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09/23/2022

State of Montana

Department of Natural Resources and Conservation Trust Land Management Division

PO Box 201601

Helena, MT 59620-1601

Dear Deidra Kloberdanz,

At your request I do hereby furnish you with an appraisal report on the subject property owned by State of Montana (Land)/Ben Galt

Improvements).  The subject property is located approximately 11.6 miles southwest of White Sulphur Springs, Meagher County, Montana.

As per your instructions I have formed an Opinion of Market Value for the subject property based on the legal description provided for the purpose

providing the clients with a credible opinion of current fair market value of the appraised subject property and is intended for use in the decision

making process concerning the potential sale of said subject property.

The effective date of this value is August 30th, 2022, the date of my physical inspection of the subject property. The estimated marketing time for

the subject is 12 months.

The opinion of Market Value of the subject property as of the date of inspection is:

"As Is" Market Value: $43,000.00  (Forty Three Thousand Dollars)

"As Though Vacant" Market Value: $43,000.00  (Forty Three Thousand Dollars)

The Market Value above reflects the Fee Simple Interest in the subject property, excluding any mineral rights. This Appraisal is based on the

assumptions and limiting conditions contained within this report. This appraisal is communicated by and Appraisal Report prepared under the

guidelines of the Engagement Letter provided, the current version of the Uniform Standards of Professional Appraisal Practice (USPAP), and Title

XI of FIRREA. The definition of Market Value utilized in this report is the commonly used definition of Market Value found in the 2010

Interagency Appraisal and Evaluation Guidelines.

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.

Hypothetical Condition (Second Analysis only):  The subject property is vacant raw land exclusive of real property improvements.

In Addition, to the best of my knowledge and belief, the statements contained in this appraisal and upon which the opinions expressed herein are

based, are correct and true.  Additionally, supporting documentation regarding this assignment is maintained in a work file and will be available

upon request for a period of up to five years.

Thank you for the privilege of serving you.

Sincerely,

Ernest F. Goettlich 

Montana Certified General Real Estate Appraiser License #REA-RAG-LIC-10644
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Uniform Agricultural Appraisal Report

Owner/Occupant: Total Deeded Acres:

Property Address: Effective Unit Size:

State/County: / Zip Code:

Property Location: Property Code #:

Highest & Best Use: "As If" Vacant FAMC Comd'ity Gp:

"As Improved" Primary Land Type:

Zoning: Primary Commodity:

Unit Type: Economic Sized Unit Supplemental/Add-On Unit

FEMA Community # FEMA Map # FEMA Zone/Date:

Legal Description: SEC TWP RNG Attached

Purpose of Report:

Use/Intended User(s):

Rights Appraised:

Value Definition: Attached

Assignment: Report Type:

Extent of Process/Scope of Work:
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Summary of Facts and Conclusions

Date of Inspection: Effective Date of Appraisal:

Value Indication - Cost Approach: $

- Income Approach: $

- Sales Comparison Approach: $

Opinion of Value: (Estimated Marketing Time months ) $

Cost of Additions:Cost of Repairs: $ $

Allocation: Land: $ $ / ( %)

Land Improvements: $ $ / ( %)

Structural Improvement Contribution: $ $ / ( %)

Non-Realty Items: $ $ / ( %)

Leased Fee Value (Remaining term of encumbrance ) $ / ( %)$

Leasehold Value: $ / ( %)$
$ / ( 100 %)Overall Value:

Cash Rent Share Owner/Operator FAMC Suppl. AttachedIncome and Other Data Summary:

( )Income Multiplier / (unit)Income Estimate: $

Expense Ratio / (unit)% Expense Estimate: $

Overall Cap Rate: / (unit)% Net Property Income: $

Area-Regional-Market Area Data and Trends: Subject Property Rating:

Above   Avg. Below   N/A Above   Avg. Below   N/A
  Avg.   Avg.   Avg.   Avg.

Value Trend Location

Sales Activity Trend Soil Quality/Productivity

Property Compatibility Improvement Rating

Effective Purchase Power Compatibility

Demand Rentability

Development Potential Market Appeal
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Desirability Overall Property Rating
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State of Montana (Land)/Ben Galt (Improvements)

75 Feddes Rd, White Sulphur Springs

MT Meagher

11.6 miles southwest of White Sulphur Springs

Agriculture/Recreation

Agriculture

There is no zoning outside city limits

X

12.40

12.40

59645

59645

Cabin Site/Building Site

N/A

Unmapped

See Attached Legal Description X

Determine Market Value

Determine Market Value/Client (see scope of work comment below)

Fee Simple less subsurface rights

X
Appraisal Report

Client:  The Montana Board of Land Commissioners, & the Department of Natural Resources and

Conservation.

Intended Users:  The Montana Board of Land Commissioners, the Department of Natural Resources and Conservation, and Lessee Ben Galt.

See Scope of Work page for further Scope of Work details.

08/30/22 08/30/22

41,800

N/A

43,000

12 43,000

43,000 3,468 Acre 100

0 0 Acre 0

3,468 Acre

X

X

X

X

X

X

X

X

X

X

X

X

X

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

1. the statements of fact contained in this report are true and correct.

2. the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions,

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

3. I have no the specified      present or prospective interest in the property that is the subject of this report and

I have no the specified      personal interest with respect to the parties involved.

4. I have performed no the specified      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.

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

6. my engagement in this assignment was not contingent upon developing or reporting predetermined results.

7. my compensation for completing this assignment is not contingent upon the development or reporting of a predetermined

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

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

8. my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the

Uniform Standards of Professional Appraisal Practice.

9. I have have not      made a personal inspection of the property that is the subject of this report.

10. no one the specified persons     provided significant real property appraisal assistance to the person signing this

certification.

Effective Date of Appraisal: $Opinion of Value:

Appraiser:

Property Inspection: Yes NoSignature:
Inspection Date:

Name:
Appraiser has inspected verified analyzedLicense #:
the sales contained herein.Certification #:

Date Signed:
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X

X

X

X

X

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.

Hypothetical Condition (Second Analysis only):  The subject property is vacant raw land exclusive of real property improvements.

"As Is" Market Value: $43,000.00  (Forty Three Thousand Dollars) - This is the value reflected in the Certification page and the preceding Report

Summary page.

"As Though Vacant" Market Value: $43,000.00  (Forty Three Thousand Dollars)

08/30/22 43,000

Ernest F. Goettlich v

REA-RAG-LIC-10644

09/23/22

X

08/30/22

X X X
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USPAP, Organizational, or Other Requirements
Report Type:
Date of Inspection: Date of Value Opinion: Date of Report:
Scope of Work (Describe the amount and type of information researched and the analysis applied in this assignment. The Scope of Work includes, but

is not limited to the degree and extent of the property inspection; the extent of research into physical and economic factors affecting the property; the extent

of data research; and the type and extent of analysis applied to arrive at the opinions or conclusions. Additionally, describe sales availability & ability to

demonstrate market - "as vacant" - and "as improved" if applicable - or describe sales available to form value opinion "as completed" or proposed if requested;

describe income sources and ability of income to support existing or proposed construction; discuss extent of third party verification of RCN, if applicable.):

(Analyze and report any agreements of sale, options, or current listings as of the date of theSubject Property Sale & Marketing History:
appraisal - and all sales within three (3) years prior to the effective date of appraisal. For UASFLA assignments, report the details of the LAST SALE OF THE

SUBJECT - no matter when it occurred):

Market Conditions (Volume of Competing Listings, Volume of Sales, Amenities Sought by Buyers):

Approaches to Value (Explain Approaches Used and/or Omitted):

Page of
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Appraisal Report
08/30/22 08/30/22 09/23/22

The legal description, which was provided by the client, acreage, tax assessments, ownership history, and zoning information were all verified by inspection

of Meagher County records.  The property was inspected on 08/30/2022.  The appraiser, Ernest Goettlich, made an exterior inspection of the property.  Most

areas of the property were inspected.

The comparable sales have been inspected and verified.  Soils information has been considered and comparable qualities of land and other aspects of the

property are part of this appraisal report.  Information has been gathered from the Meagher County Treasurer, Assessor and Appraiser Offices located in

White Sulphur Springs, Meagher County, Montana.  This summary report includes estimates of value obtained by the Market Data, Income, and Cost

Approach to value.  A final conclusion to the estimate of Market Value is determined.

This appraisal is being made to determine an opinion of Market Value of all the rights of fee simple ownership (less subsurface mineral rights) of the

property that is the subject of this appraisal report in its entirety, as it exists on the date of the appraisal.

Farm Service Agency records and aerial photos were researched to aid in the determination of the crop acreage to be appraised. An abstract of water rights

appurtenant to the property was obtained from the State of Montana Department of Natural Resources and Conservation's website. Surety Custom Online

Mapping® was referenced for soils information.  Publications referenced within the body of the appraisal report were consulted for information regarding

vegetative range types, etc. The Marshall Swift Valuation Guide and local contractors were relied upon to determine construction costs, applicable

depreciation, and value of those items unique to the property, if applicable.  In addition to information contained within office files, several area real estate

brokers and other appraisers active in this area were contacted in order to secure comparable sales data.

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.

Hypothetical Condition (Second Analysis):  The subject property is vacant raw land exclusive of real property improvements.

Subject property has no sales history in the past 3 years.  There is a proposed sale #1165 expected to take place

within the next 12 months.  The purpose of this appraisal is to establish a market price for the subject property with the land and improvements as separate

values to establish a minimum bid price for the property once it goes to public auction.

Over the last few years, sales of similar tracts

of land are limited although they have occurred over a period of time. Most of these sales are economically sized units that are economically feasible to own

on their own merits. Real estate agents in the area report that these types of properties will sell if they are priced within the same value range of other

properties in the area. Pasture units are considered highly sought after because there are not many units available.

The Income Approach is not developed in this report as the subject property is

not large enough to be able to produce income to support its own tax value unless it is part of a larger economic unit.  The dwelling will rarely produce

enough income to justify the sales prices and many times without VRBO income which is scarce and difficult to obtain most properties have a negative

income after paying taxes.  The Income Approach in this instance would not provide any useful information in developing a market value for the subject

property.

The Cost Approach is not developed in the second analysis as the Hypothetical Condition provided by the engagement letter states that the land is to be

appraised as though it is vacant raw land exclusive of any improvements and the Cost Approach would be a restatement of the Sales Comparison Approach

and could be potentially misleading to the client and/or the intended user.

The Sales Comparison Approach has also been used in this analysis of value of the subject property.  This approach compares market-indicated values of

the sale property after adjustments are made to the sale property for comparison to the subject. The generally accepted unit of measure in this approach is an

overall price per acre for the entire property. The adjustments considered can be for land classification, improvements, time, location, access, water

resources, productivity or other market-indicated factors affecting value. The Income Approach is used to measure value based on a capitalization rate

technique derived by dividing the net income of a sale property by the sales price to arrive at a market-indicated capitalization rate. This rate is then applied

to the projected net income of the subject property to derive a capitalized value. This approach is considered the least reliable method of valuation as small

changes in cap rates can have a significant effect on the indicated value.

3 98©1998-2022 AgWare, Inc. All Rights Reserved.
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MARKET VALUE DEFINITION
Regulations published by federal regulatory agencies pursuant to title XI of the Financial Institutions

Reform, Recovery and Enforcement Act (FIRREA)

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 the consummation of a sale as of a specified date and the 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 acting in what they consider their best interests;

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

4.     Payment is made in terms of cash in United States dollars or in terms of financial arrangements

comparable thereto; and

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.

Other:

EXPOSURE AND MARKETING TIME ESTIMATES

Market value (see above definition) conclusion and the costs and other estimates used in arriving at conclusion of value is as of

the date of the appraisal. Because markets upon which these estimates and conclusions are based upon are dynamic in nature, they

are subject to change over time. Further, the report and value conclusion is subject to change if future physical, financial, or other

conditions differ from conditions as of the date of appraisal.

In applying the market value definition to this appraisal, a reasonable exposure time of months has been estimated.

Exposure time is the estimated length of time the property interest being appraised would have been offered in the market prior to the

hypothetical consummation of a sale at market value on the effective date of the appraisal; exposure time is always presumed to

precede  the effective date of the appraisal.

Marketing time, however, is an estimate of the amount of time it takes to sell a property interest at the market value conclusion during

the period after  the effective date of the appraisal. An estimate of marketing time is not intended to be a prediction of a date of sale. It

is inappropriate to assume that the value as of the effective date of appraisal remains stable during a marketing period. Additionally,

the appraiser(s) have considered market factors external to this appraisal report and have concluded that a reasonable marketing

time for the property is months.

Comments:

Page of
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The definition utilized in this report is more specifically described in Appendix D of the Federal Deposit Insurance Corporation Statements of

Policy 5000 Interagency Appraisal and Evaluation Guidelines.

12

12

Sales data does not indicate any significant changes to marketing times, depending on the property type, condition, location,

proximity to amenities and recreational activities, and improvements days on market ranges from 6 days to 400 days based on additional sales

throughout Montana.  Based on the information contained within this report and the additional market information retained in the work file, a

reasonable assumption as to the exposure time and marketing time for the subject property is 12 months.
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Assumptions and Limiting Conditions

The certification of the Appraiser(s) appearing in the appraisal report is subject to the following conditions and to such other specific and limiting conditions as are set
forth in the report.

1. The Appraiser(s) assume no responsibility for matters of a legal nature affecting the property appraised or the title thereto, nor does the Appraiser(s) render any
opinion as to title, which is assumed to be good and marketable. The property is appraised as though under responsible ownership.

2. Sketches in the report may show approximate dimensions and are included only to assist the reader in visualizing the property. The Appraiser(s) have made no
survey of the property. Drawings and/or plats are not represented as an engineer's work product, nor are they provided for legal reference.

3. The Appraiser(s) are not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless
arrangements have been previously made.

4. Any distribution of the valuation in the report applies only under the existing program of utilization. The separate valuations of components must not be used
outside of this appraisal and are invalid if so used.

5. The Appraiser(s) have, in the process of exercising due diligence, requested, reviewed, and considered information provided by the ownership of the property
and client, and the Appraiser(s) have relied on such information and assumes there are no hidden or unapparent conditions of the property, subsoil, or
structures, which would render it more or less valuable. The Appraiser(s) assume no responsibility for such conditions, for engineering which might be required
to discover such factors, or the cost of discovery or correction.

6. While the Appraiser(s) have have not inspected the subject property and have have not considered the information developed in the course
 of such inspection, together with the information provided by the ownership and client, the Appraiser(s) are not qualified to verify or detect the presence of
 hazardous substances by visual inspection or otherwise, nor qualified to determine the effect, if any, of known or unknown substances present. Unless otherwise
stated, the final value conclusion is based on the subject property being free of hazardous waste contaminations, and it is specifically assumed that present and
subsequent ownerships will exercise due diligence to ensure that the property does not become otherwise contaminated.

7. Information, estimates, and opinions furnished to the Appraiser(s), and contained in the report, were obtained from sources considered reliable and believed to
be true and correct. However, no responsibility for accuracy of such items furnished the Appraiser(s) can be assumed by the Appraiser(s).

8. Unless specifically cited, no value has been allocated to mineral rights or deposits.

9. Water requirements and information provided has been relied on and, unless otherwise stated, it is assumed that:

a. All water rights to the property have been secured or perfected, that there are no adverse easements or encumbrances, and the property
complies with Bureau of Reclamation or other state and federal agencies;

b. Irrigation and domestic water and drainage system components, including distribution equipment and piping, are real estate fixtures;
c. Any mobile surface piping or equipment essential for water distribution, recovery, or drainage is secured with the title to real estate; and
d. Title to all such property conveys with the land.

10. Disclosure of the contents of this report is governed by applicable law and/or by the Bylaws and Regulations of the professional appraisal organization(s)
with which the Appraiser(s) are affiliated.

11. Neither all nor any part of the report, or copy thereof, shall be used for any purposes by anyone but the client specified in the report without the written
consent of the Appraiser.

12. Where the appraisal conclusions are subject to satisfactory completion, repairs, or alterations, the appraisal report and value conclusion are contingent
upon completion of the improvements in a workmanlike manner consistent with the plans, specifications and/or scope of work relied upon in the appraisal.

13. Acreage of land types and measurements of improvements are based on physical inspection of the subject property unless otherwise noted in this appraisal report.

14. EXCLUSIONS. The Appraiser(s) considered and used the three independent approaches to value (cost, income, and sales comparison) where  applicable in valuing
the resources of the subject property for determining a final value conclusion. Explanation for the exclusion of any of the three independent approaches to value in
determining a final value conclusion has been disclosed in this report.

15. SCOPE OF WORK RULE. The scope of work was developed based on information from the client. This appraisal and report was prepared for the client, at their
sole discretion, within the framework of the intended use. The use of the appraisal and report for any other purpose, or use by any party not identified as an
intended user, is beyond the scope of work contemplated in the appraisal, and does not create an obligation for the Appraiser.

16. Acceptance of the report by the client constitutes acceptance of all assumptions and limiting conditions contained in the report.

17. Other Contingent and Limiting Conditions:
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X X

-Mineral Rights, if any, are not included in this appraised value.  Mineral rights are more specifically described as subsurface rights with the intent of extraction such

as oil and gas extraction, coal extraction, or any other minerals typically hydrocarbons.  Theses subsurface rights do not extend to gravel extraction which is typically

associated with surface rights and unless specifically included in the mineral rights description are not a part of any such transaction.

-Gravel extraction rights, if any, are not included in this appraised value.  Without a full survey of the quality and extent of the gravel deposits determination of the

value of such deposits falls outside of the scope of this appraisal.  These are denoted separately from Mineral Rights as they are typically considered surface rights.

-Growing Crops, if any, are not included in the appraisal value.

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.

Hypothetical Condition (Second Analysis only):  The subject property is vacant raw land exclusive of real property improvements.
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Legal Description

Meagher County

Township 08 North, Range 06 East, M.P.M.
Section 16:     Tract 1 of COS 148457 (certificate of survey included in the addenda)  otherwise identified as State Lease Sale #1165
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Area-Regional Boundary: On and Off Property:

Up Stable Down

Value Trend:

Sales Activity Trend:

Population Trend:

Major Commodities: Employment Trend:

Market Availability:
Under Over No
Supply Balanced Supply Influence

Above Avg. Avg. Below Avg. N/A Cropland Units:

Off Property Employment: Livestock Units:

Unlikely  Likely Taking Place Recreational Tracts:

Change in Economic Base:

From

To

Forces of Value: (Discuss social, economic, governmental, and environmental forces.)
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Exposure Time: months. (See attached definition and discussion)

Specific Market Area Boundaries:

Market Area:  Rural Suburb Urban Market Area:
Above Below

Type Avg. Avg. Avg. N/A

Up Stable Down Property Compatibility

Value Trend Effective Purchase Power

Sales Activity Trend Demand

Population Trend Development Potential

Development Trend Desirability

Analysis/Comments: (Discuss positive and negative aspects of market area.)
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Meagher County.

Small grains, oil seeds, pulse crops, hay,
and livestock.

X

X
Agriculture

X
X
X
X

X
X
X

Social Forces: This force comes primarily through population characteristics.  The composition of the population reveals the
potential basic demand for real estate.  Real estate values are affected by population changes.
Economic Forces:  The fundamental relationship between current and anticipated supply and demand and the economic ability
of the population to satisfy its wants and needs through its purchasing power has an affect on the value of real estate.
Environmental Forces: Natural and man-made environmental forces influence real property values.  Environmental forces
would include climatic conditions, topography and soils type, water availability. Transportation systems can have an impact on
the surrounding area.  All of these factors can have a direct influence on property values.
Zoning and Land Use Regulations:  Fee lands are subject to county sanitary restrictions, and they are also subject to state
subdivision regulations.

12
Meagher County.

X

X
X
X
X

X
X
X
X
X

Meagher County is located South of Cascade County (Great Falls) and east of Lewis and Clark County (Helena).  U.S.
Highway #12 traverses the county.
Through the Covid-19 quarantine periods as well as the past two years of the pandemic, workers have started to migrate away
from city centers to places they would rather live and telecommute to work.  The area has access to high speed internet, power,
and is located in close proximity to an international airport (Great Falls, Helena, Bozeman, or Billings depending on weather).
The recreation value of properties, particularly ones with scenic views or access to recreation activities such as hunting,
fishing, hiking, etc. have increased the number of market participants over the past two years to include many out of state
buyers that would not have considered areas outside of certain popular areas in Montana.
Recent drought condition have impacted commodity prices, however as of the effective date of this appraisal report they have
not yet impacted sale prices.
As of the effective date of this appraisal report the interest rates (financing) are predicted to continue to rise.  There have still
been several cash buyers in the market and the marketing times do not appear to be getting longer as of the effective date of
this appraisal report.  There are a number of economic factors impacting the market at the current time.
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Tract I Aerial View
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Tract I Soils Map
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(Location, use and physical characteristics)Property Description:

Above Below
Subject Description: Avg. Avg. Avg.  N/A

Land Use Deeded Acres Unit Type Unit Size Location

( %) Legal Access

( %) Physical Access

( %) Contiguity

( %) Shape/Ease Mgt.

( %) Adequacy Utilities

( %) Services

( %) Rentability

( %) Compatibility

( %) Market Appeal

( %) FEMA Zone/Date

Total Deeded Acres Total Units ( 100 % ) Building Location

Above Below
Comments Land Improvements: Avg. Avg. Avg.  N/A

Domestic Water

Livestock Water

Interior Roads

Drainage

  Un-  Roll- Slop-Topography: dulat- Level ing    inging

Water Rights: No Yes Supplement Attached

Mineral Rights: No Yes Supplement Attached

Comments:

Overall Topography

Soils Description:

Soil Quality/Production: Above Avg. Avg. Below Avg. N/A Supplement Attached

Climatic: " Annual Precipitation ' to ' Elevation Frost-Free Days

Utilities: Water Electric Sewer Gas Telephone

Distance To: Schools Hospital Markets Major Hwy. Service Center

Easements/Encroachments: (Conservation, Utility, Preservation, etc.)

Hazards and Detriments:
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The subject property is located 11.6 miles southwest of White Sulphur

Springs, Meagher County, Montana, via 7 miles south on U.S. Hwy 12 W/U.S Hwy 89 S, thence 3.3 miles west on Birky Road, thence 1.3 miles

west on Feddes Road to the building site.

Improvements are located within the surveyed area of the subject property more generally  16-08N-06E: Tract 1 of COS 148457 Certificate of

survey included in the addenda.

The subject property consists of 12.40 deeded acres, more or less, according to the survey included in the addenda, comprised of building site.

The terrain is generally level at the building site and starts to slope gently from the building site to the southern boundary.

Access is provided via Feddes Road and a private drive across State Section 16, an access easement is to be provided by the seller.

The property is perimeter fenced.

Irrigated Cropland 0.0

Irrigated Pasture 0.0

Dry Cropland 0.0

Hayland 0.0

Tame/Imp. Pasture 0.0

Pasture 0.0

Site 12.40 Acres 100.0

Roads & Waste 0.0

Other 0.0

Public Lease 0.0

12.40 0.00

X

X

X

X

X

X

X

X

X

X

Unmapped

16-08N-06E: 48457

Tract 1 of COS 148457

As is very common, a slight discrepancy may exist concerning the exact acreage

amounts for the subject property among the various public records researched. The total

appraised acreage was taken from official county records. This data was used in conjunction

with aerial maps, soil maps, and crop history maps to arrive at final acreage estimates and

land-type allocations.

X

X

X

X

X

X

Without a survey or detail as to the nature and extent of the subsurface resources

along with a lack of an active market for subsurface rights it would be misleading to attempt to

include them in the value definition utilized in this report.  See narrative description for Water

Rights.

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

X

See attached Soil Map.

X

15-19 4,000 6,000 70-90

Well Public Septic Propane Public

11.6 11.6 11.6 4.6 11.6

Easements include apparent roads and utilities.

See Narrative Land Description.
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Land Description

Location: (Proximity to services, rentability, market appeal, building location, etc.)

Physical Characteristics: (Size, contiguity, terrain, land-mix, roads, legal & physical access, elevation/growing season, etc.)

Land Improvements: (Utilities, interior roads, drainage, fences, water development, recreational food plots, etc.)

Other Rights: (Water rights, mineral rights, air rights, etc.)

Soils Description:

Easements/Encroachments: (Conservation, Utility, Preservation, etc.)

Hazards & Detriments:

Comments:
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The subject property is located 11.6 miles southwest of White Sulphur Springs, Meagher County, Montana, via 7 miles south on U.S. Hwy 12 W/U.S Hwy

89 S, thence 3.3 miles west on Birky Road, thence 1.3 miles west on Feddes Road to the building site.

Improvements are located within the surveyed area of the subject property more generally  16-08N-06E: Tract 1 of COS 148457 Certificate of survey

included in the addenda.

The subject property consists of 12.40 deeded acres, more or less, according to the survey included in the addenda, comprised of building site.

The terrain is generally level at the building site and starts to slope gently from the building site to the southern boundary.

Access is provided via Feddes Road and a private drive across State Section 16, an access easement is to be provided by the seller.

Utilities are available at the building site, however a fire went though the area approximately 3 years ago destroying the buildings and many of the utilities

were not replaced as there were no improvements to hook them up to.  There is a utility easement running near the subject property so utilities are available.

Interior roads are typical of this property type and location and are in average condition.  The subject property is perimeter fenced and the fencing is in

average condition.

The subject area and the immediate area are not zoned for tax purposes.  The property is classified as agricultural land.  A title search was not conducted.

Tract I has access to water rights dating back to 1917 for a domestic use well and a stock use wll.  No opinion of subsurface rights is included in this

appraisal report.  A copy of the Water Rights Abstracts are included in the addendum.

Mineral Rights are not included nor appraised within this appraisal report.

254B - Meagher gravelly loam, 1 to 4 percent slopes.  Classified 4e non-irrigated and 4e irrigated.  Yield potential non-irrigated: spring wheat 25 bu/ac,

winter wheat 28 bu/ac, barley 41 bu/ac, grass hay 1.0 ton/ac, alfalfa hay 1.2 ton/ac; yield potential non-irrigated: grass hay 3.5 ton/ac, alfalfa hay 4.0

ton/ac.

54B - Martinsdale loam, 1 to 4 percent slopes.  Classified 4e non-irrigated and 4e irrigated.  Yield potential non-irrigated: spring wheat 33 bu/ac, winter

wheat 37 bu/ac, barley 52 bu/ac, grass hay 1.6 ton/ac, alfalfa hay 1.6 ton/ac; yield potential non-irrigated: grass hay 3.0 ton/ac, alfalfa hay 4.5 ton/ac.

Easements include apparent roads and utilities.

The main hazard of the subject area consists of extreme climate problems such as frost, severe winters, hot summers, wind erosion, drought and hail.

These hazards are typical of this area of Montana and affect local areas in varying degrees.

Hazards and detriments associated particularly with the subject property may be a shortage of water in drought periods, and moderate wind and water

erosion.

The subject property has good road access, though that may be seasonal, it was not clear where the county road ended and the private drive started.  There

was a fire in the area approximately 3 years ago according to the lessee that destroyed the buildings, there was one grain bin still upright, however it was

reported by the lessee (owner of the improvements) that the fire was quite hot and that the bin was most likely compromised and would not be able to

tolerate the stress of a full load of grain on the interior.  Many of the foundations were suffering from fire damage evidence of flaking and crumbling.  With

the fire and the surface evidence present any site improvements such as the well and septic system would likely need to be replaced either through the fire

damage, the damage of the falling buildings, or through being un-used over the past three years.  This presents the subject property as close to raw land as

possible as the site improvements such as the well, septic system, and various foundations have no contributory value to the overall property due to the fire

damage.
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Photos

Damage to Bins Damage to Bins

Damage to Bins Damage to Bins

Damage to Bins Damage to Bins
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Photos

Standing Bin Standing Bin

Bins additional view Foundation

Foundation Foundation and Propane Storage Tank
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Photos

Waterline Access Foundation

Foundation Foundation

Foundation Field Scene
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Photos

Field Scene Road Described in Survey

Additional View Road Described in Survey Additional View Road Described in Survey

Feddes Road/Private Drive Street View looking North Additional View of Bins
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Ownership Longer Than Years
Owner Recording/Reference Date Price Paid Terms

Previous:

Present:

Currently: Optioned Under Contract Contract Price:

Buyer: Currently Listed Listing Price: Listing Date:

H
is

to
ry

Current Zoning: Zoning Conformity: Yes No

Zoning Change: Unlikely Probable To:

Comments:

Z
o

n
in

g

Tax Basis: Assessment Year Forecast:

Agricultural Land Current Tax

Building(s) Estimated/Stabilized

Or ( Ac.) = /acre

Parcel #: Total Assessed Value

Trend: Up Down Stable

Comments:

T
a

x
e

s

Highest & Best Use is defined as that reasonable and probable use that supports the highest present value, as defined, as of the effective date of the appraisal. Alternatively, that use, from among

reasonably probable and legally alternative uses, found to be physically possible, appropriately supported, financially feasible, and which results in the highest land value.

Analysis:

Highest and Best Use: "As if" Vacant

"As Improved"

H
ig

h
e

s
t 

&
 B

e
s

t 
U

s
e

 A
n

a
ly

s
is

Valuation Methods: Cost Approach Income Approach Sales Comparison Approach

(Explain and support exclusion of one or more approaches)

V
a
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e
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e
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o

d
s

Current Use:

Northern Acres Appraisal Services, LLC
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X 3

State of Montana

TBD/Bid

Lessee/Public Bid

This property has been nominated for sale by the lessee and this appraisal is being utilized to determine the market value of the subject property

to establish a minimum bid.

There is no zoning outside city limits X

X

The historic use of this property was as a residential property that was utilized in support of an agriculture operation.  Since the

fire reportedly occurred  three years ago and razed the improvements, the subject property has been utilized as a vacant parcel in support of an

agriculture operation.  A zoning change in the foreseeable future is unlikely.

X

2759

2021

$58,160

$0

$58,160

Exepmt

Exempt

12.40 $0.00

X

Land prices have remained stable over the past three year period, an large changes in the tax value are not likely to happen and

the taxes should remain the same over the next 2 year tax cycle.

Legally Permissible: The present use of the subject property as an agricultural operation is legally permissible. In addition, many alternate uses of

the property would be allowable under the current zoning regulations. Small parcel splits would affect the county's land use plan and require the

land to be subdivided.

Physically Possible: Theoretically, other uses of the appraised unit are physically possible. The property has historically been utilized as a

residential property (home site) in support of an agricultural production operation.

Financially Feasible: Agricultural uses are financially feasible if operating expenses can be met or exceeded from the sale of crops or livestock

produced on the land, or, alternatively, by leasing the property for its current use. Based on current production and open market lease rates,

leasing the property for agricultural uses would be financially feasible.

Maximally Productive: The projected or proposed use of the subject property as a recreational property is maximally productive. The current use

would return the greatest monetary return to the value of the land, especially when any future appreciation is considered.

The highest and best use of the subject property based on the harmonious use of the surrounding properties would be Agricultural in nature as the

property does not have the timbered lot and mountain views that would draw recreational use buyers, nor is it close enough to a major market

town such as billings to draw the rural residential use buyers.

Agricultural

Agriculture/Recreation

Agriculture

X X

The Income Approach is not developed in this report as the subject property is

not large enough to be able to produce income to support its own tax value unless it is part of a larger economic unit.  The dwelling will rarely

produce enough income to justify the sales prices and many times without VRBO income which is scarce and difficult to obtain most properties

have a negative income after paying taxes.  The Income Approach in this instance would not provide any useful information in developing a

market value for the subject property.

The Cost Approach is not developed in the second analysis as the Hypothetical Condition provided by the engagement letter states that the land is

to be appraised as though it is vacant raw land exclusive of any improvements and the Cost Approach would be a restatement of the Sales

Comparison Approach and could be potentially misleading to the client and/or the intended user.
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"As Is" Condition
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Uniform Agricultural Appraisal Report

Owner/Occupant: Total Deeded Acres:

Property Address: Effective Unit Size:

State/County: / Zip Code:

Property Location: Property Code #:

Highest & Best Use: "As If" Vacant FAMC Comd'ity Gp:

"As Improved" Primary Land Type:

Zoning: Primary Commodity:

Unit Type: Economic Sized Unit Supplemental/Add-On Unit

FEMA Community # FEMA Map # FEMA Zone/Date:

Legal Description: SEC TWP RNG Attached

Purpose of Report:

Use/Intended User(s):

Rights Appraised:

Value Definition: Attached

Assignment: Report Type:

Extent of Process/Scope of Work:

P
ro

p
e

rt
y

 I
d

e
n

ti
fi

c
a

ti
o

n

Summary of Facts and Conclusions

Date of Inspection: Effective Date of Appraisal:

Value Indication - Cost Approach: $

- Income Approach: $

- Sales Comparison Approach: $

Opinion of Value: (Estimated Marketing Time months ) $

Cost of Additions:Cost of Repairs: $ $

Allocation: Land: $ $ / ( %)

Land Improvements: $ $ / ( %)

Structural Improvement Contribution: $ $ / ( %)

Non-Realty Items: $ $ / ( %)

Leased Fee Value (Remaining term of encumbrance ) $ / ( %)$

Leasehold Value: $ / ( %)$
$ / ( 100 %)Overall Value:

Cash Rent Share Owner/Operator FAMC Suppl. AttachedIncome and Other Data Summary:

( )Income Multiplier / (unit)Income Estimate: $

Expense Ratio / (unit)% Expense Estimate: $

Overall Cap Rate: / (unit)% Net Property Income: $

Area-Regional-Market Area Data and Trends: Subject Property Rating:

Above   Avg. Below   N/A Above   Avg. Below   N/A
  Avg.   Avg.   Avg.   Avg.

Value Trend Location

Sales Activity Trend Soil Quality/Productivity

Property Compatibility Improvement Rating

Effective Purchase Power Compatibility

Demand Rentability

Development Potential Market Appeal

A
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l 
R

e
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o
rt
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m
m

a
ry

Desirability Overall Property Rating
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State of Montana (Land)/Ben Galt (Improvements)

75 Feddes Rd, White Sulphur Springs

MT Meagher

11.6 miles southwest of White Sulphur Springs

Agriculture/Recreation

Agriculture

There is no zoning outside city limits

X

12.40

12.40

59645

Cabin Site/Building Site

N/A

Unmapped

See Attached Legal Description X

Determine Market Value 

Determine Market Value/Client (see scope of work comment below)

Fee Simple less subsurface rights

X
Appraisal Report

Client:  The Montana Board of Land Commissioners, & the Department of Natural Resources and

Conservation.

Intended Users:  The Montana Board of Land Commissioners, the Department of Natural Resources and Conservation, and Lessee Ben Galt.

See Scope of Work page for further Scope of Work details.

08/30/22 08/30/22

41,800

N/A

43,000

12 43,000

43,000 3,468 Acre 100

0 0

0 0 Acre 0

0 0

0 0

0 0

3,468 Acre

X

X

X

X

X

X

X

X

X

X

X

X

X

X
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Act. Eff. Rem. Con-
Type Size Construction Qlty Foundation Roof  Floor  Exterior Age Age Life formity Utility Cond.

Improvement Comments: (Discuss and/or expand any items affecting value structure-by-structure, if necessary)

Above Below
Site Improvements: Avg. Avg. Avg.   N/A

Overall Structural Balance

Overall Structural Condition

Improvement Rating

Overall Property Rating

Overall Building REL years
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Bin 2600 bu Metal Avg. Conc. Metal Metal Unk 48 2 Avg. Avg. Poor

The only remaining improvement still standing at the time of the inspection was one solitary grain bin, however after
interviewing the lessee (improvement owner) there was a wild fire that went through the area, specifically through the subject
property approximately three years ago that was quite hot and the lessee (improvement owner) did not trust that the bin was
structurally sound enough to be filled with grain and handle the load without failure.  The lessee (improvement owner) stated
that the bin was considered to be of zero value as with the other improvements that were damaged in the fire.

There are several foundations still on the property from buildings that were burned in the fire, there is evidence of flaking and
crumbling that indicate that the foundations may have suffered structural damage.  Again the lessee (improvement owner)
stated that the buildings were a total loss and that if anything were built on the site going forward it would have to be built on a
new foundation.

The well and septic system were not functional at the time of the inspection, there was no power run to the site so it was not
possible to test these systems.  With the reported intensity of the fire and the damage to the remaining foundations it is possible
that these systems also suffered damage from the fire, damage from falling structures, or have fallen into dis-repair due to the
length of time since they were last used.  Most likely any existing system would need to be replaced or significantly renovated
if improvements were to be built on the subject site in the future.

Well, Septic, Propane.
There was a wild fire that passed over the property
approximately three years ago that has left any still existing site
improvements with no contributory value.

X
X
X

X
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Highest & Best Use Analysis
Highest & Best Use is defined as that reasonable and probable use that supports the highest present value, as of the effective date of the appraisal. Alternatively, that

use, from among reasonably probable and legally alternative uses found to be physically possible, appropriately supported, financially feasible, and which results in the

highest value. (Appraisal of Rural Property, 2nd Edition 2000, ASFMRA/AI, Page 148.)

Legally Permissible Use(s) (Include deed restrictions, existing zoning and/or potential to change zoning).

Current Zoning: Assessed Value: $ Taxes: $

Physically Possible Use(s) (Discuss any limitations and/or advantages).

Financially Feasible Use(s) (Discuss any/all potential financial uses & likelihood of realization).

Maximally Productive Use(s) (Discuss single and/or concurrent uses of the subject property).

Consistent Use: (If improved, do structures conform to Highest & Best Use "as if" vacant?)
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The present use of the subject property as an agricultural operation is legally permissible. In addition, many alternate uses of the property would be

allowable under the current zoning regulations.  Small parcel splits would affect the county's land use plan and require the land to be subdivided.

None 58,160 Exempt

Theoretically, other uses of the appraised unit are physically possible. The property has historically been utilized for agricultural production.

Other uses would include using the property for recreation, given its scenic, recreational, and/or hunting amenities.

Agricultural uses are financially feasible if operating expenses can be met or exceeded from the sale of crops or livestock produced on the land, or,

alternatively, by leasing the property for its current use. Based on current production and open market lease rates, leasing the property for agricultural uses

would be financially feasible.

Income from hunting would be an additional financial gain on the property.

The current use of the subject property as an agricultural operation is maximally productive. The current use would return the greatest monetary return,

especially when any future appreciation is considered.

The property would most likely have a better monetary gain from agriculture than from being leased strictly for hunting.

The subject property includes one standing bin that survived a high heat wild fire and per the owner had little to no contributory value to the overall property

and would most likely be torn down or removed, however this improvement is consistent with agricultural use as the highest and best use as though vacant.
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Cost Approach Comments
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The Cost Approach to value is based on the premise that an informed purchaser would pay no more for a given property than the cost of producing

a substitute property with the same utility, assuming there was no undue delay. This approach involves estimating the reproduction cost of the

subject improvements, subtracting accrued depreciation from all causes to arrive at a contributory value, and then adding the value of the subject

site. This approach is most reliable when the improvements are relatively new and represent the highest and best use of the land.

Improvements are valued based on information found in the Marshall & Swift Valuation Service book and are tempered by local estimates and bid

proposals.

Typically in Montana the majority of structures are purpose built so there is no "Entrepreneurial Incentive" as most buildings are sold before they

are built and there is little to no speculative (spec) building going on in the market area.  Any additional profit that the builder is making is

included in the materials and labor costs associated with the structure and is included in the per SF cost calculations.

A total of five area sales were analyzed for comparison to the subject in the Cost Approach to value.  The sales are located in Meagher County.

Sale 1 is located northeast of the subject property and just outside of White Sulphur Springs.  This property is a vacant parcel of land and is a

larger property used to determine if a size adjustment is necessary.

Sale 2 is a larger parcel sale located immediately adjacent to sale 3.  This sale is just over the 40 acre limit imposed by the secondary market.  This

property is located on the north side of White Sulphur Springs outside of the city limits.  This property is also a vacant parcel with a similar highest

and best use when compared to the subject property.

Sale 3 is a similar sized parcel located on the north side of White Sulphur Springs outside of the city limit.  This property is a vacant parcel and has

a similar highest and best use when compared to the subject property.

Sale 4 is a smaller parcel when compared to the subject property and is utilized to bracket the subject property and determine if a size adjustment is

necessary.  This property is located east of White Sulphur Springs.

Sale 5 is located off of U.S. Hwy 12 W a similar distance along a gravel road when compared to the subject property .  This parcel is a similar size

when compared to the subject property and has similar views when compared to the subject property.

The sales represent properties having comparable acreage as the subject. No size adjustment appears to be warranted. Adjustments to value were

considered for land type, building improvements.  The first step in the cost approach is determining land value.

Site values from the comparable sales included in this analysis range in value from $3,350/acre to $9,021/acre with an average of $6,858/acre..  A

value of $3,350/acre is selected as representative of the market value of site acres for the subject property as it falls within the range of site values

from the comparable sales and places more weight on sales 5 which is located in a similar location away from the main highway.

A wild fire went through the subject property approximately three years ago and damaged or destroyed all of the improvements to the subject

property.  The only improvement still standing was a single grain bin and the lessee (improvement owner) had concerns about the structural

integrity of the bin due to the heat and intensity of the fire and stated that the bin had no contributory value.  Likewise many of the remaining

foundations show evidence of flaking and crumbling that indicate structural damage to the concrete.  Additionally the well and septic are not in use

as the electricity was disconnected from the property and never restored as there were no other improvements to utilize it.  Due to the fire, damage

from falling structures or disrepair from disuse, the site improvements such as the well and septic system also have no contributory value.

The value report for the improvements in this analysis is the salvage value for the one bin still standing.

The indicated value of the subject property from the Cost Approach is $41,800.00, rounded to $42,000.00.
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Cost Approach (Sales 1-5)
Item: Sale #1 Sale #2 Sale #3 Sale #4 Sale #5

Grantor

Grantee

Source

Date

CEV Price

Deeded Acres

Location

Historic Allocation

Time Adjusted Allocation

Allocated Value (  100%  ) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $

Allocated Value ( %) $ $ $ $ $
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Allocated Value ( %) $ $ $ $ $

Land Use Acres $/Acre Unit Type Unit Size $/Unit Total

$ $ $

$ $ $

$ $ $

$ $ $

$ $ $

$ $ $

$ $ $

$ $ $

$ $ $

$ $ $

S
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je

c
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n
d
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s
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m
a
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Total Acres: $ Total Units: $

Cost Approach Summary: (Check one of the following methods applicable to the subject and sale analyses)

Lump Sum Depreciation: Improvement Contribution % of Cost Estimate $

$Breakdown Depreciation: Improvement Contribution Indication

Breakdown Depreciation: Age/Life Depreciation Improvement Contribution Indication $

OTHER $

COST APPROACH INDICATION (Land & Improvements) $
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1

Williams

Lind Family LLC

MLS #22114558

12/21

660,000

73.82

1 s White Sulphur Springs

X

2

MT Shedhorn Proerties, LLC

Stecen & Nancy Rushford

Seller

07/21

280,000

40.11

2 nw White Sulphur Springs

X

3

MT Shedhorn Properties, LLC

Leader & Stacy Menard

Seller

05/21

120,000

20.01

2 nw White Sulphur Springs

X

4

Heuer

Mark White

MLS #21902530

08/20

52,500

5.82

1.5 e White Sulphur Springs

X

5

Massee

Jason Brown

MLS #21916937

01/20

67,000

20.00

12 s White Sulphur Springs

X

Irrigated Cropland 73.82
8,941.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Irrigated Pasture 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Dry Cropland 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Hayland 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Tame/Imp. Pasture 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Pasture 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Acres Site 0.00
0.00

40.11
6,981.00

20.01
5,997.00

5.82
9,021.00

20.00
3,350.00

Roads & Waste 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Other 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Public Lease 0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Irrigated Cropland
Irrigated Pasture
Dry Cropland
Hayland
Tame/Imp. Pasture
Pasture
Site 12.40 3,350.00 Acres 41,540.00
Roads & Waste
Other
Public Lease

12.40 3,350.00 0.00 41,540.00

0

X 260

41,800
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Improvement Contribution (1-10)
IMPROVEMENT 1 2 3 4 5

Type

Size

Age

Remaining Life

RCN $/Unit

RCN

$/Unit Contribution

Total Depreciation

Total Depreciation %

% Physical

Physical Depreciation

RCN Rem. After Phys. Depr.

% Functional

Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External

External Obsolescence

Improvement

Contribution

IMPROVEMENT 6 7 8 9 10

Type

Size

Age

Remaining Life

RCN $/Unit

RCN

$/Unit Contribution

Total Depreciation

Total Depreciation %

% Physical

Physical Depreciation

RCN Rem. After Phys. Depr.

% Functional

Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External

External Obsolescence

Age/Life Depreciation

Improvement

Contribution

Overall Contribution Cost Approach Est. $
$ Cost: Replacement Reproduction

(All Improvements) Improvement Contribution %

Total $ Total $ Total $ Total $

Total RCN $ Total % Total % Total % Total %

Physical Depreciation Functional Obsolescence External Obsolescence Depreciation

C
o

s
t 

A
p

p
ro

a
c

h
 I

m
p

ro
v

e
m

e
n

ts
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Bin

2600 bu

48

2

2.50

6,500

0.10

6,240

96

96

6,240

260

260

260

X

260
41,800

1
X

6,500

6,240

96

6,240

96
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Income Approach Comments
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The Income Approach is based on the projected annual income stream that the subject property will most likely produce in the foreseeable future.

A typical crop-share lease arrangement is projected, and income is projected on the subjects production capability.  Landowners typical expenses

are then estimated.  The net income is then divided by the Capitalization Rate to arrive at the earning value.

While there are many cash leases in place, the predominant lease type is still a crop share lease with the State, BLM, and private land owners.

typical crop shares are 1/3-2/3 which usually equates to a 30% share for small grains and pulse crops as well as corn and soy beans due to input

costs and taxes, etc; and 40% for hay crops due to the decreased planting costs for alfalfa stands that typically go 5 years between replanting.

The capitalization rates from the comparable sales are utilized to analyze and develop a market cap rate that is applicable to the subject property.

The Income Approach is not developed in this report as the subject property is not large enough to be able to produce income to support its own tax

value unless it is part of a larger economic unit.  The dwelling will rarely produce enough income to justify the sales prices and many times

without VRBO income which is scarce and difficult to obtain most properties have a negative income after paying taxes.  The Income Approach in

this instance would not provide any useful information in developing a market value for the subject property.

Comparable sources for income data including commodity pricing and crop share ratios, and typical expenses are located in my office comp files.
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Sales Comparison Comments
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The Sales Comparison Approach estimates the value by comparing the appraised property with similar properties that have sold in the area.  This

approach considers the conditions of sale, financing terms, market conditions, location, and physical and income characteristics of the property.

Adjustments are made to these various factors affecting value as indicated by the sales market.  These adjustments can be either dollar or percentage

adjustments that are made to the sale price of each comparable property.  Through this procedure, a logical estimate of the probable price for which

the subject property could be sold, on the date of the estimate of appraised value, is determined.

Elements of Comparison

Variables considered when evaluating comparable sales include date of sale, location, water resources, size of parcel, access, soil types, stock water

distribution, fencing, general desirability, condition at time of sale, financing factors, and more.  Other general factors affecting farm and ranch land

values include recreation and scenic values, minerals, interest rates, urban influences, investment potential, and the supply and demand for agricultural

properties in the market. In order to perform a proper analysis, necessary adjustments and/or considerations are made for the pertinent variables when

relating each individual comparable sale to the subject property.

A total of five area sales were analyzed for comparison to the subject property in the Sales Comparison Approach to value.  All of the sales are located

in Meagher County.

Reconciliation of Values from Comparable Sales Approach

Land Adjustment - The actual per acre difference in value considering the mix of acreage (pasture, hayland, cropland, etc.) comparing the sales to

the subject. Some adjustments were necessary to the sales available.

Lease - Reflects the overall per acre consideration paid for leases conveyed with the sales as compared to the subject. These leases can include but

are not limited to deeded acreages, State Land Leases, BLM Land Leases, BOR Land Leases, as well as tribal land leases. This adjustment if any is

included in the land adjustment. For the subject property there was no adjustment necessary.

Improvements - The actual per acre difference in value of building improvements comparing the sales to the subject. The subject property is

improved.  Some adjustments were necessary and are detailed in the adjustment sheets.

Time - Reflects the adjustment made due to recent market changes. These adjustments are supported by Montana State University and USDA reports

tracking the trends in agriculture land sales, as well as re-sales of properties.  Based on a trend analysis of the sales (see addenda), no time adjustment

was warranted.  A lack of a strong trend indicating a change in value over time as well as a lack of re-sales of the same property indicate that there is

not enough justification for a Time Adjustment.

Size - This reflects differences in sale price per unit for larger sales when compared to smaller ones where smaller parcels may be more desirable than

larger ones due to additional financing sources, and for certain markets may have less excess land that would not be utilized to its highest and best use.

No adjustments for size were warranted.

Financing Terms - Reflect adjustments to the sale of the property if they include favorable financing terms such as a below market rate, longer

amortization, or less down payment requirements. These adjustments account for changes in the prime rate when compared to today for financing

terms, cost of credit adjustments.  Sales reported as cash transactions will typically involve some form of financing and some adjustments may be

necessary based on the timing of the sale and the rate environment on effective financing terms at the time of the sale when compared to the subject

property at the time of the inspection this is typically reflected in changes in the prime rate as reported by the United States Federal Reserve Bank.

Some adjustments were necessary for this analysis of the subject property and included sales based on historical changes in the prime rate.

Rights Transferred - Reflects the property rights transferred by the sale including both surface and sub-surface rights as well as use rights. This is

where conservation easements are reflected.  No adjustments were warranted for rights transferred.

Conditions of sale - Reflect adjustments for short sale, distressed sale, bank-owned real estate.  No adjustments were warranted for conditions of sale.

Location - Reflects the adjustment made due to the location, rainfall, stock water, etc., of the sale as compared to the subject.  Some location

adjustments were warranted based on proximity to the Highway.

Land Quality - Reflects the per acre value difference between the subject and the sales considering land quality, yield potential, soil capability and

utilization.  These adjustments reflect access to irrigation water, favorable soil conditions that support higher yields under irrigation when compared to

the subject property.  Adjustments are made to the comparable sales to bring them in line with the subject property.  No adjustments are warranted for

differences in land productivity by soil types.

Condition of Land - Reflects the age and condition of forage stands and irrigation delivery systems. No adjustments were warranted for condition of

land.

Crop - The per acre value of growing crop contribution in the sale. This value is typically specified in a contract and verified with the input costs of

said growing crop. There are no growing crops that are included in the purchase agreement nor were any disclosed to the Appraiser at the time of

inspection. There are no adjustments with regard to crop in this appraisal report.
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Sales Comparison Approach (1-5)

Sale Data Subject Sale #1 Sale #2 Sale #3 Sale #4 Sale #5

Grantor (Seller)

Grantee (Buyer)

Source

Date Eff

Eff Unit Size/Unit /
Sale Price

Finance Adjusted

CEV Price

Multiplier

S
a

le
 D

a
ta

Expense Ratio

The Appraiser has cited sales of similar property to the subject and considered these in the market analysis. The description below includes a dollar adjustment

reflecting market reaction to those items of significant variation between the subject and the sales documented. When significant items are superior to the property

appraised, a negative adjustment is applied. If the item is inferior, a positive adjustment is applied. Thus, each sale is adjusted for the measurable dissimilarities and

each sale producing a separate value indication. The indications from each sale are then reconciled into one indication of value for this approach.

CEV Price/

LAND AND IMPROVEMENT ADJUSTMENTS
Land Adjustment

Impvt. Adjustment

Adjusted Price

TIME ADJUSTMENTS
Yr Mo Periods

Smpl Cmp Rate

Auto Man Time Adjustment

Time Adj. Price

OTHER ADJUSTMENTS

Adjustment

Adjustment

Adjustment

Adjustment

Adjustment

Net Adjustments

ADJUSTED PRICE

Analysis/Comments: (Discuss positive and negative aspects of each sale as they affect value)

Sales Comparison Approach Summary:

Property Basis (Value Range): $ to $ Sales Comparison Indication:

Unit Basis: $ / X = $ $

S
a

le
 C

o
m

p
a

ri
s

o
n

Multiplier Basis: $ X (multiple) = $
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08/22

12.40 Acres

1 2 3 4 5

Williams

Lind Family LLC

MLS #22114558

12/21

74

660,000

Cash 0

660,000

12.79

MT Shedhorn Proerties, LLC

Stecen & Nancy Rushford

Seller

07/21

40

280,000

Cash 0

280,000

19.18

MT Shedhorn Properties, LLC

Leader & Stacy Menard

Seller

05/21

20

120,000

Cash 0

120,000

24.73

Heuer

Mark White

MLS #21902530

08/20

6

52,500

Cash 0

52,500

457.45

Massee

Jason Brown

MLS #21916937

01/20

20

67,000

Cash 0

67,000

36.43

Acres 8,940.67 6,980.80 5,997.00 9,020.62 3,350.00

0.00

0.34

8,941.01

0.00

0.00

6,980.80

0.00

0.00

5,997.00

0.00

0.00

9,020.62

0.00

0.00

3,350.00

X 0.00

8,940.97

0.00

6,980.77

0.00

5,997.02

0.00

9,020.63

0.00

3,350.00

Rights Transferred
0.00 0.00 0.00 0.00 0.00

Financing Terms -1,270.53 -997.17 -854.72 -1,246.46 -164.26

Location -4,000.00 -2,300.00 -2,000.00 -4,000.00 0.00

Land Quality 0.00 0.00 0.00 0.00 0.00

Property Condition 0.00 0.00 0.00 0.00 0.00

-5,270 -3,297 -2,855 -5,246 -164

3,671 3,684 3,142 3,775 3,186

3,142.00 3,775.00

3,500.00 12.40 Acres 43,400.00 43,000
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"As Is" Sales Comparison Approach Analysis

Sales:

Sale 1 is included because of its size and location and is used to establish if a size adjustment is necessary.  This sale  is also utilized to establish 
a location adjustment for proximity to the highway.
Sale 2 is included because of its location in proximity to the subject property, it is just over the 40 acre limit on secondary market financing size 
restrictions and is also used as a check to see if a size adjustment is necessary.  This sale  is also utilized to establish a location adjustment for 
proximity to the highway.
Sale 3 is included because its similar size when compared to the subject property, and its location in proximity to the subject property.  This sale  
is also utilized to establish a location adjustment for proximity to the highway.
Sale 4 is included because of its size and location and brackets the subject property in terms of size to establish if a size adjustment is necessary.
Sale 5 is included because of its location off of the highway which is a similar distance when compared to the subject property and because its 
size is similar to the subject property.

Adjustments:

The Land Use Mix Adjustment (Land Adjustment), the Improvement Adjustment, and the Time Adjustment are sequential adjustments that are 
made in a specific order due to industry standards, and valuation principles taught in the qualifying education courses and reinforced throughout 
the appraisal education and training process based on the forces of value.  

The next set of adjustments are all made simultaneously and are not sequential based on the weight of each adjustment to the overall value and 
the forces of value.  This is also an industry standard practice and one that is taught the qualifying education courses and reinforced throughout 
the appraisal education and training process based on the forces of value.  

Sale 1 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 2 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 3 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 4 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 5 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report.

The financing terms adjustment is a calculation based on the difference in buying power with changes in the prime rate that most financing 
interest rates are tied to.

The location adjustment is a comparison from the sales to the subject property to determine which sales are most similar in location when 
compared to the subject property, in this instance the location adjustment accounts for proximity to the highway as some of the sales are located 
on the highway or adjacent to it while the subject property is located 4.6 miles off of the highway.  These properties are also compared to 
additional area sales to determine a location adjustment for proximity to the highway.  Sales 1 and 4 are located either adjacent to or in close 
proximity (less than 1 mile) to U.S. Highway 12 w.  Sales 2 & 3 are located in close proximity to MT Highway 360 which is a less travelled 
highway, however it provides superior access when compared to the subject property.  This is the difference between the adjustment amount for 
sales 1 & 4 when compared to sales 2 & 3.  Sales 1 & 4 have a similar adjusted per acre value (after the Time Adjustment line please note that no 
time adjustment was made) so the adjustment is a similar ratio when compared to the per acre price.  The adjustment to sales 2 & 3 is 
approximately 33% of the after time adjusted per acre value.

Conclusions:

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.  

The adjusted sales prices from the comparable sales analyzed ranges from $3,142/acre to $3,775/acre with an average of $3,492/ac.  Sale 5 
includes the smallest net adjustment and is most similar to the subject property in terms of size and location.  The most weight is placed on sale 5.

A value of $3,500/acre is the best indication of market value for the subject property.  

The indicated value for the subject property "As Is" from the Sales Comparison Approach is 12.40 acres @ $3,500/acre = $43,400.00, rounded to 
$43,000.00.
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File #

Sales Comparison Approach - Land Adjustment for Sale# 1
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #1 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Unit $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 1
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #1 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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1 0.00

Irrigated Cropland 73.82 8,941.00 Acres 8,941.00

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 12.40 8,941.00 110,868

Roads & Waste

Other

Public Lease

660,025.00 73.82 8,941.01 110,868 12.40 8,940.97

1 0.34 Acres

73.82 -25

-0.34 Acres

Bin Avg. Poor2600 bu 0.00 0

12.40 0

0.00 Acres
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Sales Comparison Approach - Land Adjustment for Sale# 2
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #2 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 2
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #2 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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2 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 40.11 6,981.00 Acres 12.40 6,981.00 86,564

Roads & Waste

Other

Public Lease

280,008.00 40.11 6,981.00 86,564 12.40 6,980.97

2 0.00 Acres

40.11

0.00 Acres

Bin Avg. Poor2600 bu 0.00 0

12.40 0

0.00 Acres
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Sales Comparison Approach - Land Adjustment for Sale# 3
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #3 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 3
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #3 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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3 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 20.01 5,997.00 Acres 12.40 5,997.00 74,363

Roads & Waste

Other

Public Lease

120,000.00 20.01 5,997.00 74,363 12.40 5,997.02

3 0.00 Acres

20.01

0.00 Acres

Bin Avg. Poor2600 bu 0.00 0

12.40 0

0.00 Acres
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Sales Comparison Approach - Land Adjustment for Sale# 4
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #4 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 4
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #4 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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4 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 5.82 9,021.00 Acres 12.40 9,021.00 111,860

Roads & Waste

Other

Public Lease

52,502.00 5.82 9,020.96 111,860 12.40 9,020.97

4 0.00 Acres

5.82

0.00 Acres

Bin Avg. Poor2600 bu 0.00 0

12.40 0

0.00 Acres
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Sales Comparison Approach - Land Adjustment for Sale# 5
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #5 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 5
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #5 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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5 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 20.00 3,350.00 Acres 12.40 3,350.00 41,540

Roads & Waste

Other

Public Lease

67,000.00 20.00 3,350.00 41,540 12.40 3,350.00

5 0.00 Acres

20.00

0.00 Acres

Bin Avg. Poor2600 bu 0.00 0

12.40 0

0.00 Acres
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Reconciliation and Opinion of Value

Cost Approach $

Income Approach $

Sales Comparison Approach $
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Analysis of Each Approach and Opinion of Value:
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Opinion Of Value - (Estimated Marketing Time months, see attached) $

Cost of Repairs $

Cost of Additions $

Allocation: (Total Deeded Units: ) Land: $ $ / ( %)

Land Improvements: $ $ / ( %)

Structural Improvement Contribution: $ $ / ( %)

Value Estimate of Non-Realty Items:

Value of Personal Property(local market basis) $

Value of Other Non-Realty Interests: $

Non-Realty Items: $ $ / ( %)

Leased Fee Value (Remaining Term of Encumbrance ) $ / ( %)$
Leasehold Value $ / ( %)$
Overall Value $ / ( 100  %)$

A
ll

o
c

a
ti

o
n

 o
f 

V
a

lu
e
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41,800

N/A

43,000

Hypothetical Condition:  The land is owned in Fee Simple ownership and

there are no leases on the property. 

The two value indicators for the subject property are relatively similar.

The Income Approach is not developed in this report as the subject property is not large enough to be able to produce income to support its

own tax value unless it is part of a larger economic unit.  The dwelling will rarely produce enough income to justify the sales prices and many

times without VRBO income which is scarce and difficult to obtain most properties have a negative income after paying taxes.  The Income

Approach in this instance would not provide any useful information in developing a market value for the subject property.

The Cost Approach is most effective with new or recently remodeled improvements where the effective age and actual age are very similar

and require small depreciation adjustments.  The subject property includes only one standing improvement and per the owner after the wild

fire went through the subject property approximately three years ago any remaining improvements including site improvements have no

contributory value as they would need to be removed or replaced in order to build new improvements.  For this reason the Cost Approach

carries little weight.

Although the sales used for the Sales Comparison Approach are not as similar to the subject as they could ideally be, they are an indicator of

farmland value in the area.  Large adjustments were unavoidable.  Sale 5 includes the smallest net adjustment and is most similar to the

subject property in terms of size and location.  The most weight is placed on sale 5.  The Sales Comparison Approach typically reflects the

motivations of actual market participants and most accurately reflects buyers and sellers in the market area.

The most weight is placed on the Sales Comparison Approach which is further supported by the Cost Approach.

The final reconciled opinion of Market Value for the subject property of the subject from the Approaches reconciled above is:

$43,000.00

12 43,000

12.40 43,000 3,468 Acre 100
0 0

0 0 Acre 0

0 0
0 0
0 0

43,000 3,468 Acre
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"As Though Vacant" Hypothetical Condition

Hypothetical Condition:  The subject property is vacant raw land exclusive of real property improvements.

This section is the analysis of the subject property with the Hypothetical Condition provided by the engagement letter.
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Uniform Agricultural Appraisal Report

Owner/Occupant: Total Deeded Acres:

Property Address: Effective Unit Size:

State/County: / Zip Code:

Property Location: Property Code #:

Highest & Best Use: "As If" Vacant FAMC Comd'ity Gp:

"As Improved" Primary Land Type:

Zoning: Primary Commodity:

Unit Type: Economic Sized Unit Supplemental/Add-On Unit

FEMA Community # FEMA Map # FEMA Zone/Date:

Legal Description: SEC TWP RNG Attached

Purpose of Report:

Use/Intended User(s):

Rights Appraised:

Value Definition: Attached

Assignment: Report Type:

Extent of Process/Scope of Work:

P
ro

p
e

rt
y

 I
d

e
n

ti
fi

c
a

ti
o

n

Summary of Facts and Conclusions

Date of Inspection: Effective Date of Appraisal:

Value Indication - Cost Approach: $

- Income Approach: $

- Sales Comparison Approach: $

Opinion of Value: (Estimated Marketing Time months ) $

Cost of Additions:Cost of Repairs: $ $

Allocation: Land: $ $ / ( %)

Land Improvements: $ $ / ( %)

Structural Improvement Contribution: $ $ / ( %)

Non-Realty Items: $ $ / ( %)

Leased Fee Value (Remaining term of encumbrance ) $ / ( %)$

Leasehold Value: $ / ( %)$
$ / ( 100 %)Overall Value:

Cash Rent Share Owner/Operator FAMC Suppl. AttachedIncome and Other Data Summary:

( )Income Multiplier / (unit)Income Estimate: $

Expense Ratio / (unit)% Expense Estimate: $

Overall Cap Rate: / (unit)% Net Property Income: $

Area-Regional-Market Area Data and Trends: Subject Property Rating:

Above   Avg. Below   N/A Above   Avg. Below   N/A
  Avg.   Avg.   Avg.   Avg.

Value Trend Location

Sales Activity Trend Soil Quality/Productivity

Property Compatibility Improvement Rating

Effective Purchase Power Compatibility

Demand Rentability

Development Potential Market Appeal

A
p

p
ra

is
a

l 
R

e
p

o
rt

 S
u

m
m

a
ry

Desirability Overall Property Rating
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State of Montana (Land)/Ben Galt (Improvements)

75 Feddes Rd, White Sulphur Springs

MT Meagher

11.6 miles southwest of White Sulphur Springs

Agriculture/Recreation

Agriculture

There is no zoning outside city limits

X

12.40

12.40

59645

Cabin Site/Building Site

N/A

Unmapped

See Attached Legal Description X

Determine Market Value

Determine Market Value/Client (see scope of work comment below)

Fee Simple less subsurface rights

X
Appraisal Report

Client:  The Montana Board of Land Commissioners, & the Department of Natural Resources and

Conservation.

Intended Users:  The Montana Board of Land Commissioners, the Department of Natural Resources and Conservation, and Lessee Ben Galt.

See Scope of Work page for further Scope of Work details.

08/30/22 08/30/22

N/A

N/A

43,000

12 43,000

43,000 3,468 Acre 100

0 0

0 0

0 0

0 0

0 0

3,468 Acre
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Highest & Best Use Analysis
Highest & Best Use is defined as that reasonable and probable use that supports the highest present value, as of the effective date of the appraisal. Alternatively, that

use, from among reasonably probable and legally alternative uses found to be physically possible, appropriately supported, financially feasible, and which results in the

highest value. (Appraisal of Rural Property, 2nd Edition 2000, ASFMRA/AI, Page 148.)

Legally Permissible Use(s) (Include deed restrictions, existing zoning and/or potential to change zoning).

Current Zoning: Assessed Value: $ Taxes: $

Physically Possible Use(s) (Discuss any limitations and/or advantages).

Financially Feasible Use(s) (Discuss any/all potential financial uses & likelihood of realization).

Maximally Productive Use(s) (Discuss single and/or concurrent uses of the subject property).

Consistent Use: (If improved, do structures conform to Highest & Best Use "as if" vacant?)

Page of
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The present use of the subject property as an agricultural operation is legally permissible. In addition, many alternate uses of the property would be

allowable under the current zoning regulations.  Small parcel splits would affect the county's land use plan and require the land to be subdivided.

None 58,160 Exempt

Theoretically, other uses of the appraised unit are physically possible. The property has historically been utilized for agricultural production.

Other uses would include using the property for recreation, given its scenic, recreational, and/or hunting amenities.

Agricultural uses are financially feasible if operating expenses can be met or exceeded from the sale of crops or livestock produced on the land, or,

alternatively, by leasing the property for its current use. Based on current production and open market lease rates, leasing the property for agricultural uses

would be financially feasible.

Income from hunting would be an additional financial gain on the property.

The current use of the subject property as an agricultural operation is maximally productive. The current use would return the greatest monetary return,

especially when any future appreciation is considered.

The property would most likely have a better monetary gain from agriculture than from being leased strictly for hunting.

Hypothetical Condition:  The subject property is vacant raw land exclusive of real property improvements.

Under this hypothetical condition the subject property has no improvements.
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Cost Approach Comments
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The Cost Approach to value is based on the premise that an informed purchaser would pay no more for a given property than the cost of producing

a substitute property with the same utility, assuming there was no undue delay. This approach involves estimating the reproduction cost of the

subject improvements, subtracting accrued depreciation from all causes to arrive at a contributory value, and then adding the value of the subject

site. This approach is most reliable when the improvements are relatively new and represent the highest and best use of the land.

Improvements are valued based on information found in the Marshall & Swift Valuation Service book and are tempered by local estimates and bid

proposals.

Typically in Montana the majority of structures are purpose built so there is no "Entrepreneurial Incentive" as most buildings are sold before they

are built and there is little to no speculative (spec) building going on in the market area.  Any additional profit that the builder is making is

included in the materials and labor costs associated with the structure and is included in the per SF cost calculations.

The Cost Approach is not developed in the second analysis as the Hypothetical Condition provided by the engagement letter states that the land is

to be appraised as though it is vacant raw land exclusive of any improvements and the Cost Approach would be a restatement of the Sales

Comparison Approach and could be potentially misleading to the client and/or the intended user.
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Income Approach Comments
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The Income Approach is based on the projected annual income stream that the subject property will most likely produce in the foreseeable future.

A typical crop-share lease arrangement is projected, and income is projected on the subjects production capability.  Landowners typical expenses

are then estimated.  The net income is then divided by the Capitalization Rate to arrive at the earning value.

While there are many cash leases in place, the predominant lease type is still a crop share lease with the State, BLM, and private land owners.

typical crop shares are 1/3-2/3 which usually equates to a 30% share for small grains and pulse crops as well as corn and soy beans due to input

costs and taxes, etc; and 40% for hay crops due to the decreased planting costs for alfalfa stands that typically go 5 years between replanting.

The capitalization rates from the comparable sales are utilized to analyze and develop a market cap rate that is applicable to the subject property.

The Income Approach is not developed in this report as the subject property is not large enough to be able to produce income to support its own tax

value unless it is part of a larger economic unit.  The dwelling will rarely produce enough income to justify the sales prices and many times

without VRBO income which is scarce and difficult to obtain most properties have a negative income after paying taxes.  The Income Approach in

this instance would not provide any useful information in developing a market value for the subject property.

Comparable sources for income data including commodity pricing and crop share ratios, and typical expenses are located in my office comp files.
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Sales Comparison Comments
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The Sales Comparison Approach estimates the value by comparing the appraised property with similar properties that have sold in the area.  This

approach considers the conditions of sale, financing terms, market conditions, location, and physical and income characteristics of the property.

Adjustments are made to these various factors affecting value as indicated by the sales market.  These adjustments can be either dollar or percentage

adjustments that are made to the sale price of each comparable property.  Through this procedure, a logical estimate of the probable price for which

the subject property could be sold, on the date of the estimate of appraised value, is determined.

Elements of Comparison

Variables considered when evaluating comparable sales include date of sale, location, water resources, size of parcel, access, soil types, stock water

distribution, fencing, general desirability, condition at time of sale, financing factors, and more.  Other general factors affecting farm and ranch land

values include recreation and scenic values, minerals, interest rates, urban influences, investment potential, and the supply and demand for agricultural

properties in the market. In order to perform a proper analysis, necessary adjustments and/or considerations are made for the pertinent variables when

relating each individual comparable sale to the subject property.

A total of five area sales were analyzed for comparison to the subject property in the Sales Comparison Approach to value.  All of the sales are located

in Meagher County.

Reconciliation of Values from Comparable Sales Approach

Land Adjustment - The actual per acre difference in value considering the mix of acreage (pasture, hayland, cropland, etc.) comparing the sales to

the subject. Some adjustments were necessary to the sales available.

Lease - Reflects the overall per acre consideration paid for leases conveyed with the sales as compared to the subject. These leases can include but

are not limited to deeded acreages, State Land Leases, BLM Land Leases, BOR Land Leases, as well as tribal land leases. This adjustment if any is

included in the land adjustment. For the subject property there was no adjustment necessary.

Improvements - The actual per acre difference in value of building improvements comparing the sales to the subject. The subject property is

improved.  Some adjustments were necessary and are detailed in the adjustment sheets.

Time - Reflects the adjustment made due to recent market changes. These adjustments are supported by Montana State University and USDA reports

tracking the trends in agriculture land sales, as well as re-sales of properties.  Based on a trend analysis of the sales (see addenda), no time adjustment

was warranted.  A lack of a strong trend indicating a change in value over time as well as a lack of re-sales of the same property indicate that there is

not enough justification for a Time Adjustment.

Size - This reflects differences in sale price per unit for larger sales when compared to smaller ones where smaller parcels may be more desirable than

larger ones due to additional financing sources, and for certain markets may have less excess land that would not be utilized to its highest and best use.

No adjustments for size were warranted.

Financing Terms - Reflect adjustments to the sale of the property if they include favorable financing terms such as a below market rate, longer

amortization, or less down payment requirements. These adjustments account for changes in the prime rate when compared to today for financing

terms, cost of credit adjustments.  Sales reported as cash transactions will typically involve some form of financing and some adjustments may be

necessary based on the timing of the sale and the rate environment on effective financing terms at the time of the sale when compared to the subject

property at the time of the inspection this is typically reflected in changes in the prime rate as reported by the United States Federal Reserve Bank.

Some adjustments were necessary for this analysis of the subject property and included sales based on historical changes in the prime rate.

Rights Transferred - Reflects the property rights transferred by the sale including both surface and sub-surface rights as well as use rights. This is

where conservation easements are reflected.  No adjustments were warranted for rights transferred.

Conditions of sale - Reflect adjustments for short sale, distressed sale, bank-owned real estate.  No adjustments were warranted for conditions of sale.

Location - Reflects the adjustment made due to the location, rainfall, stock water, etc., of the sale as compared to the subject.  Some location

adjustments were warranted based on proximity to the Highway.

Land Quality - Reflects the per acre value difference between the subject and the sales considering land quality, yield potential, soil capability and

utilization.  These adjustments reflect access to irrigation water, favorable soil conditions that support higher yields under irrigation when compared to

the subject property.  Adjustments are made to the comparable sales to bring them in line with the subject property.  No adjustments are warranted for

differences in land productivity by soil types.

Condition of Land - Reflects the age and condition of forage stands and irrigation delivery systems. No adjustments were warranted for condition of

land.

Crop - The per acre value of growing crop contribution in the sale. This value is typically specified in a contract and verified with the input costs of

said growing crop. There are no growing crops that are included in the purchase agreement nor were any disclosed to the Appraiser at the time of

inspection. There are no adjustments with regard to crop in this appraisal report.
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Sales Comparison Approach (1-5)

Sale Data Subject Sale #1 Sale #2 Sale #3 Sale #4 Sale #5

Grantor (Seller)

Grantee (Buyer)

Source

Date Eff

Eff Unit Size/Unit /
Sale Price

Finance Adjusted

CEV Price

Multiplier

S
a

le
 D

a
ta

Expense Ratio

The Appraiser has cited sales of similar property to the subject and considered these in the market analysis. The description below includes a dollar adjustment

reflecting market reaction to those items of significant variation between the subject and the sales documented. When significant items are superior to the property

appraised, a negative adjustment is applied. If the item is inferior, a positive adjustment is applied. Thus, each sale is adjusted for the measurable dissimilarities and

each sale producing a separate value indication. The indications from each sale are then reconciled into one indication of value for this approach.

CEV Price/

LAND AND IMPROVEMENT ADJUSTMENTS
Land Adjustment

Impvt. Adjustment

Adjusted Price

TIME ADJUSTMENTS
Yr Mo Periods

Smpl Cmp Rate

Auto Man Time Adjustment

Time Adj. Price

OTHER ADJUSTMENTS

Adjustment

Adjustment

Adjustment

Adjustment

Adjustment

Net Adjustments

ADJUSTED PRICE

Analysis/Comments: (Discuss positive and negative aspects of each sale as they affect value)

Sales Comparison Approach Summary:

Property Basis (Value Range): $ to $ Sales Comparison Indication:

Unit Basis: $ / X = $ $

S
a

le
 C

o
m

p
a

ri
s

o
n

Multiplier Basis: $ X (multiple) = $
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08/22

12.40 Acres

1 2 3 4 5

Williams

Lind Family LLC

MLS #22114558

12/21

74

660,000

Cash 0

660,000

12.79

MT Shedhorn Proerties, LLC

Stecen & Nancy Rushford

Seller

07/21

40

280,000

Cash 0

280,000

19.18

MT Shedhorn Properties, LLC

Leader & Stacy Menard

Seller

05/21

20

120,000

Cash 0

120,000

24.73

Heuer

Mark White

MLS #21902530

08/20

6

52,500

Cash 0

52,500

457.45

Massee

Jason Brown

MLS #21916937

01/20

20

67,000

Cash 0

67,000

36.43

Acres 8,940.67 6,980.80 5,997.00 9,020.62 3,350.00

0.00

0.34

8,941.01

0.00

0.00

6,980.80

0.00

0.00

5,997.00

0.00

0.00

9,020.62

0.00

0.00

3,350.00

X 0.00

8,940.97

0.00

6,980.77

0.00

5,997.02

0.00

9,020.63

0.00

3,350.00

Rights Transferred
0.00 0.00 0.00 0.00 0.00

Financing Terms -1,270.53 -997.17 -854.72 -1,246.46 -164.26

Location -4,000.00 -2,300.00 -2,000.00 -4,000.00 0.00

Land Quality 0.00 0.00 0.00 0.00 0.00

Property Condition 0.00 0.00 0.00 0.00 0.00

-5,270 -3,297 -2,855 -5,246 -164

3,671 3,684 3,142 3,775 3,186

3,500.00 12.40 Acres 43,400.00 43,000
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"As Though Vacant" Sales Comparison Approach Analysis

Sales:

Sale 1 is included because of its size and location and is used to establish if a size adjustment is necessary.  This sale  is also utilized to establish 
a location adjustment for proximity to the highway.
Sale 2 is included because of its location in proximity to the subject property, it is just over the 40 acre limit on secondary market financing size 
restrictions and is also used as a check to see if a size adjustment is necessary.  This sale  is also utilized to establish a location adjustment for 
proximity to the highway.
Sale 3 is included because its similar size when compared to the subject property, and its location in proximity to the subject property.  This sale  
is also utilized to establish a location adjustment for proximity to the highway.
Sale 4 is included because of its size and location and brackets the subject property in terms of size to establish if a size adjustment is necessary.
Sale 5 is included because of its location off of the highway which is a similar distance when compared to the subject property and because its 
size is similar to the subject property.

Adjustments:

The Land Use Mix Adjustment (Land Adjustment), the Improvement Adjustment, and the Time Adjustment are sequential adjustments that are 
made in a specific order due to industry standards, and valuation principles taught in the qualifying education courses and reinforced throughout 
the appraisal education and training process based on the forces of value.  

The next set of adjustments are all made simultaneously and are not sequential based on the weight of each adjustment to the overall value and 
the forces of value.  This is also an industry standard practice and one that is taught the qualifying education courses and reinforced throughout 
the appraisal education and training process based on the forces of value.  

Sale 1 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 2 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 3 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 4 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report and is 
also adjusted for location due to differences in proximity to the highway.
Sale 5 is adjusted for differences in financing terms from the date of the sale to the date of inspection/effective date of this appraisal report.

The financing terms adjustment is a calculation based on the difference in buying power with changes in the prime rate that most financing 
interest rates are tied to.

The location adjustment is a comparison from the sales to the subject property to determine which sales are most similar in location when 
compared to the subject property, in this instance the location adjustment accounts for proximity to the highway as some of the sales are located 
on the highway or adjacent to it while the subject property is located 4.6 miles off of the highway.  These properties are also compared to 
additional area sales to determine a location adjustment for proximity to the highway.  Sales 1 and 4 are located either adjacent to or in close 
proximity (less than 1 mile) to U.S. Highway 12 w.  Sales 2 & 3 are located in close proximity to MT Highway 360 which is a less travelled 
highway, however it provides superior access when compared to the subject property.  This is the difference between the adjustment amount for 
sales 1 & 4 when compared to sales 2 & 3.  Sales 1 & 4 have a similar adjusted per acre value (after the Time Adjustment line please note that no 
time adjustment was made) so the adjustment is a similar ratio when compared to the per acre price.  The adjustment to sales 2 & 3 is 
approximately 33% of the after time adjusted per acre value.

Conclusions:

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.  
Hypothetical Condition (Second Analysis):  The subject property is vacant raw land exclusive of real property improvements.

The adjusted sales prices from the comparable sales analyzed ranges from $3,142/acre to $3,775/acre with an average of $3,492/ac.  Sale 5 
includes the smallest net adjustment and is most similar to the subject property in terms of size and location.  The most weight is placed on sale 5.

A value of $3,500/acre is the best indication of market value for the subject property.  

The indicated value for the subject property "As Is" from the Sales Comparison Approach is 12.40 acres @ $3,500/acre = $43,400.00, rounded to 
$43,000.00.
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Sales Comparison Approach - Land Adjustment for Sale# 1
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #1 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Unit $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 1
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #1 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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1 0.00

Irrigated Cropland 73.82 8,941.00 Acres 8,941.00

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 12.40 8,941.00 110,868

Roads & Waste

Other

Public Lease

660,025.00 73.82 8,941.01 110,868 12.40 8,940.97

1 0.34 Acres

73.82 -25

-0.34 Acres

12.40

0.00 Acres
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File #

Sales Comparison Approach - Land Adjustment for Sale# 2
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #2 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 2
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #2 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /

Page of
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2 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 40.11 6,981.00 Acres 12.40 6,981.00 86,564

Roads & Waste

Other

Public Lease

280,008.00 40.11 6,981.00 86,564 12.40 6,980.97

2 0.00 Acres

40.11

0.00 Acres

12.40

0.00 Acres
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File #

Sales Comparison Approach - Land Adjustment for Sale# 3
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #3 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 3
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #3 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /

Page of
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2022-08-30 Meagher Co 

3 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 20.01 5,997.00 Acres 12.40 5,997.00 74,363

Roads & Waste

Other

Public Lease

120,000.00 20.01 5,997.00 74,363 12.40 5,997.02

3 0.00 Acres

20.01

0.00 Acres

12.40

0.00 Acres
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File #

Sales Comparison Approach - Land Adjustment for Sale# 4
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #4 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 4
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #4 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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4 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 5.82 9,021.00 Acres 12.40 9,021.00 111,860

Roads & Waste

Other

Public Lease

52,502.00 5.82 9,020.96 111,860 12.40 9,020.97

4 0.00 Acres

5.82

0.00 Acres

12.40

0.00 Acres
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File #

Sales Comparison Approach - Land Adjustment for Sale# 5
Adjust each sale to the subject's land mix (land adjustment) using unimproved  sales. This page allows for a "quantitative land adjustment" only.

Sales Comparison - Sale #5 Land Adjustment Amt. $

Land Use Sale Acres $/Acre Sale Unit Type Sale Units $/Unit Subj. Acres $/Acre Subj. Units $/Unit Total

Sale Land Contrib. / Eff. Unit Size = Total / Eff. Unit Size =

Sales Comparison Approach - Improvement Adjustment for Sale# 5
Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then arrive at an
 improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements -- either individually or as a lump sum.

Sales Comparison - Sale #5 Improvement Adjustment Amt. $: /

Sale Impt. Utl/Cond. Size  X $/Unit Contrib. Value Subject Impt. Utl/Cond. Size  X $/Unit Contrib. Value

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

/ X $ =$ / X $ =$

Sale Effective Unit Size: $ Subject Effective Unit Size: $

Total Improvement Value = $ / Total Improvement Value = $ /
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5 0.00

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp. Pasture

Pasture

Site 20.00 3,350.00 Acres 12.40 3,350.00 41,540

Roads & Waste

Other

Public Lease

67,000.00 20.00 3,350.00 41,540 12.40 3,350.00

5 0.00 Acres

20.00

0.00 Acres

12.40

0.00 Acres
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File #

Reconciliation and Opinion of Value

Cost Approach $

Income Approach $

Sales Comparison Approach $

S
u

m
m

a
ry

Analysis of Each Approach and Opinion of Value:

D
is

c
u

s
s

io
n

 &
 C

o
rr

e
la

ti
o

n
 o

f 
V

a
lu

e
s

Opinion Of Value - (Estimated Marketing Time months, see attached) $

Cost of Repairs $

Cost of Additions $

Allocation: (Total Deeded Units: ) Land: $ $ / ( %)

Land Improvements: $ $ / ( %)

Structural Improvement Contribution: $ $ / ( %)

Value Estimate of Non-Realty Items:

Value of Personal Property(local market basis) $

Value of Other Non-Realty Interests: $

Non-Realty Items: $ $ / ( %)

Leased Fee Value (Remaining Term of Encumbrance ) $ / ( %)$
Leasehold Value $ / ( %)$
Overall Value $ / ( 100  %)$

A
ll

o
c

a
ti

o
n

 o
f 

V
a

lu
e
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N/A

N/A

43,000

Hypothetical Condition:  The land is owned in Fee Simple ownership and

there are no leases on the property.

Hypothetical Condition (Second Analysis):  The subject property is vacant raw land exclusive of real property improvements.

The Income Approach is not developed in this report as the subject property is not large enough to be able to produce income to support its

own tax value unless it is part of a larger economic unit.  The dwelling will rarely produce enough income to justify the sales prices and many

times without VRBO income which is scarce and difficult to obtain most properties have a negative income after paying taxes.  The Income

Approach in this instance would not provide any useful information in developing a market value for the subject property.

The Cost Approach is not developed in the second analysis as the Hypothetical Condition provided by the engagement letter states that the

land is to be appraised as though it is vacant raw land exclusive of any improvements and the Cost Approach would be a restatement of the

Sales Comparison Approach and could be potentially misleading to the client and/or the intended user.

Although the sales used for the Sales Comparison Approach are not as similar to the subject as they could ideally be, they are an indicator of

farmland value in the area.  Large adjustments were unavoidable.  Sale 5 includes the smallest net adjustment and is most similar to the

subject property in terms of size and location.  The most weight is placed on sale 5.  The Sales Comparison Approach typically reflects the

motivations of actual market participants and most accurately reflects buyers and sellers in the market area.

As the Sales Comparison Approach is the only approach completed in this analysis it carries all of the weight.

The final reconciled opinion of Market Value for the subject property of the subject from the Approaches reconciled above is:

$43,000.00

12 43,000

12.40 43,000 3,468 Acre 100

0 0

0 0

0 0

0 0

0 0

43,000 3,468 Acre
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File #
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Final Reconciliation Additional Comments

The analysis of the subject property as though vacant (the second analysis) indicates the value of the subject property as if it were raw land per the

hypothetical condition required by the engagement letter.

Hypothetical Condition:  The land is owned in Fee Simple ownership and there are no leases on the property.

Hypothetical Condition (Second Analysis):  The subject property is vacant raw land exclusive of real property improvements.

This second analysis provided the land value component of the total value from the first analysis.  Which indicates the total value of the subject

property from the Cost Approach and the Sales Comparison Approach in "As Is" condition.

From these two analysis' the final opinion of value for the subject property in "As Is" condition is $43,000.00, and the final opinion of value for the

subject property as though vacant (hypothetical condition above) is $43,000.00.  This analysis through an arithmetic calculation indicates that the

improvements are valued at $0.00 as the final opinion of market value for the improvements independent of the land value.

Due to the extent of the fire damage to the property from the wild fire that occurred approximatley three years ago and through interviews with the

Lessee (improvement owner) it is established that the improvements, including site improvements (such as well and septic systems) have no

contributory value due to the fire damage and the loss of structural integrity to many of the foundations as well as disuse of many of the systems

from lack of electricity and the surrounding improvements that relied on those systems (dwelling, shop, etc).  For this reason the improvements

have no contributory value and the opinion of market value for the subject property "As Is" is the same as the opinion of market value for the

subject property "As Though Vacant".

Opinion of Market Value:

Land Value:                  $43,000.00 (from the "As Though Vacant" analysis of Market Value for the Subject Property)

Improvement Value:     $0.00 (from the calculation detailed above)

Total:                            $43,000.00 (from the "As Is" analysis of Market Value for the Subject Property)

The Opinion of Market Value for the Land as though vacant raw land exclusive of real property improvements:  $43,000.00

The Opinion of Market Value for the Subject property "As Is" including both the land and improvements:  $43,000.00

The Opinion of Market Value for the Improvements to the subject property exclusive of the land:  $0.00
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File #

Index # Database # Sale #
Grantor Sales Price Property Type

Grantee Other Contrib. Primary Land Use

Deeded Acres Net Sale Price

Sale Date/DOM / $/Deeded Acre

Prior Sale Date Financing

Prior CEV Price % Fin. Adj.

Analysis Code CEV Price

Source SCA Unit Type

Motivation Eff. Unit Size

Highest & Best Use SCA $/Unit

Address Multiplier Unit

City Multiplier No.

County Legal Access

State/Zip / Physical Access

Region/Area/Zone / / View Tax ID/Recording

Location Utilities Sec/Twp/Rge / /

Legal Description:

S
a

le
 A

n
a

ly
s

is

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

Totals Ac. X  $ = $

L
a

n
d

 M
ix

 A
n

a
ly

s
is

CEV Price $ - Land Contribution $ = Improvement Contribution $

Income Analysis
Income Estimate Basis: Cash Share Owner/Operator

Income Source Unit Stabilized Total Production Cash/Share/Owner Income

Actual Estimated Units Measure Yield Stabilized $/Unit Gross Income Share % Income $

Improvements Improvements Included in Land Rent /mo /yr

Stabilized Gross Income = $

Expense Items: Expenses (cont.): Expenses (cont.):

Real Estate Tax $ $ $

Insurance $ $ $

Maintenance $ $ $

Management $ $ $

Total Expenses / Stabilized G.I. = Expense Ratio % Total Expenses = $

In
c

o
m

e
 A

n
a

ly
s

is

Net Income /  CEV Price = Cap Rate % Net Income = $
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547 1

Williams

Lind Family LLC

73.82

12/15/21

MLS #22114558

Expansion

Agriculture/Recreation

4041 Highway 12 E

White Sulphur SPrings

Meagher

MT 59645

1 s White Sulphur Springs

660,000

660,000

8,940.67

Cash

0

660,000

Acres

73.82

8,940.67

Yes

Yes

Avail.

Secondary Land Use

Water

Irrigated Cropland

Irrigated Hay

Bldg Site

24 09N 06W

S24, T09 N, R06 E, C.O.S. 79653 & 104068 & 146139, ACRES 73.82, TRACT B, SE4

Irrigated Cropland 73.82 8,941.00 Acres 660,025

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp Pasture

Pasture

Site

Roads & Waste

Other

Public Lease

73.82 8,941.00 660,025

660,000 660,025 -25

X

X

Irrigated Cropland 73.82 Acres 1.00 90.00 6,644 100 6,644

6,644

500

350

850 6,644 12.79

5,794 660,000 0.88

850

5,794
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File #

Index # Database # Sale #

Improvement Analysis

Item: Impt. #1 Impt. #2 Impt. #3 Impt. #4 Impt. #5 Impt. #6 Impt. #7 Impt. #8 Impt. #9 Impt. #10

Type

Size

Unit

Utility

Condition

Age

Remaining Life

RCN/Unit

RCN

% Physical Depreciation

RCN Remainder After Phys. Depr.

% Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External Obsolescence

Total Impt. Contribution

Im
p

ro
v

e
m

e
n

t 
A

n
a

ly
s

is

Contribution $/Unit

Physical Depreciation % Functional Obsolescence % External Obsolescence % Total Depreciation %

Total RCN $ Total Improvement Contribution: $ Improvement As % of Price %

C
o

m
m

e
n

ts
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Northern Acres Appraisal Services, LLC

2022-08-30 Meagher Co 

547 1

There were no improvements to this property at the time of sale.
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Index # Database # Sale #
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547 1

Aerial Map
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Index # Database # Sale #
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547 1

Comp Photo

50 98

The improvements in this photo are located on a separate parcel that is not a part of this property.
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File #

Index # Database # Sale #
Grantor Sales Price Property Type

Grantee Other Contrib. Primary Land Use

Deeded Acres Net Sale Price

Sale Date/DOM / $/Deeded Acre

Prior Sale Date Financing

Prior CEV Price % Fin. Adj.

Analysis Code CEV Price

Source SCA Unit Type

Motivation Eff. Unit Size

Highest & Best Use SCA $/Unit

Address Multiplier Unit

City Multiplier No.

County Legal Access

State/Zip / Physical Access

Region/Area/Zone / / View Tax ID/Recording

Location Utilities Sec/Twp/Rge / /

Legal Description:

S
a

le
 A

n
a

ly
s

is

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

Totals Ac. X  $ = $

L
a

n
d

 M
ix

 A
n

a
ly

s
is

CEV Price $ - Land Contribution $ = Improvement Contribution $

Income Analysis
Income Estimate Basis: Cash Share Owner/Operator

Income Source Unit Stabilized Total Production Cash/Share/Owner Income

Actual Estimated Units Measure Yield Stabilized $/Unit Gross Income Share % Income $

Improvements Improvements Included in Land Rent /mo /yr

Stabilized Gross Income = $

Expense Items: Expenses (cont.): Expenses (cont.):

Real Estate Tax $ $ $

Insurance $ $ $

Maintenance $ $ $

Management $ $ $

Total Expenses / Stabilized G.I. = Expense Ratio % Total Expenses = $

In
c

o
m

e
 A

n
a

ly
s

is

Net Income /  CEV Price = Cap Rate % Net Income = $
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548 2

MT Shedhorn Proerties, LLC

Stecen & Nancy Rushford

40.11

07/21/21

Seller

Downsizing

Agriculture/Recreation

224 & 232 Jackson Rd

White Sulphur Springs

Meagher

MT 59645

2 nw White Sulphur Springs

280,000

280,000

6,980.80

Cash

0

280,000

Acres

40.11

6,980.80

Yes

Yes

Avail

Secondary Land Use

Water

Site

Building Site

Pasture/Grazing

02 09N 06E

SHEDHORN MINOR SUBDIVISION, S02, T09 N, R06 E, ACRES 20.1, TRACT 3, E2 NE4SW4 COS 146782

SHEDHORN MINOR SUBDIVISION, S02, T09 N, R06 E, ACRES 20.1, TRACT 2, W2 NE4SW4, COS 146782

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp Pasture

Pasture

Site 40.11 6,981.00 Acres 280,008

Roads & Waste

Other

Public Lease

40.11 6,981.00 280,008

280,000 280,008

X

X

Pasture/Grazing 40.11 Acres 0.26 35.00 365 100 365

365

50

20

70 365 19.18

295 280,000 0.11

70

295
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File #

Index # Database # Sale #

Improvement Analysis

Item: Impt. #1 Impt. #2 Impt. #3 Impt. #4 Impt. #5 Impt. #6 Impt. #7 Impt. #8 Impt. #9 Impt. #10

Type

Size

Unit

Utility

Condition

Age

Remaining Life

RCN/Unit

RCN

% Physical Depreciation

RCN Remainder After Phys. Depr.

% Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External Obsolescence

Total Impt. Contribution

Im
p

ro
v

e
m

e
n

t 
A

n
a

ly
s

is

Contribution $/Unit

Physical Depreciation % Functional Obsolescence % External Obsolescence % Total Depreciation %

Total RCN $ Total Improvement Contribution: $ Improvement As % of Price %

C
o

m
m

e
n

ts
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548 2

There are no improvements to this property at the time of sale.
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Index # Database # Sale #
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548 2

Aerial Map
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Index # Database # Sale #
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548 2

Subject Photo
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File #

Index # Database # Sale #
Grantor Sales Price Property Type

Grantee Other Contrib. Primary Land Use

Deeded Acres Net Sale Price

Sale Date/DOM / $/Deeded Acre

Prior Sale Date Financing

Prior CEV Price % Fin. Adj.

Analysis Code CEV Price

Source SCA Unit Type

Motivation Eff. Unit Size

Highest & Best Use SCA $/Unit

Address Multiplier Unit

City Multiplier No.

County Legal Access

State/Zip / Physical Access

Region/Area/Zone / / View Tax ID/Recording

Location Utilities Sec/Twp/Rge / /

Legal Description:

S
a

le
 A

n
a

ly
s

is

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

Totals Ac. X  $ = $

L
a

n
d

 M
ix

 A
n

a
ly

s
is

CEV Price $ - Land Contribution $ = Improvement Contribution $

Income Analysis
Income Estimate Basis: Cash Share Owner/Operator

Income Source Unit Stabilized Total Production Cash/Share/Owner Income

Actual Estimated Units Measure Yield Stabilized $/Unit Gross Income Share % Income $

Improvements Improvements Included in Land Rent /mo /yr

Stabilized Gross Income = $

Expense Items: Expenses (cont.): Expenses (cont.):

Real Estate Tax $ $ $

Insurance $ $ $

Maintenance $ $ $

Management $ $ $

Total Expenses / Stabilized G.I. = Expense Ratio % Total Expenses = $

In
c

o
m

e
 A

n
a

ly
s

is

Net Income /  CEV Price = Cap Rate % Net Income = $
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MT Shedhorn Properties, LLC

Leader & Stacy Menard

20.01

05/21/21

Seller

Downsizing

Agriculture/Recreation

244 Jackson Road

White Sulphur Springs

Meagher

MT 59645

2 nw White Sulphur Springs

120,000

120,000

5,997.00

Cash

0

120,000

Acres

20.01

5,997.00

Yes

Yes

Avail.

Secondary Land Use

Water

Site

Building Site

Pasture/Grazing

02 09N 06E

SHEDHORN MINOR SUBDIVISION, S02, T09 N, R06 E, ACRES 20.1, TRACT 1, E2 NW4SW4 COS 146782

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp Pasture

Pasture

Site 20.01 5,997.00 Acres 120,000

Roads & Waste

Other

Public Lease

20.01 5,997.00 120,000

120,000 120,000

X

X

Pasture/Grazing 20.01 Acres 0.26 35.00 182 100 182

182

30

15

45 182 24.73

137 120,000 0.11

45

137
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Improvement Analysis

Item: Impt. #1 Impt. #2 Impt. #3 Impt. #4 Impt. #5 Impt. #6 Impt. #7 Impt. #8 Impt. #9 Impt. #10

Type

Size

Unit

Utility

Condition

Age

Remaining Life

RCN/Unit

RCN

% Physical Depreciation

RCN Remainder After Phys. Depr.

% Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External Obsolescence

Total Impt. Contribution

Im
p

ro
v

e
m

e
n

t 
A

n
a

ly
s

is

Contribution $/Unit

Physical Depreciation % Functional Obsolescence % External Obsolescence % Total Depreciation %

Total RCN $ Total Improvement Contribution: $ Improvement As % of Price %

C
o

m
m

e
n

ts
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There are no improvements to this property at the time of the sale.   The buyer performed some earthwork for the seller in exchange for a reduced price

on this purchase.  The value of that work was never exactly quantified, however based on the sale of the two neighboring parcels I would estimate that

value to be $20,000.  However without proof of receipt, the unit cash equivalency is the value stated above.  The buyer has since started work on

building improvements on this property.
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Aerial Map
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Subject Photos
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Index # Database # Sale #
Grantor Sales Price Property Type

Grantee Other Contrib. Primary Land Use

Deeded Acres Net Sale Price

Sale Date/DOM / $/Deeded Acre

Prior Sale Date Financing

Prior CEV Price % Fin. Adj.

Analysis Code CEV Price

Source SCA Unit Type

Motivation Eff. Unit Size

Highest & Best Use SCA $/Unit

Address Multiplier Unit

City Multiplier No.

County Legal Access

State/Zip / Physical Access

Region/Area/Zone / / View Tax ID/Recording

Location Utilities Sec/Twp/Rge / /

Legal Description:

S
a

le
 A

n
a

ly
s

is

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

Totals Ac. X  $ = $

L
a

n
d

 M
ix

 A
n

a
ly

s
is

CEV Price $ - Land Contribution $ = Improvement Contribution $

Income Analysis
Income Estimate Basis: Cash Share Owner/Operator

Income Source Unit Stabilized Total Production Cash/Share/Owner Income

Actual Estimated Units Measure Yield Stabilized $/Unit Gross Income Share % Income $

Improvements Improvements Included in Land Rent /mo /yr

Stabilized Gross Income = $

Expense Items: Expenses (cont.): Expenses (cont.):

Real Estate Tax $ $ $

Insurance $ $ $

Maintenance $ $ $

Management $ $ $

Total Expenses / Stabilized G.I. = Expense Ratio % Total Expenses = $

In
c

o
m

e
 A

n
a

ly
s

is

Net Income /  CEV Price = Cap Rate % Net Income = $
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Heuer

Mark White

5.82

08/24/20

MLS #21902530

Land Purchase

Recreation/Residential

Sunrise Drive

White Sulphur Springs

Meagher

MT 59645

1.5 e White Sulphur Springs

52,500

52,500

9,020.62

Cash

0

52,500

Acres

5.82

9,020.62

Yes

Yes

Avail.

Secondary Land Use

Water

Site

Building Site

Pasture/Grazing

08 09N 07E

CASTLE VALLEY MEADOWS, S08, T09 N, R07 E, Lot 6, ACRES 5.81

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp Pasture

Pasture

Site 5.82 9,021.00 Acres 52,502

Roads & Waste

Other

Public Lease

5.82 9,021.00 52,502

52,500 52,502

X

X

Pasture/Grazing 5.82 Acres 0.46 35.00 94 100 94

94

275

5

HOA Dues 150

430 94 457.45

-336 52,500 -0.64

430

-336
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Improvement Analysis

Item: Impt. #1 Impt. #2 Impt. #3 Impt. #4 Impt. #5 Impt. #6 Impt. #7 Impt. #8 Impt. #9 Impt. #10

Type

Size

Unit

Utility

Condition

Age

Remaining Life

RCN/Unit

RCN

% Physical Depreciation

RCN Remainder After Phys. Depr.

% Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External Obsolescence

Total Impt. Contribution

Im
p

ro
v

e
m

e
n

t 
A

n
a

ly
s

is

Contribution $/Unit

Physical Depreciation % Functional Obsolescence % External Obsolescence % Total Depreciation %

Total RCN $ Total Improvement Contribution: $ Improvement As % of Price %

C
o

m
m

e
n

ts
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There are no improvements to this property at the time of sale.  The owner is currently building improvements to this property.
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Aerial Map
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Subject Photo
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Index # Database # Sale #
Grantor Sales Price Property Type

Grantee Other Contrib. Primary Land Use

Deeded Acres Net Sale Price

Sale Date/DOM / $/Deeded Acre

Prior Sale Date Financing

Prior CEV Price % Fin. Adj.

Analysis Code CEV Price

Source SCA Unit Type

Motivation Eff. Unit Size

Highest & Best Use SCA $/Unit

Address Multiplier Unit

City Multiplier No.

County Legal Access

State/Zip / Physical Access

Region/Area/Zone / / View Tax ID/Recording

Location Utilities Sec/Twp/Rge / /

Legal Description:

S
a

le
 A

n
a

ly
s

is

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

% Ac. X  $ = $

Totals Ac. X  $ = $

L
a

n
d

 M
ix

 A
n

a
ly

s
is

CEV Price $ - Land Contribution $ = Improvement Contribution $

Income Analysis
Income Estimate Basis: Cash Share Owner/Operator

Income Source Unit Stabilized Total Production Cash/Share/Owner Income

Actual Estimated Units Measure Yield Stabilized $/Unit Gross Income Share % Income $

Improvements Improvements Included in Land Rent /mo /yr

Stabilized Gross Income = $

Expense Items: Expenses (cont.): Expenses (cont.):

Real Estate Tax $ $ $

Insurance $ $ $

Maintenance $ $ $

Management $ $ $

Total Expenses / Stabilized G.I. = Expense Ratio % Total Expenses = $

In
c

o
m

e
 A

n
a

ly
s

is

Net Income /  CEV Price = Cap Rate % Net Income = $
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Massee

Jason Brown

20.00

01/07/20 89

MLS #21916937

Rec land purchase

Agriculture/Recreation

89 Mayn Creek Trail

White Sulphur Springs

Meagher

MT 59645

12 s White Sulphur Springs

67,000

67,000

3,350.00

Cash

0

67,000

Acres

20.00

3,350.00

Yes

Yes

Avail

Secondary Land Use

Water

Recreation

Recreation

Pasture/Grazing

146136

13 07N 06E

YELLOWSTONE BASIN PROPERTIES, S13, T07 N, R06 E, Lot 14, ACRES 20

Irrigated Cropland

Irrigated Pasture

Dry Cropland

Hayland

Tame/Imp Pasture

Pasture

Site 20.00 3,350.00 Acres 67,000

Roads & Waste

Other

Public Lease

20.00 3,350.00 67,000

67,000 67,000

X

X

Pasture/Grazing 20.00 Acres 0.20 35.00 140 100 140

140

41

10

51 140 36.43

89 67,000 0.13

51

89
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Improvement Analysis

Item: Impt. #1 Impt. #2 Impt. #3 Impt. #4 Impt. #5 Impt. #6 Impt. #7 Impt. #8 Impt. #9 Impt. #10

Type

Size

Unit

Utility

Condition

Age

Remaining Life

RCN/Unit

RCN

% Physical Depreciation

RCN Remainder After Phys. Depr.

% Functional Obsolescence

RCN Rem. After Phys./Funct. Depr.

% External Obsolescence

Total Impt. Contribution

Im
p

ro
v

e
m

e
n

t 
A

n
a

ly
s

is

Contribution $/Unit

Physical Depreciation % Functional Obsolescence % External Obsolescence % Total Depreciation %

Total RCN $ Total Improvement Contribution: $ Improvement As % of Price %

C
o

m
m

e
n

ts
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There are no improvements to this property at the time of sale.
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Aerial Map
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Subject Photo
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Water Rights Abstract
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Definitions

Market Value - As defined by the 2010 Interagency Appraisal and Evaluation Guidelines (75 Fed. Reg. 77449 
(December 10, 2010); the "Interagency Guidelines" can be found at: http://www.gpo.
gov/fdsys/pkg/FR-2010-12-10/pdf/2010-30913.pdf)

As defined in the Agencies' appraisal regulations, 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 are the 
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

·· Buyer and seller are typically motivated;

·· Both parties are well informed or well advised, and acting in what they consider their own best interests;

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

·· Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; 
and

·· 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.

Extraordinary Assumption - As defined in USPAP, an assumption, directly related to a specific assignment, which, if 
found to be false, could alter the appraiser's opinions or conclusions regarding the property's market value.  An 
example of an extraordinary assumption is when an appraiser assumes that an application for a zoning change will be 
approved and there is no evidence to suggest otherwise.

Hypothetical Condition
·· A condition that is presumed to be true when it is known to be false.
·· A condition, directly related to a specific assignment, which contrary to what is known by the appraiser to 

exist on the effective date of the assignment results, but is used for the purpose of analysis.  
Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of the subject 
property; or about conditions external to the property, such as market conditions or trends; or about the integrity of 
data used in the analysis.

Fair Value/Fair Market Value - is the Price at which the property would change hands between a willing buyer and a 
willing seller, neither being under any compulsion to buy or sell and both having reasonable knowledge of relevant 
facts.  

Liquidation Value - The price that an owner is compelled to accept when a property must be sold without 
reasonable market exposure.
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Definitions - Continued 

Transaction Value
As defined in the Agencies' appraisal regulations:

·· For loans or other extensions of credit, the amount of the loan or extension of credit;
·· For sales, leases, purchases, and investments in or exchanges of real property, the market value of the real 

property interest involved; and
·· For the pooling of loans or interests in real property for resale or purchase, the amount of the loan or market 

value of the real property calculated with respect to each such loan or interest in real property.
For purposes of this definition, the transaction value for loans that permit negative amortization should be the 
institution's total committed amount, including any potential negative amortization.

Value-In-Use - The value of a property assuming a specific use, which may or may not be the property's highest and 
best use on the effective date of the appraisal.  Value in use may or may not be equal to market value but is different 
conceptually.

Value-As-Vacant - The most probable price for which the appraised property will sell in a competitive market under 
all conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-
interest, and assuming that neither is under influence nor duress.  This definition assumed the assets would be sold 
for and alternative use.

Montana waters, in all their varied forms and locations, belong to the State for the benefit of its people.  A water 
right is the right to use the water within state-established guidelines, and not any ownership of the water itself. Since 
water rights in Montana are guided by the prior appropriation doctrine, a person's right to use a specific quantity of 
water depends on when the use of water began, establishing the relative priority date of use on the water source. 
The first person to use water from  a source established the first right, the second person could establish a right to 
the water that was left, and so on. Additionally, water users are limited to the amount of water that can be 
beneficially used. Beneficial use includes, but is not limited to, agricultural, recreational, fish and wildlife and 
domestic purposes.

The total carrying capacity has been estimated utilizing the current livestock carrying capacity on the ranch, the 
guidelines as stated in the Vegetative Rangeland Types in Montana and the appraiser's knowledge  in managing 
cow/calf operations.  An animal-unit month (AUM) is expressed as the feed required to carry one 1,000 lb. cow with 
calf at side for 30 days.  The actual total carrying capacity for a property can vary dramatically depending upon 
stewardship of the land, land-mix, weight of cattle, weather, and  availability of livestock water, among other factors.  
The average rating for most of the range on the subject parcel falls between .30 and .40 AUMs per acre.

Reconciliation of Values from Comparable Sales Approach
Rights Transferred - Reflects the property rights transferred by the sale including both surface and sub-surface rights 
as well as use rights.  This is where conservation easements are reflected.

Financing Terms - Reflect adjustments to the sale of the property if they include favorable financing terms such as a 
below market rate, longer amortization, or less down payment requirements.

Conditions of sale - Reflect adjustments for short sale, distressed sale, bank-owned real estate.
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Definitions - Continued

Time - Reflects the adjustment made due to recent market changes.  These adjustments are supported by Montana 
State University and USDA reports tracking the trends in agriculture land sales, as well as re-sales of properties. 

Location - Reflects the adjustment made due to the location, rainfall, stock water, etc., of the sale as compared to 
the subject.

Mix - The actual per acre difference in value considering the mix of acreage (pasture, hayland, cropland, etc.) 
comparing the sales to the subject.

Improvements - The actual per acre difference in value of building improvements comparing the sales to the subject.

Land Quality - Reflects the per acre value difference between the subject and the sales considering land quality, yield 
potential, soil capability and utilization.  

Condition of Land - Reflects the age and condition of forage stands and irrigation delivery systems.

Lease - Reflects the overall per acre consideration paid for leases conveyed with the sales as compared to the 
subject.  These leases can include but are not limited to deeded acreages, State Land Leases, BLM Land Leases, BOR 
Land Leases, as well as tribal land leases.

Crop - The per acre value of growing crop contribution in the sale.  This value is typically specified in a contract and 
verified with the input costs of said growing crop.

Real Estate is appraised on the basis of its Highest and Best Use.
Following is a definition of Highest and Best Use from “Appraiser's Terminology and Handbook”.

“HIGHEST AND BEST USE…

The most profitable likely use to which a property can be put.  The opinion of such use 
may be based on the highest and most profitable continuous use to which the property is 
adapted and needed, or likely to be in demand in the reasonably near future.  However, elements affecting 
value which depend upon events or a combination of occurrences which, while within the realm of possibility 
are not fairly shown to be reasonably probable, should be excluded from consideration.  Also, if the intended 
use is dependent on an uncertain act of another person, then intention cannot be considered.

That use of Land which may reasonably be expected to produce the greatest net return 
to land over a given period of time.  That legal use which will yield to land the highest present 
value.  Sometimes called optimum use.”
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Definitions - Continued

“Highest and Best Use” is further described as follows:
The determination of Market Value includes consideration of the highest and best use for which the appraised 
property is clearly adapted.
Highest and Best Use is the legal and probable use that supports the highest present value, as defined, of vacant land 
or improved property, as of the date of the appraisal.
It is that use found to be:

(1)    legally permissible
(2) physically possible
(3) financially feasible
(4) maximally productive

Consideration is given to trends on recent land sales, economic factors, and strength of the local market.  An analysis 
of the highest and best use of the property forms a basis for the valuation of the property.  Highest and best use 
serves as a guide in the selection of comparable sales to be used in the analysis of the subject property.
The definition applies specifically to the highest and best use of the land.  It is to be recognized that in cases where a 
site has existing improvements, the highest and best use may very well be determined to be different from existing 
use.  The existing use will continue, however, unless and until land value in its highest and best use exceeds the total 
value of the property in its existing use.  These definitions imply a recognition of the contribution of existing specific 
uses to the community environment or to community development goals in addition to increasing the wealth of 
individual property owners.
The final determination of the highest and best use is a result of appraiser's judgment and analytical skills.  The use 
determined from analysis represents an opinion, not a determination of fact.  Consideration has to be given to that 
range of uses which fit the appraised property.  Consideration has to be given to alternative uses, as well as existing 
use.  Lack of utilities, dedicated access, and title limitations may be limiting factors.
Land in the immediate surrounding area is currently under the same use as the subject property.  The appraised 
property is located in an area that does not have established recreational value.
There is no indication of subdivision or industrial use for land in the area of the subject which can be considered 
relatively remote.
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Minimum Appraisal Standards

As defined by the 2010 Interagency Appraisal and Evaluation Guidelines (75 Fed. Reg. 77449 (December 10, 2010); 
the "Interagency Guidelines" can be found at: http://www.gpo.gov/fdsys/pkg/FR-2010-12-10/pdf/2010-30913.pdf)

The Agencies' appraisal regulations include minimum standards for the preparation of an appraisal. (See
Appendix D, Glossary of Terms, for terminology used in these Guidelines.)
The appraisal must:

·· Conform to generally accepted appraisal standards as evidenced by the USPAP promulgated by the Appraisal 
Standards Board of the Appraisal Foundation unless principles of safe and sound banking require compliance 
with stricter standards. Although allowed by USPAP, the Agencies' appraisal regulations do not permit an 
appraiser to appraise any property in which the appraiser has an interest, direct or indirect, financial or 
otherwise in the property or transaction. Further, the appraisal must contain an opinion of market value as 
defined in the Agencies' appraisal regulations. (See discussion on the definition of market value below.) 
Under USPAP, the appraisal must contain a certification that the appraiser has complied with USPAP. An 
institution may refer to the appraiser's USPAP certification in its assessment of the appraiser's independence 
concerning the transaction and the property. Under the Agencies' appraisal regulations, the result of an 
Automated Valuation Model (AVM), by itself or signed by an appraiser, is not an appraisal, because a state 
certified or licensed appraiser must perform an appraisal in conformance with USPAP and the Agencies' 
minimum appraisal standards. Further, the Dodd-Frank Wall Street Reform and Consumer Protection Act of 
2010 (Dodd-Frank Act) 35 provides ''[i]n conjunction with the purchase of a consumer's principal dwelling, 
broker price opinions may not be used as the primary basis to determine the value of a piece of property for 
the purpose of loan origination of a residential mortgage loan secured by such piece of property.'' 

·· Be written and contain sufficient information and analysis to support the institution's decision to engage in 
the transaction. An institution should obtain an appraisal that is appropriate for the particular federally 
related transaction, considering the risk and complexity of the transaction. The level of detail should be 
sufficient for the institution to understand the appraiser's analysis and opinion of the property's market 
value.  As provided by the USPAP Scope of Work Rule, appraisers are responsible for establishing the scope 
of work to be performed in rendering an opinion of the property's market value. An institution should ensure 
that the scope of work is appropriate for the assignment. The appraiser's scope of work should be consistent 
with the extent of the research and analyses employed for similar property types, market conditions, and 
transactions.  Therefore, an institution should be cautious in limiting the scope of the appraiser's inspection, 
research, or other information used to determine the property's condition and relevant market factors, 
which could affect the credibility of the appraisal.  According to USPAP, appraisal reports must contain 
sufficient information to enable the intended user of the appraisal to understand the report properly. An 
institution should specify the use of an appraisal report option that is commensurate with the risk and 
complexity of the transaction. The appraisal report should contain sufficient disclosure of the nature and 
extent of inspection and research performed by the appraiser to verify the property's condition and support 
the appraiser's opinion of market value. (See Appendix D, Glossary of Terms, for the definition of appraisal 
report options.) Institutions should be aware that provisions in the Dodd-Frank Act address appraisal 
requirements for a higher-risk mortgage to a consumer. To implement these provisions, the Agencies 
recognize that future regulations will address the requirement that the appraiser conduct a physical property 
visit of the interior of the mortgaged property.
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Minimum Appraisal Standards - Continued 

·· Analyze and report appropriate deductions and discounts for proposed construction or renovation, partially 
leased buildings, non-market lease terms, and tract developments with unsold units. Appraisers must 
analyze, apply, and report appropriate deductions and discounts when providing an estimate of market value 
based on demand for real estate in the future. This standard is designed to avoid having appraisals prepared 
using unrealistic assumptions and inappropriate methods in arriving at the property's market value. (See 
Appendix C, Deductions and Discounts, for further explanation on deductions and discounts.)

·· Be based upon the definition of market value set forth in the appraisal regulation. Each appraisal must 
contain an estimate of market value, as defined by the Agencies' appraisal regulations. The definition of 
market value assumes that the price is not affected by undue stimulus, which would allow the value of the 
real property to be increased by favorable financing or seller concessions. Value opinions such as ''going 
concern value,'' ''value in use,'' or a special value to a specific property user may not be used as market value 
for federally related transactions. An appraisal may contain separate opinions of such values so long as they 
are clearly identified and disclosed. The estimate of market value should consider the real property's actual 
physical condition, use, and zoning as of the effective date of the appraiser's opinion of value. For a 
transaction financing construction or renovation of a building, an institution would generally request an 
appraiser to provide the property's current market value in its ''as is'' condition, and, as applicable, its 
prospective market value upon completion and/or prospective market value upon stabilization. Prospective 
market value opinions should be based upon current and reasonably expected market conditions. When an 
appraisal includes prospective market value opinions, there should be a point of reference to the market 
conditions and time frame on which the appraiser based the analysis. An institution should understand the 
real property's ''as is'' market value and should consider the prospective market value that corresponds to 
the credit decision and the phase of the project being funded, if applicable.

·· Be performed by state certified or licensed appraisers in accordance with requirements set forth in the 
appraisal regulation. In determining competency for a given appraisal assignment, an institution must 
consider an appraiser's education and experience. While an institution must confirm that the appraiser holds 
a valid credential from the appropriate state appraiser regulatory authority, a state certification or license is 
a minimum credentialing requirement. Appraisers are expected to be selected for individual assignments 
based on their competency to perform the appraisal, including knowledge of the property type and specific 
property market. As stated in the Agencies' appraisal regulations, a state certified or licensed appraiser may 
not be considered competent solely by virtue of being certified or licensed. In communicating an appraisal 
assignment, an institution should convey to the appraiser that the Agencies' minimum appraisal standards 
must be followed.
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