buyer and seller are typically motivated; 

 

2. Both parties are well informed or well advised, and each acting in what they consider their 

own best interest; 

 

3. A reasonable time is allowed for exposure in the open market; 

 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; 

 

5. The price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale. 1 

                                                 
           1 Source:  The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015).  
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PROPERTY RIGHTS APPRAISED 

 

Property rights are ownership interests in real estate and have value. It is important to know what 

property right(s) or estate(s) are involved in the appraisal, because the estate identifies the rights 

being valued. The subject property rights being appraised is the fee simple interest. 

 

Fee Simple: Absolute ownership unencumbered by any other interest or estate, subject only to 

the limitations imposed by the governmental powers of taxation, eminent domain, police power 

and escheat.2 

                                                 
     2  The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015). 
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EXPOSURE TIME 
 

Exposure time should not be confused with the marketing period. Exposure time precedes the 

effective date of the appraisal. In other words, how long the subject properties would be actively 

marketed prior to the effective date of the appraisal to bring the estimated opinion of market 

value determined in the appraisal. Marketing time is the period after the effective date of the 

appraisal. In other words, how long it would take to sell the subject properties, at the appraised 

market value, after the effective date of the appraisal. Typically, in a stable market the marketing 

time and exposure time should be relatively similar. Recent sales in the Bozeman and Belgrade 

markets have been relied upon to estimate the exposure time of the subject properties. Due to the 

size of the Bozeman and Belgrade markets, the best estimate for exposure time is derived from 

sales of similar types of property. Based upon the current market conditions, sales data within the 

report and current listings, we have estimated the exposure time for the subject properties to be 

less than six months.  

 

VALUATION DATE 
 

The effective date of the appraisal is October 18, 2021. This is the date of valuation and the date 

that the subject properties were personally viewed. 

 

IDENTIFICATION AND HISTORY OF THE SUBJECTS 
 

Legal Descriptions 

 

As of the effective date of this appraisal, the subject properties had not yet been created via the 

certificates of survey that were later recorded on November 8, 2021. As of the date that this 

appraisal was completed, the subject properties carried the following legal descriptions: 

 

Walker Road Property 

 

Tract 1 of Certificate of Survey No. 3074, a tract of land located within the south east one quarter 

of the south west one quarter of Section 36, Township 1 North, Range 5 East, Gallatin County, 

Montana. 

 

Thorpe Road Property 

 

Tract 1 of Certificate of Survey No. 3075, a tract of land located in the southwest ¼ of the 

southwest ¼ of Section 33, Township 1 North, Range 4 East, Gallatin County, Montana. 

 

Sale History, Current Listing, or Contract 

 

The subject properties have not transferred ownership in the three year period preceding the 

effective date of this appraisal. To the best of our knowledge, the subject properties are not 

currently listed for sale nor are they currently under contract to sell; however, it is our 

understanding that the subject properties may potentially be sold through the Cabin/Home Site 

Sales Program. 
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REGIONAL & CITY MAPS 

 

 
 

 

 

 

6383 Walker Road 

 

2990 Thorpe Road 
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                                                                                              Bridger Appraisals, Inc. ©                                                           13 

REGIONAL, CITY, AND NEIGHBORHOOD ANALYSIS  

 

The purpose of this section is to identify the pertinent social, economic, governmental and 

environmental factors that affect property value and to analyze their impact on the appraised 

property’s market value. This analysis begins with regional information and moves to relevant 

information about the city and the Subject’s neighborhood. A neighborhood is defined as a 

grouping of similar land uses. From an appraisal viewpoint, this is the area where the subject 

property competes with other properties and where the most comparable market data is obtained.   

 

Bozeman and Belgrade are both located in Gallatin County, in an area more commonly referred 

to as the Gallatin Valley. Gallatin County covers 2,632 square miles of mountainous lands 

varying in topography and climate which are located in the southwestern part of the state, more 

specifically between Park and Madison counties, north of the Montana-Wyoming border and 

Yellowstone National Park. Gallatin County is known for downhill skiing opportunities at Big 

Sky Resort, Moonlight Basin and Bridger Bowl. In addition to world-class skiing, Gallatin 

County plays host to a multitude of other outdoor activities, as half of the land in the county is 

under public ownership by the Gallatin National Forest, State of Montana, Bureau of Land 

Management or the National Park Service. In the past decade, Gallatin County has grown faster 

than any other county in the state of Montana, with the largest population increase in the state 

between the 2000 Census and the 2010 Census (32%). Gallatin County surpassed Flathead 

County in 2011 to become the third largest county population in the state and had an estimated 

population of 114,434 in 2019. Bozeman, the county seat for Gallatin County, is located 

approximately 140 miles to the west of Billings, Montana and 65 miles to the north of 

Yellowstone National Park. With an estimated population of 49,831 in 2019, Bozeman has been 

the fourth largest city in Montana since 2004.  

 

Social Factors: 

 

Social influences that affect value include, but are not limited to, population characteristics such 

as growth, population density, age distribution, household sizes, employment status, availability 

of education and the quality of life. 

 

Historic and Recent Population Trends - City of Bozeman, Gallatin County and Montana: 

 

According to the U.S. Census Bureau, the City of Bozeman's population increased from 27,509 

in 2000 to 37,280 in 2010, which indicates an approximate 35.5% overall increase or 3.55% 

annual increase over that ten year period. In contrast, the City of Bozeman’s average growth rate 

between 1980 and 1990 was about 0.47% per year. In the past decade, Gallatin County and 

Bozeman have grown faster than any other county or city in the state according to U.S. Census 

Bureau data. Between 2010 and 2019, the City added approximately 12,251 new residents, 

which translates to a growth rate of approximately 1,395 new residents per year or an annual 

growth rate of approximately 4%. There has been a large influx of residents to the City of 

Bozeman and Gallatin County as a result of the COVID-19 global pandemic; however, this may 

not be accurately reflected in the 2020 census considering that many of the new residents 

relocated to the surrounding area following completion of the census survey. 
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Gallatin County's population increased from 67,831 in 2000 to 89,513 in 2010 which indicates 

an increase of 21,682 people. This represents an increase in population of approximately 32% 

over a ten-year period, or an average growth rate of 3.2% per year. The estimated population of 

Gallatin County in 2019 was 114,434 (28% increase from 2010). In 2019, Gallatin County 

earned the number one rank as the largest gaining micropolitan area (numeric increase) for the 

second year in a row.  The entire state of Montana grew by 9.7% to 989,415 residents between 

2000 and 2010, adding 87,220 people over that ten-year period. The 2019 estimated population 

of Montana was 1,068,778, keeping Montana ranked 44th among the 50 states in population.   

 

In addition to population growth, the City of Bozeman continues to grow in geographic size. In 

order to accommodate the increasing population and business growth, new land for residential, 

commercial and industrial development has been annexed into the City.  In 1990, the City was 

approximately 10 square miles in size. By the end of 2009, the City of Bozeman was 

approximately 19.25 square miles in size resulting in a 91 percent increase in size over a period 

of 19 years. From 2009 to 2019, an additional 1.06 acres were annexed into the City. The City 

has a reserve of developable land within its current boundaries 

Bozeman is characterized by a smaller portion of families and an average household size 

somewhat smaller than Gallatin County as a whole. Bozeman has an average household size of 

2.20 people, while the average household size for Gallatin county is 2.37 people and 

countrywide is 2.62 people per household. Bozeman also exhibits a significantly lower 

homeownership rate than the county as a whole, primarily due to the student body of Montana 

State University.     

  

In general, the City of Bozeman has a significantly higher educational attainment level than 

Gallatin County or Montana. Approximately 58.7% of Bozeman residents ages 25 and older 

have a college degree, compared to 50.1% for Gallatin County and 32.0% for the State of 

Montana. Greatschools.net rated the majority of Bozeman public schools with 8 or higher out of 

a possible 10, using standardized test scores and national scoring to rate. 

 

Bozeman and Gallatin County have transformed over the past decade from a primarily 

agricultural based community to a tourism and technology related community. The appeal of 

Bozeman and the Gallatin County area has been due to the high quality of life that this area 

offers. Low crime rates, cultural experiences and abundant outdoor activities add to the quality of 

life for residents. World class snow skiing, blue ribbon rivers and streams for fishing, and miles 

of protected trails and lands for hiking, biking and camping are some of the most commonly 

appreciated attributes of the area. 
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Economic Factors: 

 

Economically speaking, Bozeman has been somewhat different than the rest of the State of 

Montana. A primary reason for this difference is the circumstance that there are not a large 

number of employers who employ a significant amount of the population. For example, other 

areas of Montana such as Missoula are very dependent on the specific industries such as the 

lumber industry. When the lumber industry slowed, Missoula was severely affected by the 

impact. In contrast, the primary employer in Bozeman is Montana State University which is very 

stable. 

 

The economy of Gallatin County is both broad based and diverse, with a large variety of 

establishments that employ over 82,000 people. Major sectors of the economy include industries 

in the areas of construction, government, manufacturing, technology, retail service and 

agriculture which all play significant roles. The largest single employer in the area is Montana 

State University (MSU) that employs over 4,200 people as permanent faculty/staff and graduate 

teaching/research assistants. MSU also employs over 2,000 students in part-time jobs. In the fall 

of 2019, the enrollment at MSU was 16,766 students. The student body of MSU has a significant 

effect on the local economy. Other significant employers in the county include the State of 

Montana, Gallatin County, the City of Bozeman, Bozeman Deaconess Hospital, Oracle 

Technologies, and Wal-Mart.  As the county’s employment base continues to diversify, the local 

economic health is expected to be buffered from a downturn in any of the county’s key 

industries.  If current trends continue even at a moderate pace, Gallatin County will grow by 

nearly 50,000 people from 2019 through 2045 with about half of the growth likely to occur in the 

City of Bozeman.  
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Economic Development:  

 

The North 19th Avenue corridor remains as a significant area of commercial real estate 

development in Bozeman. In 2011, the Safeway grocery chain (58,000 square feet) opened and 

as of 2019, Starbucks, Town Pump, Comfort Inn & Suites, TJ Maxx, U-Swirl, Cost Cutters, 

Chipotle Mexican Grill, Sleep Number, Auto Zone, CVS, My Place Hotel, Taco Bell, Montana 

Rib and Chop House, and two Town and Pump gas station/convenience stores have been added 

to the North 19th Avenue area. A notable development that is underway on the North 19th Avenue 

corridor is a WinCo Foods grocery store that is being constructed in the Gallatin Center 

Subdivision. Following completion, this store will have an approximate gross building area of 

75,000 square feet with approximately 36,500 square feet of additional building area planned for 

future phases. There is also a new car wash facility that is under construction on Burke Street in 

the Gallatin Center Subdivision. 

 

The Bozeman Gateway mixed-use development, located on West Main Street near College 

Street, has several newer buildings including a 55,363 square foot Kohls department store, 

Rosauers Supermarket, a newly relocated Arby’s store, numerous multi-tenant mixed-use 

buildings, numerous restaurants, and miscellaneous commercial buildings. The Bozeman 

Gateway mixed-use developments is projected to add numerous additional commercial and 

mixed-use buildings to the development in the near future. In the fall of 2020, Gallatin Valley 

Mall announced that Whole Foods will be coming to Bozeman. This will be the first Whole 

Foods in the state and completion is expected for the fall of 2021. This is the first phase of a 

redevelopment plan for the Gallatin Valley Mall. Further to the west on Huffine Lane, the 

Ferguson Farm commercial development has added multiple new restaurants, a brewery, and 

office space. A Town and Country grocery store is planned for the Ferguson Farm development 

which will have an approximate gross building area of 38,378 square feet when it is complete. 

 

At the Montana State University, campus construction finished the $10 million football stadium 

expansion and have already released plans for another expansion. Other developments to 

Montana State University included a new Molecular Biology Center, Health and Physical 

Education Center, Black Box Theater, Marsh Laboratory, biology building, Gaines Hall 

renovation, new USDA Research Building and Teaching Facility, Yellowstone Hall (dormitory), 

and the new College of Business building. The recently completed $12.5 million parking garage 

opened in January 2017 and the $70 million Norm Asbjornson Hall (110,000 square foot 

building) was completed in December of 2018. This will serve as offices for the engineering and 

honor’s college departments. A new $50 million dormitory project known as Hyalite Hall was 

recently completed in the fall of 2020 which is expected to house 510 students. 
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Significant developments to the City of Bozeman over the past ten years have included an 

addition to Fire Station No. 1, police station, additions to the water/wastewater treatment plants, 

additions to city hall, the completion of the Downtown Parking Garage, the construction of the 

Fire Station No. 3 and Gallatin County 911 Dispatch Center in Bozeman, a new water 

reclamation facility, renovation of the old City of Bozeman Library into the new City Hall, the 

construction of the Gallatin County Detention Center, and both expansions of the landfill 

building located at the old landfill and vehicle maintenance building / Stream Line bus barn. A 

very notable development that is currently underway is the new Bozeman Public Safety Center at 

901 North Rouse Avenue. This $36.4 million project broke ground in the summer of 2020 and 

will have an approximate gross building area of 95,000 square feet following its expected 

completion in the spring of 2022. 

 

In addition to the previously listed developments, Bozeman Yellowstone International Airport 

recently completed a terminal expansion. This expansion cost $50 million, making it the largest 

terminal expansion in the history of Montana. The three-story expansion increased the airport 

size from 75,000 square feet to nearly 200,000 square feet of space. The second expansion, 

completed in October 2020, cost $26.5 million and added another 75,000 square feet of space to 

the terminal along with four new gates, a new restaurant, and retail stores. A four level, 1,100-

stall covered parking garage was completed at the airport in 2019. The parking garage cost 

approximately $28.6 million and is the largest parking garage in the state of Montana. According 

to statistics from the Bozeman Yellowstone National Airport, a record-breaking 1,573,860 

passengers passed through the airport’s terminal in 2019. This is up 17.3% from 2018 and 

representing the tenth consecutive year of record-breaking passenger traffic. However, the 

number of passengers in 2020 dropped approximately 43.5% to 889,775 as a result of the 

COVID-19 global pandemic. This drop was significantly less than the 60.7% drop in nationwide 

airport passengers as reported by the TSA.  

 

In 2016, the Bozeman voters approved a $125,000,000 bond to construct a second high school in 

the western portion of Bozeman which was completed in 2020. A portion of the bond money will 

is also being used to renovate the existing high school. At completion, it is projected that there 

will be 2,400 high school students enrolled in Bozeman high schools. 
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Market Trends for Real Estate in the Surrounding Market Area 

 

Bozeman has consistently accounted for about half of the population and housing growth in 

Gallatin County, and the following projections assume that this trend will continue. Bozeman is 

also expected to continue to account for a large share of the retail, office, major employer, and 

hospital markets going forward. With Bozeman capturing approximately half of the countywide 

housing demand, the following projection estimates demand for 12,700 new housing units in 

Bozeman over the 2017 through 2045 time period. However, these numbers are likely 

conservative considering the large influx of new residents to Bozeman and the surrounding 

market area as a result of the COVID-19 global pandemic. 

 

 
 

The annual appreciation rates over the past five years have been in the 10% to 12% per year 

ranges in and around Bozeman, Belgrade, Livingston, and Three Forks. Home prices are highest 

just outside Bozeman City Limits for homes with large acreage. Home prices in Downtown 

Bozeman begin at approximately $700,000 to $900,000 for a home that has not been updated and 

needs major maintenance and upkeep. New construction, often redevelopment, in the Downtown 

area is typically priced over $1,000,000. Real estate values in Bozeman and the surrounding 

market area saw a very large increase in 2020 as a result of the COVID-19 global pandemic and 

the resulting number of people relocating to the area from larger metropolitan areas. The charts 

from the Big Sky Country MLS on the following page demonstrate these value trends for single-

family and condo/townhouse properties in the surrounding market area:  
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Tourism 

 

Yellowstone National Park is a significant generator of visitation to Bozeman.  Yellowstone 

visitation has gradually increased over the years, ranging from 2,835,651 visitors in 2005 to an 

estimated number of visitors in 2019 of approximately 4,020,287. Yellowstone was the first U.S. 

national park, and with 3,472 square miles of land is larger than Rhode Island and Delaware 

combined. It features an active volcano, more than 300 geysers, approximately 290 waterfalls 

and the 136 square mile Yellowstone Lake. Through the National Park Service, the park employs 

around 380 people year-round and 800 during its peak summer season. In addition, 

approximately 3,700 people work for concessionaires operating such services as lodging, food 

service, retail and transportation. 

 

 
 

The Big Sky Resort area is located approximately 45 miles south of Bozeman. Originally 

conceived and built by the late NBC newscaster Chet Huntley, Big Sky first opened for skiing in 

1974. In 1976, Michigan-based Boyne USA Resorts purchased the resort and they continue to 

own and manage it to this day.  Under the current management, Big Sky Resort continues to 

grow and provide year-round attractions for locals and tourists alike. The ski terrain has grown 

from an original four ski lifts that served 18 runs to now boasting 38 lifts that service more than 

300 ski runs. In 2018, Big Sky Resort implemented the first eight-seat, high-speed chairlift in 

North America. This is on the heels of the 2016 installation of a six-seat chairlift with heated 

seats and bubble covers in the Lone Peak bowl. There are plans for a new six-seat chairlift that 

will replace the existing Swift Current lift and will be North America’s fastest six seat chairlift 

when it is complete in 2021. These improvements are part of the Big Sky 2025 vision plan. 
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During the winter season, Big Sky Resort offers winter activities such as snow shoeing, ice 

climbing, zip lining, sleigh rides and a high-ropes suspension course. Skiers and snowboarders 

are able to enjoy over 5,850 skiable acres spanning across three mountains. Big Sky Resort has 

seen annual skier visits surpass 500,000 in recent years. In the summer months, there are over 

13,600 private acres to enjoy activities such as horseback riding, mountain biking, hiking, rock 

climbing, tennis, fly fishing and whitewater rafting.  In addition, there is an 18-hole, par 72 golf 

course.  

 

Another development in Big Sky is the exclusive Yellowstone Club. As the only private ski and 

resort in the world, the Yellowstone Club is home to some of the most spectacular real estate and 

skiing in the country. This residential and vacation development has a $400,000 membership fee 

and a $44,000 annual fee. Included in the development are 2,200 skiable acres with over 60 runs. 

Pioneer Mountain has a peak elevation of 9,860 feet and an average annual snow fall of over 300 

inches. The Yellowstone Club is also home to a private 18-hole mountain golf course.   

 

In 2012, Cross Harbor Capital, the owner of the Yellowstone Club, partnered with Boyne 

Resorts, owners of Big Sky Resort, to purchase Spanish Peaks, a 5,700 acre upscale golf 

community that was undergoing bankruptcy proceedings at the time of acquisition. In addition, 

Moonlight Basin, a ski and golf resort adjacent to Big Sky Resort, exited bankruptcy proceedings 

and was also purchased by Cross Harbor Capital Partners and Boyne Resorts in November of 

2013. After the purchase, the ski operations of both Big Sky Resort and Moonlight Basin were 

then combined to form the largest ski operation in North America, which now includes more 

than 5,850 skiable acres, 4,350 vertical feet and 38 chairlifts. A very notable development that is 

proposed for Spanish Peaks in the near future is the Montage Big Sky hotel and condominium 

project. This ultra-luxury development is expected to cost $400 million and will include 150 

guestrooms and suites, 39 residential condominiums, a restaurant, lobby bar and lounge, market, 

pub, recreation room, bowling alley, indoor lap pool, family swimming pool, fitness center, spa, 

ski lockers, event space, and an approximate gross building area of 520,000 square feet. 

Construction is currently underway and the development is expected to be complete in 2021. 

 

Governmental Factors: 

 

The City of Bozeman is a City Commission/City Manager form of government with an elected 

Municipal Judge. These three entities form the legislative, executive and judicial branches of 

government. Five commissioners, elected with no party affiliation, make up the City 

Commission. They are elected to four- year, overlapping terms and are part time officials. Terms 

are staggered, and elections are held every two years. The candidate who receives the most votes 

in an election becomes the Mayor the last two years of their term. 

 

There are three fire stations, one located on South 19th Avenue, one located on North Rouse 

Avenue and one on Davis Lane. Both the fire and police protections are considered good. The 

State of Montana assesses an ad valorem property tax to run public schools and other 

government agencies. There is also a State levied income tax in Montana but there is no sales tax 

in the state. 
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Zoning Activity: 

 

Gallatin County administers the zoning code for properties outside the city limits, but within the 

zoning “donut” area.  In general, planning and zoning regulations in the area are considered 

stringent. The Gallatin County Comprehensive Plan encourages development near existing cities 

and discourages those in more remote locations. Bozeman’s Planning Department enforces 

zoning regulation within the city limits.  

Subdivision Activity: 

 

Subdivision activity began to increase in 2014 with the highest number of lots in the entitlement 

process in six years. In 2014, the Department of Community Development processed 58 

subdivision applications and 32 subdivision exemption applications, which represented a 143% 

increase over 2013.  Until 2013 there had been little planning activity by local developers due to 

market conditions, which caused a pent up demand for residential building sites. As of 2021, 

there is more demand than supply for residential building sites. The Four Corners area west of 

the Bozeman city limits is expected to see significant growth in the near future with two large 

subdivisions receiving approval in late 2019. These two subdivisions are expected to create over 

200 combined residential lots. 

Environmental Factors: 

 

Environmental factors consist of both natural and man-made features that can influence property 

values. These forces include but are not limited to climate, topography, natural barriers and 

transportation systems.  Bozeman’s climate reflects its mountain valley location. Bozeman, 

Gallatin County and the entire State of Montana have four seasons. Summers are pleasant and 

characterized by warm to hot days, cool nights and an abundance of sunshine. Humid conditions 

are infrequent. The average high temperatures in the summer are in the upper 80’s and the 

average lows in the winter are in the mid 20’s to lower 30’s. The average high and low monthly 

temperatures for December, January, and February are 34 degrees and 15 degrees, 33 degrees 

and 14 degrees, and 39 degrees and 18 degrees, respectively. Springs tend to come late in the 

Gallatin Valley. The average annual mean snowfall in Bozeman is 72.1 inches and the average 

length of the growing season is 107 days. The climate of the county varies according to 

elevation, but it is generally characterized by relatively cold winters and warm summers. Typical 

operation costs that affect real estate are the inclusion of snow removal in the winter. Due to the 

fairly temperate summers, cool air conditioning costs are less; however, heating bills can be high 

due to the cold winter months.  
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Conclusion 

 

In general, the outlook for Bozeman and the surrounding communities is good. Bozeman’s 

economy is diverse and anchored by Montana State University. With regards to the labor market, 

Bozeman has a young and very well-educated work force. The quality of life and outdoor 

activity will continue to be one of the driving factors for population growth in the Gallatin 

Valley. Gallatin County has a wide variety of excellent outdoor recreational opportunities. There 

are cultural and additional recreational resources in Bozeman due to the presence of MSU, and 

the tourism industry in southwestern Montana is poised for continued growth. Current population 

trends continue in an upward direction and growth has been sustained over the past decade.  

There are no local employers or industries that are in imminent danger of changing 

unemployment levels. We expect to see continued steady population growth in the future for the 

greater Bozeman area. The overall real estate market in Bozeman was better in 2013, 2014, 

2015, 2016, 2017, 2018, 2019, and 2020 than it was in the preceding years and it continues to see 

steady growth in 2021. Residential and commercial activity has increased significantly. 

Residential apartment occupancy is nearly at 100%. Commercial lease rates and property values 

have been increasing as well. The long-term effects of the COVID-19 virus are unknown at this 

time and these circumstances will have some effects on the real estate markets on local and 

regional levels. Since the Bozeman market was exposed to these conditions the week of March 

16th, 2020, there is no way to quantitatively measure the long-term effects on the local market. It 

appears, however, that the COVID-19 global pandemic has positively impacted real estate values 

in Bozeman and the surrounding market areas as there has been an influx of buyers from larger 

metropolitan areas. 

 

Subject Neighborhoods 

 

The subject Walker Road property is located in the Springhill area which is situated north of the 

Bozeman city limits. The Springhill area is predominately residential and agricultural in nature. 

The majority of single-family residences in the area have relatively large lot sizes and there are 

no high-density residential developments in the area. The land that immediately borders the 

subject Walker Road property to the north, south, and west is owned by the State of Montana and 

appears to be leased for agricultural use. The eastern side of the Walker Road property is 

bordered by Walker Road itself. 

 

The subject Thorpe Road property is located in an area that includes a mix of commercial, 

residential, and agricultural properties. The land that immediately borders the subject Thorpe 

Road property to the north and to the west is owned by the State of Montana and has been 

improved with a center pivot for agricultural use, the parcel that borders the subject Thorpe Road 

property to the east is improved with a single-family residence, and the southern boundary of the 

subject Thorpe Road property is bordered by Thorpe Road itself.  
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TAXES AND ASSESSMENT ANALYSIS 

 

The State of Montana, through the Department of Revenue, is responsible for valuing all taxable 

real and personal property. Department of Revenue field offices accomplish this property 

valuation. State guidelines are followed to ensure property is assessed in a fair and equitable 

manner. According to the Department of Revenue, all three approaches to value are considered 

in the appraisal process. 

The amount of property tax paid is not determined solely by a property’s value. The property’s 

value is multiplied by a tax rate, set by the Montana Legislature, to determine its taxable value. 

The taxable value is then multiplied by the mill levy established by various taxing jurisdictions, 

city and county government, school districts and others, to provide services in the property’s 

area. 

 

The following calculations are used to determine general property tax: 

 

Value x Tax Rate = Taxable Value 

Taxable Value x Mill Levy = General Property Tax 

 

The property tax process begins with an assessment of the property. As of 2015, state law 

requires the Department of Revenue to reassess residential and commercial property every two 

years. The most recent reassessment was completed on January 1, 2020.  

 

Each year, the Department of Revenue field offices must certify the taxable value of all 

properties incorporated within the boundaries of each existing tax jurisdiction or school district. 

This valuation is then submitted to the taxing jurisdictions and the county commissioners.  

 

The taxing jurisdictions then set mill levies based on these values and the budget required to 

provide the necessary services. The levy is calculated by dividing the necessary budget by the 

taxable value. In addition to local levies, there are statewide mills mandated by the Montana 

Legislature to provide school equalization and funding for the university system.  

 

Given that the subject properties are both newly created parcels of land, the subject lots have not 

been assessed by the tax assessor and therefore are not subject to county taxes as of the effective 

date of this appraisal. Shown below are the assessment and taxes for the single-family residential 

improvements on the 6383 Walker Road property: 

 

Tax ID Land Improvements Total County Taxes

REG15490

(Walker Road Improvements)
$2,202.02

Real Estate Assessment and Taxes

$0 $290,530 $290,530
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Walker Road Improvements County Tax History 
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SITE DATA AND ANALYSIS 

 

6383 Walker Road 

 

According to Certificate of Survey No. 3074, the property located at 6383 Walker Road is site is 

irregularly shaped and has an approximate area of 2.850 acres or 124,146 square feet. This 

property is accessed from Walker Road which is a gravel road and is improved with a paved 

driveway. This site is improved with landscaping that includes numerous trees and sod. Although 

this property does not appear to be located within a flood hazard zone according to FEMA map 

number 30031C0620D dated September 2, 2011, Stimson ditch flows through a large portion of 

the subject property. The 6385 Walker Road property is perimeter fenced and is serviced by a 

private well and septic system. Natural gas is provided to the 6383 Walker Road site via 

NorthWestern Energy. The soil conditions observed at this site appear to be typical of the region 

and adequate to support development.  

 

2990 Thorpe Road 

 

According to Certificate of Survey No. 3075, the property located at 2990 Thorpe Road is 

irregularly shaped and has an approximate area 6.642 acres or 289,356 square feet. This property 

is accessed from Thorpe Road which is a paved road and is improved with a gravel driveway. 

This property contains no landscaping and does not appear to be located within a flood hazard 

zone according to FEMA map number 30031C0586E dated April 21, 2021. The 2990 Thorpe 

Road property is perimeter fenced and is serviced by a private well and septic system. Natural 

gas is provided to the 2990 Thorpe Road site via NorthWestern Energy. The soil conditions 

observed at this site appear to be typical of the region and adequate to support development.
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PLAT MAP – 6383 WALKER ROAD 
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PLAT MAP – 2990 THORPE ROAD 
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6383 WALKER ROAD FLOOD MAP 

 

 

6383 Walker Road 
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2990 THORPE ROAD FLOOD MAP 

 

 

2990 Thorpe Road 
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ZONING AND GOVERNMENT RESTRICTIONS 

 

 
 

The subject property located at 6383 Walker Road is zoned by the Gallatin County Planning 

Department as AR, Agricultural and Rural Residential. The AR zoning designation is a sub-

district of residential zoning. The intent of the AR sub-district zoning designation is to allow for 

individual rural homesites in location less conductive to agricultural areas. The subject 

improvements appear to represent a legally conforming use. 

 

The subject property located at 2990 Thorpe Road is not zoned and does not appear to be subject 

to any covenants, conditions, or restrictions.  

 

 

6383 Walker Road 
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DESCRIPTION OF IMPROVEMENTS 

6383 Walker Road 

 

This property is improved with a single-family residence and a detached two car garage. 

According to county records, the single-family residence was originally constructed in 1925. 

According to the current owners of the single-family residence, the single-family residence 

underwent substantial renovations from 2008 to 2019. The exterior of the single-family residence 

includes a combination of stained wood siding, stone veneer, and cedar shingles. The exterior of 

the detached garage includes a combination of stained wood and cedar shingles. The asphalt 

shingle roofs of both the single-family residence and detached garage were reportedly installed 

in 2020. The windows of the single-family residence are double-paned vinyl. Interior finishes of 

the single-family residence include a combination of hardwood, vinyl, tile, and carpet floors. The 

kitchen contains hardwood cabinets, tile countertops, and tiled floor. Wall coverings include a 

combination of painted drywall and wooden tongue-in-groove. The bathrooms include tiled 

showers and solid surface countertops. This residence is heated and cooled with central air.  

 

2990 Thorpe Road 

 

As of the effective date of this appraisal, the property located at 2990 Thorpe Road is improved 

with a two-car garage and a barn. Both buildings were in a state of disrepair at the time of 

property viewing, and for this reason, it is our opinion that the garage and barn and are 

considered to have no contributory value. For all intents and purposes “as improved” and “as 

vacant” for the subject Thorpe Road property are synonymous.  
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 FIRST FLOOR SKETCH – 6383 WALKER ROAD SINGLE-FAMILY RESIDENCE 
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BASEMENT SKETCH – 6383 WALKER ROAD SINGLE-FAMILY RESIDENCE 
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SECOND FLOOR SKETCH – 6383 WALKER ROAD SINGLE-FAMILY RESIDENCE 
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PHOTOGRAPHS OF THE SUBJECT PROPERTIES 

 

 
An exterior view of the southeast corner of the subject Walker Road residence. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
An exterior view of the northeast corner of the subject Walker Road residence. 

Photo taken on October 18, 2021 by RJ Patch. 
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An exterior view of the northwest corner of the subject Walker Road residence. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
An exterior view of the southwest corner of the subject Walker Road residence. 

Photo taken on October 18, 2021 by RJ Patch. 
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A view of the subject Walker Road lot. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
A view of the subject Walker Road property looking south on Walker Road. 

Photo taken on October 18, 2021 by RJ Patch. 

 

Walker Road Residence 
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An interior view of the kitchen within the subject Walker Road property. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
An interior view of the basement within the subject Walker Road property. 

Photo taken on October 18, 2021 by RJ Patch. 
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An interior view of the master bedroom within the subject Walker Road property. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
An interior view of the main floor bathroom within the subject Walker Road property. 

Photo taken on October 18, 2021 by RJ Patch. 
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An interior view of the upstairs bedroom within the subject Walker Road property. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
An interior view of the upstairs bathroom within the subject Walker Road property. 

Photo taken on October 18, 2021 by RJ Patch. 
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A view of the entrance to the subject Thorpe Road property. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
A view of the subject Thorpe Road property looking from southeast to northwest. 

Photo taken on October 18, 2021 by RJ Patch. 
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A typical view of the subject Thorpe Road property looking northeast. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
A typical view of the subject Thorpe Road property looking east. 

Photo taken on October 18, 2021 by RJ Patch. 
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A view of the subject Thorpe Road property looking west along Thorpe Road. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
A view of the subject Thorpe Road property looking east along Thorpe Road. 

Photo taken on October 18, 2021 by RJ Patch. 

 

Subject Thorpe 

Road Property 

Subject Thorpe 

Road Property 
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A view of the existing garage on the Thorpe Road property. 

Photo taken on October 18, 2021 by RJ Patch. 

 

 
A view of the existing barn on the Thorpe Road property. 

Photo taken on October 18, 2021 by RJ Patch. 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           46 

HIGHEST AND BEST USE 

 

Highest and best use is defined in the fifth edition of The Dictionary of Real Estate Appraisal 

(Appraisal Institute, Chicago, 2015), as follows: 

 

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 four criteria the 

highest and best use must meet are legal permissibility, physical 

possibility, financial feasibility, and maximum productivity. 3 
 

1. Permissible Use. What uses are permitted by zoning and other legal restrictions? 

 

2. Possible Use. To what use is the site physically adaptable? 

 

3. Feasible Use. Which possible and permissible use will produce any net return to the 

owner of the site? 

 

4. Maximally Productive.  Among the feasible uses which use will produce the highest net 

return, (i.e., the highest present worth)? 

 

Highest and best use analysis is a three-step process. The first step involves the highest and best 

use of a site as though vacant. The determination must be made to leave the site vacant or 

improve it. If the conclusion is to improve the site, the second step is to determine the ideal 

improvement. The final step is a comparison between the ideal improvement and the existing 

improvement. At this point, the determination must be made to maintain the property in its 

present form or to modify the improvements to more closely conform to the ideal use.  

 

Conclusion: 

 

6383 Walker Road 

 

Highest and Best Use As Improved: 

 

The existing improvements make a substantial contribution to the total property in excess of the 

value of the site. Therefore, based on historical operation, no alternative legal use could 

economically justify removal of the existing buildings. It is our opinion that the land with the 

existing building improvements represent the highest and best use of the subject Walker Road 

property. 

 

                                                 
           3 The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015). 
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Highest and Best Use As Vacant: 

 

The subject Walker Road site has numerous features that make it ideal to develop to its highest 

and best use. Foremost, the subject Walker Road site is a large residential lot near Bozeman and 

Belgrade where there is currently a relatively low supply of and high demand for residential lots. 

The Walker Road site is zoned by the Gallatin County Planning Department as AR, Agricultural 

and Rural Residential which allows for development of a single-family residence or for 

agricultural uses. It is our opinion that the highest and best use of the subject Walker Road 

property “as vacant” is for development of a single-family residence in accordance with the AR 

zoning of the property. 

 

2990 Thorpe Road 

 

Highest and Best Use As Vacant: 

 

The subject Thorpe Road site has numerous features that make it ideal to develop to its highest 

and best use. Foremost, it is a large tract of land in Belgrade with no known zoning or covenants. 

It has generally level topography with no apparent wetland areas. There have been numerous 

comparable sites that have been purchased for development in the Belgrade market in recent 

history which indicates demand for these types of properties.  

 

As indicated in our proceeding analysis, it is our opinion that the subject Thorpe Road property 

has a market value of approximately $70,000 per acre as residential land and a market value of 

approximately $100,000 per acre as commercial land. Therefore, based on the $30,000 per-acre 

value discrepancy, it is our opinion that the highest and best use of the subject Thorpe Road 

property is for development of commercial improvements in accordance with market demand.  
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THE APPRAISAL PROCESS 
 

Typically, real estate can be valued by applying three approaches. All of these approaches to 

value, (particularly when the purpose of the appraisal is to establish market value) are market 

data approaches since the data inputs are presumably market derived. 

Cost Approach:  One of the approaches to value commonly applied in Market Value 

estimates and many other valuation situations.  A comparative 

approach to the value of property or another asset that considers, as a 

substitute for the purchase of a given property, the possibility of 

constructing another property that is an equivalent to the original or 

one that could furnish equal utility with no undue cost resulting from 

delay.  The valuer's estimate is based on the reproduction or 

replacement cost of the subject property or asset, less total (accrued) 

depreciation.  The cost approach establishes the value of a real 

property by estimating the cost of acquiring land and building a new 

property with equal utility or adapting an old property to the same use 

with no undue cost due to delay.  An estimate of entrepreneurial 

incentive or developer's profit/loss is commonly added to land and 

construction costs. For older properties, the cost approach develops 

an estimate of depreciation including items of physical deterioration 

and functional obsolescence.4 

  

Sales Comparison Approach: A comparative approach to value that considers the sales of similar or 

substitute properties and related market data and establishes a value 

estimate by processes involving comparison.  In general, a property 

being valued (a subject property) is compared with sales of similar 

properties that have been transacted in the open market.  Listings and 

offerings may also be considered.  A general way of estimating a 

value indication for personal property or an ownership interest in 

personal property, using one or more methods that compare the 

subject to similar properties or to ownership interests in similar 

properties.  This approach to the valuation of personal property is 

dependent upon the valuer's market knowledge and experience as 

well as recorded data on comparable items. 5 

 

Income Approach:                            A comparative approach to value that considers income and expense 

data relating to the property being valued and estimates value through 

a capitalization process. Capitalization relates income (usually net 

income) and a defined value type by converting an income amount 

into a value estimate.  This process may consider direct relationships 

(whereby an overall capitalization rate or all risks yield is applied to a 

single year's income), yield or discount rates (reflecting measures or 

return on investment) applied to a series of incomes over a projected 

period, or both.  The income approach reflects the principles of 

substitution and anticipation. 6 

                                                 
                5 The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015). 

        5 The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015). 

         7 The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015). 
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SALES COMPARISON APPROACH 

 
The Sales comparison approach is one of the three traditional approaches to value.  It is also 

referred to as the market data or market comparison approach. It is defined as follows: 

 

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.7 

 

Basic real estate appraisal principles involved in this approach are the principles of substitution, 

anticipation and contribution. The "principle of substitution" is the underlying premise from the 

sales comparison approach and its definition is very similar to that of the approach itself. This 

principle fundamentally states that the value of a property is influenced to a large extent by the 

prices being paid in the open market for similar properties offering the same utility. It is 

irrational for somebody to pay an amount of money for a property that is greater than the price at 

which an equally desirable substitute may be acquired. The market, which is made up of 

substitute properties, thus represents alternatives for a prospective buyer and tends to set the 

range of values. 

 

The "principle of anticipation" states that prices paid for property is a reflection of the market's 

expectation of future benefits that accrue from ownership. It follows, then, that if the property is 

old and nearing the end of its economic life, or for another reason has a dismal future, the present 

worth of all future benefits would be considerably lower than if the property was new and could 

generate benefits for a longer period of time. The value of real property, therefore, can be 

considered the present worth of all future benefits that can be derived from its ownership. 

 

The "principle of contribution" is the underlying rationale for the adjustment process in the direct 

sales comparison approach. This principle views the sale price of real property as the sum of all 

value contributing characteristics. The individual characteristics are measured by the effect their 

presence or absence has on the total sale price. Not only is their mere presence important, but 

also the quantity and quality in which they exist. 

 

There are other appraisal principles involved in direct sales comparison, but the three mentioned 

are considered most pertinent. 

                                                 
           7 The Dictionary of Real Estate Appraisal, 6th ed. (Chicago; Appraisal Institute, 2015). 
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Sales Comparison Analysis – Walker Road Property 
 

In order to estimate the market value of the Walker Road property through utilization of the sales 

comparison approach, we completed two separate analyses to estimate the contributory value of 

the subject site and the contributory value of the subject improvements. For the contributory 

improvement value estimate, the contributory values of the sites at the comparable sales were 

estimated, deducted from the overall sale prices at the comparable sales, and the resulting 

contributory values of the improvements were compared to the subject improvements on a per 

square foot basis. Following are our contributory value analyses for the subject Walker Road 

property:  

 

Summary of Comparable Land Sales – Walker Road Property 

 
Parcel Land

Assessment Size Sale Sale

# Location Code (Acres) Price Date

1 Residential Land REG58348 5.705 $585,000 Nov-21

TBD Foster Lane

Belgrade, Montana

2 Residential Land REG58349 5.047 $565,000 Sep-21

TBD Foster Lane

Belgrade, Montana

3 Residential Land RFG21507 1.150 $360,000 Sep-21

1500 Timothy Lane

Belgrade, Montana

4 Residential Land REH10781 4.726 $470,000 May-21

6092 Springhill Community Road

Bozeman, Montana

Subject Walker Road Property N.A. 2.850 ***** *****  
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Map of Comparable Land Sales – Walker Road Property 
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Comparable Land Sale 1 Aerial Map – Walker Road Property 
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Comparable Land Sale 2 Aerial Map – Walker Road Property 
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Comparable Land Sale 3 Aerial Map – Walker Road Property 
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Comparable Land Sale 4 Aerial Map – Walker Road Property 
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Site Value Analysis – Walker Road Property 

 

Similar to the subject Walker Road property, none of the comparable land sales that were 

examined are located within a major subdivision. The comparable land sales indicate a sale price 

range of between $360,000 and $585,000 with an average sale price of $495,000. With regards 

to Comparable 1 and Comparable 2, they are the recent sales of two larger residential parcels. 

Although it is our opinion that the location of the subject Walker Road site is superior to the 

location of Comparable 1 and Comparable 2, it is our opinion that the larger land area of the 

comparable properties has a greater influence on market value, and for that reason, it is our 

opinion that the subject Walker Road site has a market value that is lower than the $585,000 and 

$565,000 sale prices of Comparable 1 and Comparable 2.  

 

With regards to Comparable 3, it is the sale of a smaller parcel of residential land located in 

closer proximity to Belgrade relative to the subject Walker Road property. Comparable 3 sits 

lower in elevation and is accessed through another residential lot. It is our opinion that the 

subject Walker Road property has a more desirable location and superior accessibility relative to 

Comparable 3. Due to these factors in combination with the smaller land area of Comparable 3, it 

is opinion that the subject Walker Road site has a market value that is higher than the $360,000 

sale price of Comparable 3. 

 

With regards to Comparable 4, it is the oldest of the four sales that were examined. Although 

Comparable 4 is larger than the subject Walker Road site, it is our opinion that market conditions 

have improved in the time since Comparable 4 was contracted in April of 2021. It is our opinion 

that the larger land area of Comparable 4 is generally offset by the increasing market conditions 

that have been observed since the contract date in addition to outlying location of Comparable 4. 

Furthermore, it is our opinion that the subject Walker Road property has a more desirable 

residential building envelope relative to that of Comparable 4 as Comparable 4 is a long 

rectangular lot with a large amount of the lot bordering Springhill Community Road. For these 

reasons, it is our opinion that the subject Walker Road site has a market value that is near the 

$470,000 sale price of Comparable 4 

 

After consideration of the information presented above, it is our opinion that the subject Walker 

Road site has a market value “as vacant” that is bracketed between the $585,000 recent sale price 

of Comparable 1 and the $360,000 sale price of Comparable 3. We calculated the average sold 

price of Comparable 1 and Comparable 3 to be $472,500 and have reconciled to a market value 

of $475,000 for the subject Walker Road site “as vacant”. This value opinion is strongly 

supported by the $470,000 sale price of Comparable 4 and the improving market conditions that 

have been observed in the time since Comparable 4 sold in May of 2021. 
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Summary of Comparable Improved Sales – Walker Road Property 

 
Land Gross Contributory Contributory Contributory

Sale Sale Area Living Year Price Per Land Improvement Improvement

# Location Price Date (Acres) Area (SF) Built Square Foot Value Value Value PSF

1 Residential Property $1,150,000 Jul-21 5.000 3,930 1979 $292.62 $450,000 $700,000 $178.12

4681 Springhill Community Road

Bozeman, Montana

2 Residential Property $955,000 Jun-21 1.239 2,170 2003 $440.09 $400,000 $555,000 $255.76

535 Morningside Way

Bozeman, Montana

3 Residential Property $1,050,000 Jun-21 5.000 2,758 1995 $380.71 $450,000 $600,000 $217.55

4623 Springhill Community Road

Bozeman, Montana

Subject Walker Road Property ***** ***** 2.850 1,894 1925 ***** $475,000 ***** *****  
 

Map of Comparable Improved Sales – Walker Road Property 
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Comparable 1 – Walker Road Property – Big Sky County MLS Listing 
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Comparable 2 – Walker Road Property – Big Sky County MLS Listing 
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Comparable 3 – Walker Road Property – Big Sky County MLS Listing 

 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           66 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           67 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           68 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           69 

 
 

 

 

 

 



 

                                                                                

                                                                                              Bridger Appraisals, Inc. ©                                                           70 

Contributory Value Analysis – Walker Road Property 

 

The comparable improved sales indicate per square foot contributory improvement values that 

range from $178.12 to $255.76 and average $217.14. With regards to Comparable 1, its 

improvements were originally constructed in 1979. Although the above grade square footage of 

Comparable 1 had been updated, the below grade square footage had not been updated at the 

time of sale and portions of the below grade square footage were unfinished.  Therefore, it is our 

opinion that the subject improvements have a contributory value that is higher than the $178.12 

per square foot contributory improvement value indicated by Comparable 1.  

 

With regards to Comparable 2, its improvements are considered to be in similar condition to the 

subject improvements; however, all of the square footage of Comparable 2 is located above 

grade whereas a portion of the subject square footage is located below grade. Typically, we have 

found that above grade square footage has a higher contributory value per square foot than below 

grade square footage with all other factors being generally comparable. For this reason, it is our 

opinion that that the subject improvements have a contributory value that is lower than the 

$255.76 per square foot contributory improvement value indicated by Comparable 2. 

 

With regards to Comparable 3, it is the sale of a residence that was originally built in 1995 and 

had received minimal updates since its original construction. Similar to the subject 

improvements, a portion of the square footage within Comparable 3 is located below grade; 

however, it is our opinion that the quality of finishes within the subject improvements are 

superior to those of Comparable 3 which has vinyl countertops and flooring. Due to the minimal 

updates and inferior finishes within Comparable 3, it is our opinion that the subject 

improvements have a contributory value that is higher $217.55 per square foot contributory 

improvement value indicated by Comparable 3.  

 

After consideration of the available information, it is our opinion that the subject improvements 

have a contributory value that is between the per square foot contributory improvement values 

indicated by Comparable 2 and Comparable 3. We calculated the average contributory 

improvement values of Comparable 2 and Comparable 3 to be approximately $236.65 per square 

foot which we have rounded to $235.00 per square foot for the purposes of our analysis. Given 

the 1,894 square feet within the subject Walker Road property, the indicated contributory value 

for the subject improvements is $445,090 which we have rounded to $445,000 for the purposes 

of our analysis.  

 

Market Value Estimate – Walker Road Property 

 

In order to estimate the final market value estimate for the subject Walker Road property as 

determined by the sales comparison approach, we added together the contributory values of the 

subject Walker Road site and the subject Walker Road improvements. Shown below are our 

market value calculations for the subject Walker Road property: 

 

Contributory Value Estimate of the Subject Walker Road Site:    $475,000 

Plus: Contributory Value Estimate of the Subject Walker Road Improvements: $445,000 

Equals: Market Value Estimate of the Subject Walker Road Property:   $920,000 
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Sales Comparison Analysis – Thorpe Road Property 
 

In order to estimate the market value of the subject Thorpe Road property through utilization of 

the sales comparison approach, we completed two separate analyses to determine the highest and 

best use for the subject Thorpe Road site. First, we analyzed and compared residential land sales 

in order to determine the current market value for the subject Thrope Road site as residential 

land. Second, we analyzed and compared commercial land sales in order to determine the current 

market value for the subject Thrope Road site as commercial land. Both analyses were 

completed on a price per acre basis. Below is a summary of the residential land sales that were 

analyzed followed by a map of the comparable residential land sales and aerial maps for the 

comparable residential land sales. Following is a summary of the commercial land sales that 

were analyzed followed by a map of the comparable commercial land sales and aerial maps for 

the comparable commercial land sales. Finally, is our analysis of the data and market value 

opinion for the subject Thrope Road property.   

 

Summary of Comparable Residential Land Sales – Thorpe Road Property 

 
Parcel Land Land Sale

Assessment Sale Sale Area Area Price Per

# Location Code Price Date (Acres) (SF) Acre

1 Land REF28535 $601,000 Nov-21 10.000 435,600 $60,100

640 Bulltail Road

Belgrade, Montana

2 Land RFF32476 $228,000 Feb-21 4.000 174,240 $57,000

TBD Pony Drive

Belgrade, Montana

3 Land RFG69610 $550,000 Jul-20 7.053 307,229 $77,981

TBD Stubbs Lane

Bozeman, Montana

Subject Thorpe Road Property ***** ***** ***** 6.642 289,326 *****  
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Map of Comparable Residential Land Sales – Thorpe Road Property 
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Comparable Residential Land Sale 1 Aerial Map – Thorpe Road Property 
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Comparable Residential Land Sale 2 Aerial Map – Thorpe Road Property 
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Comparable Residential Land Sale 3 Aerial Map – Thorpe Road Property 
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Residential Site Value Analysis – Thorpe Road Property 

 

The comparable residential land sales indicate a relatively small sale price per acre range at 

between $57,000 and $77,981 with an average sale price per acre of $65,027.  

 

With regards to Comparable 1, it is the very recent sale of a residential lot located in close 

proximity to the subject property. Comparable 1 is a 10.000-acre parcel that was recently split 

from a 20.000-acre parcel prior to the sale. Generally, we have found that as the amount of 

acreage increases, the price per acre decreases with all other factors being generally comparable. 

Furthermore, Comparable 1 is accessed via an easement across a neighboring residential parcel 

which is not considered to be a desirable trait. Due to the large acreage of Comparable 1 in 

addition to the less desirable accessibility of Comparable 1, it is our opinion that the current 

market value for the subject Thorpe Road site for residential purposes is higher than the $60,100 

sale price per acre of Comparable 1.  

 

With regards to Comparable 2, it is the sale of a smaller residential lot located directly south of 

Bridger Steel’s Belgrade location. Although Comparable 2 has a smaller land area relative to the 

subject Thorpe Road property which would normally result in a higher per acre price when all 

other factors are generally comparable, it is our opinion that the sale price of Comparable 2 is 

negatively affected by an easement put in place by Bridger Steel in order to access their existing 

storage yard. For this reason, it is our opinion that the current market value for the subject 

Thorpe Road site for residential purposes is higher than the $57,000 sale price per acre of 

Comparable 2.  

 

With regards to Comparable 3, it is the sale of a 7.053-acre residential property with a Bozeman 

address. Although Comparable 3 is most similar in size to the subject property, Comparable 3 

was improved with a new-construction pole barn at the time of sale. Furthermore, it is our 

opinion that Comparable 3 has a more desirable residential location in comparison to the location 

of the subject property. As a result, it is our opinion that the current market value for the subject 

Thorpe Road site for residential purposes is lower than the $77,981 sale price per acre of 

Comparable 3. 

 

After consideration of the available information, it is our opinion that the current market value 

for the subject Thorpe Road property for residential purposes is bracketed between the per acre 

sale price of Comparable 1 and the per acre sale price of Comparable 3. We calculated the 

midpoint of these sales to be $69,041 per acre which we rounded to a market value of $70,000 

per acre for the purposes of our analysis. Shown below are our market value calculations for the 

subject Thorpe Road property for residential purposes: 

 

6.642 Acres   x   $70,000 per Acre   =   $464,940 

Rounded To                 =   $465,000 
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Summary of Comparable Commercial Land Sales – Thorpe Road Property 

 
Parcel Land Land Sale

Assessment Sale Sale Area Area Price Per

# Location Code Price Date (Acres) (SF) Acre

1 Land RFF83877 $600,000 Feb-21 4.861 211,745 $123,431

Lot 4, Thorpe Road

Belgrade, Montana

2 Land RFG16110 $800,000 Aug-20 7.270 316,681 $110,041

22311 Frontage Road

Belgrade, Montana

3 Land RFF43172 $580,000 Jul-20 6.400 278,784 $90,625

TBD Countryside Lane

Belgrade, Montana

Subject Thorpe Road Property ***** ***** ***** 6.642 289,326 *****  
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Map of Comparable Commercial Land Sales – Thorpe Road Property 
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Comparable Commercial Land Sale 1 Aerial Map – Thorpe Road Property 
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Comparable Commercial Land Sale 2 Aerial Map – Thorpe Road Property 
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Comparable Commercial Land Sale 3 Aerial Map – Thorpe Road Property 
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Commercial Site Value Analysis – Thorpe Road Property 

 

The comparable commercial land sales indicate a relatively small sale price per acre range at 

between $90,625 and $123,431 with an average per acre sale price of $108,033. With regards to 

Comparable 1, it is the sale of a commercial lot located along Thorpe Road in close proximity to 

the subject Thorpe Road property. Comparable 1 is the smallest of the three comparable sales at 

approximately 4.861 acres. Generally, we have found that as the amount of acreage increases, the 

price per acre decreases with all other factors being generally comparable. Furthermore, 

Comparable 1 has frontage along Interstate 90. For these reasons, it is our opinion that the 

current market value for the subject Thorpe Road site for commercial purposes is lower than the 

$123,431 per acre sale price of Comparable 1.  

 

With regards to Comparable 2, it is the sale of a 7.270-acre parcel of land. Comparable 2 was 

improved with a house built in the 1930’s at the time of the sale which was reportedly in tear-

down condition. Although this property would previously be considered residential in nature, the 

buyer of Comparable 2 plans to use the property for the commercial operation of their 

construction company. It is our opinion that the location of Comparable 2 along the Frontage 

Road and in close proximity to Belgrade is superior to the outlying location of the subject Thorpe 

Road property. For this reason, it is our opinion that the current market value for the subject 

Thorpe Road site for commercial purposes is lower than the $110,041 per acre sale price of 

Comparable 2.  

 

With regards to Comparable 3, it is the sale of a 6.400-acre commercial lot located in close 

proximity to the subject Thorpe Road property along Countryside Lane. This site was purchased 

with the intent of developing a storage facility. Although Comparable 3 is located in close 

proximity and has a similar size to the subject Thorpe Road property, it is our opinion that 

market conditions have improved since the July 2020 sale of Comparable 3. For this reason, it is 

our opinion that the current market value for the subject Thorpe Road site for commercial 

purposes is higher than the $90,625 per acre sale price of Comparable 3. 

 

After consideration of the available information, it is our opinion that the current market value 

for the subject Thorpe Road property for commercial purposes is bracketed between the $90,625 

per acre sale price of Comparable 3 and the $110,041 per acre sale price of Comparable 2. We 

calculated the midpoint of these sales to be approximately $100,333 per acre which we rounded 

to a market value of $100,000 per acre for the purposes of our analysis. Shown below are our 

market value calculations for the subject Thorpe Road property for commercial purposes: 

 

6.642 Acres   x   $100,000 per Acre   =   $664,200 

Rounded To                  =   $665,000 
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Sales Comparison Approach Conclusion  

 

Based on the preceding analyses, it is our opinion that the subject Thorpe Road property has a 

market value of approximately $70,000 per acre as residential land and a market value of 

approximately $100,000 per acre as commercial land. Based on the $30,000 per-acre value 

discrepancy, it is our opinion that the highest and best use of the subject Thorpe Road property is 

for development of commercial improvements. Thus, the most likely buyer of the subject Thorpe 

Road property would be purchasing the property with commercial development in mind. The 

highest and best use for the subject Thorpe Road property is further demonstrated by 

Comparable 2 which was purchased with the intent of converting the property from residential to 

commercial use. Based on the preceding analysis, we have reconciled to a sales comparison 

approach value estimate of $665,000 for the subject Thorpe Road property as of October 18, 

2021. 
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FINAL RECONCILIATION 

 

Value Indications 

 

6383 Walker Road 

 

Sales Comparison Approach: 

 

 

$475,000 – “As Vacant” 

 $920,000 – “As Improved” 

  

2990 Thorpe Road 

 

Sales Comparison Approach: 

 

 

$665,000 – “As Vacant” 

Cost Approach 

 

The cost approach was omitted because the cost approach is most appropriate when the 

replacement cost of the improvements as well as accrued depreciation can be estimated with a 

high degree of accuracy. As a result, the cost approach is most applicable when the 

improvements are relatively new. However, in this case, the subject Walker Road improvements 

were originally constructed in 1925; thus, the estimate of accrued depreciation from physical 

deterioration, functional obsolescence, and/or external obsolescence would be difficult to 

estimate with a high degree of certainty due to their older age. The cost approach was not 

developed for the subject Thorpe Road property given that it is our opinion that the 

improvements on the subject Thorpe Road property have no contributory value. It is our opinion 

that our final market value estimate for the subject properties would have been no more reliable 

had the cost approach been developed. 

 

Sales Comparison Approach 

 

The sales comparison approach provides a good indication of market value for the subject 

properties. In order to estimate the market value of the subject Walker Road property “as vacant” 

through utilization of the sales comparison approach, we analyzed four comparable land sales on 

a price per lot basis. Next, in order to estimate the contributory value of the subject Walker Road 

residential improvements, we determined the contributory value of improvements within three 

closed residential sales. Given the available market data, it is our opinion that our contributory 

value estimate for the subject Walker Road property is strongly supported. In order to estimate 

the market value of the subject Thorpe Road property “as vacant” through utilization of the sales 

comparison approach, we analyzed both residential and commercial land sales on a price per acre 

basis. Based on our analysis, we determined that the highest and best use of the subject Thorpe 

Road property is for commercial development. Given the available market data, it is our opinion 

that our contributory value estimate for the subject Walker Road property is strongly supported. 
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Income Approach 

 

The income approach was omitted because neither of the subject properties are typical income 

producing properties and it is our opinion that the most typical buyer would not purchase the 

subject properties for their income producing potential. It is our opinion that our final market 

value estimate for the subject properties would have been no more reliable had the income 

approach been developed. 

 

Value Conclusions  

 

As a result of our investigation and analysis, it is our opinion that the current market value 

of the fee simple interest, “as improved” in the subject Walker Road property, as of 

October 18, 2021, is: 

 

NINE HUNDRED TWENTY THOUSAND DOLLARS 

 ($920,000) 

 

As a result of our investigation and analysis, it is our opinion that the current market value 

of the fee simple interest, “as vacant” in the subject Walker Road property, as of October 

18, 2021, is: 

 

FOUR HUNDRED SEVENTY-FIVE THOUSAND DOLLARS 

 ($475,000) 

 

As a result of our investigation and analysis, it is our opinion that the current market value 

of the fee simple interest, “as vacant” in the subject Thorpe Road property, as of October 

18, 2021, is: 

SIX HUNDRED SIXTY-FIVE THOUSAND DOLLARS 

 ($665,000) 

 

This appraisal is being completed under multiple hypothetical conditions. The first hypothetical 

condition is that each of the subject parcels are in fee simple ownership and are therefore sellable 

parcels which is contrary to their existing leasehold ownership. The second hypothetical 

condition is that neither of the subject properties are encumbered by leases or licenses which is 

contrary to the ground leases currently in place at each of the subject properties. The third 

hypothetical condition is that the current market value was estimated for the subject Walker 

Road property “as vacant” which is contrary to the existing improvements currently present on 

the subject Walker Road property. Finally, this appraisal was completed under the hypothetical 

condition that the subject properties had been created through their respective certificates of 

survey as of the effective date of this appraisal when they actually had not yet been created 

through their respective certificates of survey as of the effective date of this appraisal. A 

hypothetical condition is contrary to what currently exists but is necessary to complete the 

appraisal for its intended use. 
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CERTIFICATION 

 

As a result of a request for an appraisal assignment of the property, identified as: 

 

A Residential Property & A Vacant Lot 

Located at 6383 Walker Road & 2990 Thorpe Road  

Bozeman & Belgrade, MT 59715 & 59714 

 

I certify: 

 

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 is my personal, unbiased professional analyses, 

opinions, and conclusions. The appraisal assignment was not based on a requested minimum 

valuation, a specific valuation, or the approval of a loan. 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. 

 

My engagement in this assignment and compensation is not contingent upon the reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the 

value estimate, the attainment of a stipulated result, or the occurrence of a subsequent event. My 

analyses, opinions, and conclusions were developed, and this report has been prepared, in 

accordance with the standards and reporting requirements of and in conformity with the 

requirements of the Code of Professional Ethics and the Standards of Professional Practice of the 

Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice (USPAP), 

published and copyrighted by the Appraisal Foundation. 

 

The value reported is based upon cash in U.S. dollars or in terms of similar financial 

arrangements. The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives. As of the date of this report, I, Keith 

O’Reilly, MAI, have completed the continuing education program of the Appraisal Institute. 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. With the exception of Dan Wheeler and RJ Patch, no one provided significant real 

property assistance to the person signing this certification. 

  

Respectfully Submitted,   

 
Keith O’Reilly, MAI  

General Certified Appraiser #400 

State of Montana 
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As a result of a request for an appraisal assignment of the property, identified as: 

 

A Residential Property & A Vacant Lot 

Located at 6383 Walker Road & 2990 Thorpe Road  

Bozeman & Belgrade, MT 59715 & 59714 

 

I certify: 

 

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 is my personal, unbiased professional analyses, 

opinions, and conclusions. The appraisal assignment was not based on a requested minimum 

valuation, a specific valuation, or the approval of a loan. 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.  

 

My engagement in this assignment and compensation is not contingent upon the reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the 

value estimate, the attainment of a stipulated result, or the occurrence of a subsequent event. My 

analyses, opinions, and conclusions were developed, and this report has been prepared, in 

accordance with the standards and reporting requirements of and in conformity with the 

requirements of the Code of Professional Ethics and the Standards of Professional Practice of the 

Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice (USPAP), 

published and copyrighted by the Appraisal Foundation. 

 

I have made a personal viewing of the property that is the subject of this report. In addition, I 

provided significant professional assistance in the preparation of this report by performing tasks 

that include, but are not limited to, presentation and organization of data, research and 

verification of comparable land and building sales, completion of the sales comparison approach 

to value, reconciliation of the final estimated value, and completion of all accompanying 

narrative to the previously listed tasks. Further, the value reported is based upon cash in U.S. 

dollars or in terms of similar financial arrangements. The use of this report is subject to the 

requirements of the Appraisal Institute relating to review by its duly authorized representatives. 

As of the date of this report, I, Dan Wheeler, have not completed the continuing education 

program of the Appraisal Institute. 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. With the exception of RJ Patch, no one 

provided significant real property assistance to the person signing this certification. 

 

Respectfully Submitted,   

 
Dan Wheeler  

Certified General Appraiser #12347  

State of Montana 
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Dan Wheeler 

 
State of Montana Certified General Appraiser #12347 – Expires March 31, 2022 

 

Dan Wheeler has been an associate appraiser of Bridger Appraisals, Inc. since October 2013. Mr. Wheeler 

attended high school in Bozeman, Montana.  He then graduated Magna Cum Laude from the University of 

St. Thomas in St. Paul, Minnesota with a Bachelor of Science Degree in Real Estate Studies.  Below is a 

list of applicable courses successfully completed within the major: 

 

 Real Estate Principles 

 Real Estate Appraisal 

 Real Estate Finance & Investments 

 Real Estate Market Analysis 

 Real Estate Law 

 Real Estate Development 

 Real Estate Property Management 

 Regional & Urban Economics 

 

Since college, Mr. Wheeler has completed courses that include the following; 

 

 15-Hour National USPAP Course 

 7-Hour National USPAP Update Course 

 Revenue Forecasting 

 Operating Expense Analysis 

 Comparative Analysis 

 Small Hotel/Motel Valuation 

 Subdivision Valuation 

 Automobile Dealership Valuation 

 Eminent Domain & Condemnation 

 Convenience Store Valuation 

 Condominium, Co-op, & P.U.D. Valuation 

 Expert Witnessing 

 

Professional Associations 

 

Mr. Wheeler has a State of Montana Certified General Appraiser License (#12347) which expires March 

31, 2022. 

 

Professional Experience 

 

Bridger Appraisals, Inc. – Bozeman, Montana 

Associate Appraiser 

October 2013 – Current 

 

Mark A. Oehrlein Appraisals, Inc. – Minneapolis, Minnesota 

Associate Appraiser 

August 2011 – October 2013 

 

Duties and responsibilities include preparing professional valuations and market analysis of real estate.  

Appraisal assignments have included various types of residential, commercial, and special purpose 

properties.  The specific purposes of these assignments have included mortgage financing, investment 

counseling, and potential sales and purchases. 
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