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I.  INTRODUCTION & SCOPE OF WORK 
  

 A. Summary, Salient Points, and Conclusion 

 

 

 Property Owner of Record: Melody Ann Taft.  

 

 Property Location: Located approximately 50 air miles south of Dillon, Montana in the 

Centennial Valley; Beaverhead County, MT.   

 

 Client: The University of Utah, c/o John Creer, Chief Real Estate Officer, 

Department of Real Estate Administration. 

 

 Intended User(s): The University of Utah, Department of Real Estate Administration and 

Melody Taft.        

 

 Appraiser(s): Kevin T. Pearce, ARA 

  NEW FRONTIER RANCHES, INC. 

  111 N. Main St. – PO Box 469 

  Twin Bridges, MT   59754 

  (406) 684-5850 

  

 Purpose of the Appraisal: To provide a professional opinion of the market value of the specified 

real property for possible acquisition by the University of Utah.      

 

 Effective Date of Appraisal: September 8, 2022.    

 

 Estate Appraised: The surface fee ownership reduced by any easements, restrictions, or 

conditions, etc. of record and excepting specific valuation of mineral, 

water, and timber rights (if any), free and clear of encumbrances and 

liens.  The property being appraised is encumbered by a Deed of 

Conservation Easement placed on the property January 25, 2019, 

whereby significant property rights were granted to the Montana Land 

Reliance.  The Taft Property is also subject to an existing Right of First 

Refusal to purchase the property.  The estate appraised in this 

assignment shall be of the surface fee property rights which remain with 

the property.  

 

 Subject Property: The property to be appraised consists of approximately 160 deeded acres 

situated in single tract of land located about 50 air miles south of Dillon 

in the Centennial Valley being about 8 miles west of Lakeview.  The 

land consists of foothill mountainous pasture land with a pleasing 

mixture of open grass meadows and sagebrush, together with areas of 

willows, trees, and timber.  The property is structurally improved with a 

seasonal home/cabin and an old barn.   

 



New Frontier Ranches, Inc.  2 Melody Taft Property 

  Appraisal Report 

   

 

  The ranch is encumbered by a Deed of Conservation Easement granted 

to the Montana Land Reliance in 2019 which allows for agricultural and 

recreational uses but prohibits future subdivision and restricts future 

residential development of the property.  

 

 Highest and Best Use: Recreational / Agricultural / Investment as dictated by the deed of 

conservation easement.   

 

 Valuation Conclusion: Sales Comparison Approach: $928,000.00   

     

  Final Value Conclusion: $928,000.00  
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B. Authorization and Scope of Work Outline 

 

The appraiser was engaged to prepare an appraisal of the subject property on August 1, 2022, by John 

Creer, Chief Real Estate Officer, Department of Real Estate Administration, University of Utah, Salt 

Lake City, Utah.  Authorization to inspect and appraise the property was granted by Melody Taft, the 

landowner, via written correspondence dated August 2, 2022.   

 

The current Uniform Standards of Professional Appraisal Practice (USPAP) Scope of Work Rule 

requires that for each appraisal assignment, an appraiser must: 

 

1. identify the problem to be solved; 

2. determine and perform the scope of work necessary to develop credible assignment results; and  

3. disclose the scope of work in the report.  

 

The appraiser must properly identify the problem to be solved in order to determine the appropriate 

Scope of Work.  Scope of Work includes but is not limited to:  

 

• the extent to which the property is identified; 

• the extent to which tangible property is inspected; 

• the type and extent of data researched; and 

• the type and extent of analyses applied to arrive at opinions or conclusions.  

 

An appraiser must gather and analyze information about those assignment elements that are necessary to 

properly identify the appraisal problem to be solved.  In an appraisal assignment, identification of the 

problem to be solved requires the appraiser to identify the following assignment elements: 

 

• client and any other intended users; 

• intended use of the appraiser’s opinions and conclusions; 

• type and definition of value; 

• effective date of the appraiser’s opinions and conclusions; 

• subject of the assignment and its relevant characteristics; and  

• assignment conditions.  

 

The Scope of Work must include the research and analyses that are necessary to develop credible 

assignment results.  The Scope of Work is acceptable when it meets or exceeds: 

 

• the expectations of parties who are regularly intended users for similar assignments; and  

• what an appraiser’s peers’ actions would be in performing the same or a similar assignment.  

 

The following pages of this report are intended to contain sufficient information to allow the intended 

user(s) to understand the Scope of Work performed and the subsequent appraisal process.  
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C. Client and Intended User(s) of the Report 

 

The client for this assignment is the University of Utah, c/o John Creer, Chief Real Estate Officer, 

Department of Real Estate Administration, University of Utah, Salt Lake City, Utah.  The intended users 

of this appraisal report are anticipated to be the University of Utah Department of Real Estate 

Administration and Melody Taft.     

 

 

D. Purpose and Intended Use of the Appraisal 

 

The purpose of this appraisal is to provide the appraiser’s impartial professional opinion of the subject 

real property’s fair market value as of the effective date for negotiation between the parties and 

possible donative acquisition by the University of Utah.  This appraisal report is not intended for any 

other purpose.  

 

Fair Market Value is defined within IRS Publication 561 and 26CFR S1.170A-17(a)(5)(i) as:   

 

“The 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.” 

 

The above definition of “Fair Market Value” is considered to be synonymous with “Fair Market Value” 

definitions offered by the Uniform Standards for Federal Land Acquisitions and Rules and Regulations, 

Federal Register, Vol. 55, No. 129, Page 27771 and “Market Value” as defined within Title XI of 

FIRREA and The Dictionary of Real Estate Appraisal, Third Edition.  

 

 

E. Competency of the Appraiser(s) 

 

The Uniform Standards of Professional Appraisal Practice (USPAP) requires that prior to accepting an 

appraisal assignment the appraiser must properly identify the appraisal problem to be addressed and 

have the knowledge and experience necessary to complete the assignment competently.  The Appraiser 

must determine, prior to accepting an assignment, that he or she can perform the assignment 

competently.  Competency requires: 

 

1. the ability to properly identify the problem to be addressed; 

2. the knowledge and experience to complete the assignment competently; and 

3. recognition of, and compliance with, laws and regulations that apply to the appraiser or to the 

assignment.   

 

The appraisal presented herein is developed and conducted by Kevin T. Pearce, ARA.  Kevin Pearce has 

been appraising farm, ranch, and rural properties for more than 37 years and holds General Appraisal 

Certificates for the States of Montana (#63) and Wyoming (#436).  He is an Accredited Rural Appraiser 

(ARA #1081) by the American Society of Farm Managers and Rural Appraisers and has worked 

extensively in Montana and Wyoming with emphasis on appraising farm, ranch, recreational, and rural 
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residential properties.  I have been active in the appraisal and analysis of conservation easements on 

rural lands in Montana and Wyoming for more than 23 years.  The appraiser signing this appraisal report 

certifies that he has the education qualifications, knowledge, and experience to complete this assignment 

competently in accordance with the standards and requirements of the Uniform Standards of 

Professional Appraisal Practice (USPAP).   

 

In preparing this appraisal report the appraiser further declares and certifies the following:  

 

▪ This appraisal is intended to serve as a Qualified Appraisal pursuant to IRS guidelines for 

income tax purposes and in a manner consistent with the substance and principles of the Uniform 

Standards of Professional Appraisal Practice (USPAP).   

 

▪ I certify that I am a Qualified Appraiser under S1.170.(f)(11) of the Internal Revenue Code and I 

declare that, because of my background, experience, education, and membership in professional 

organizations, I am qualified to make appraisals of real estate, and in particular, conservation 

easements and fractional interests in real estate. 

 

▪ I am licensed in Montana and Wyoming to appraise the type of property appraised in this report 

and I regularly perform appraisals of the type of property appraised in this report.  

 

▪ I have not been prohibited from practicing before the Internal Revenue Service by the Secretary 

of the Treasury under S330(c) of Title 31 of the United States Code at any time during the three 

year period ending on the date of this appraisal. 

 

▪ I understand that this appraisal may be used in conjunction with a tax return or claim for refund, 

and a substantial or gross valuation misstatement resulting from this appraisal may subject me to 

a civil penalty.  

 

Please refer to the complete Appraiser’s Qualifications that are placed in the addenda of this report.  No 

one else has provided significant assistance to the appraiser unless noted in this report.   

 

 

 F. Prior Services by the Appraiser(s) 

 

The appraiser certifies that he has provided no services, as an appraiser, or in any other capacity 

regarding the property that is the subject of the appraisal within the three-year period immediately 

preceding acceptance of this assignment that resulted in this report.    

 

 

G. Effective Date of the Appraisal 

 

The property being appraised was inspected and photographed on September 8, 2022, by Kevin T. 

Pearce in the company of Mark Bergstrom representing the University of Utah and John Taft, 

representing the landowner.  The effective date of valuation shall be September 8, 2022, the date of my 

property inspection.  
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 H. Date of the Appraisal Report  

 

This appraisal was prepared during September and October 2022.  The appraisal report was completed 

and signed on October 3, 2022.    

 

 

I. Subject of the Appraisal 

 

The property being appraised herein is located about 50 air miles south of Dillon, Montana in the 

Centennial Valley.  For this appraisal report, the property will be referred to as the Taft Property or the 

subject/appraised property. The appraised property consists of the real property only; no personal 

property, trade fixtures, furniture, or equipment is included in this report unless specifically noted.    

 

The legal description and acreage figures for the subject property illustrated below are those derived 

from public county records and the Deed of Conservation Easement.  The legal description and acreage 

figures are assumed to be correct.  

 

 

Taft Property - Legal Description 

Beaverhead County, Montana  

 

Township 14 South, Range 3 West, PMM                Acres 

 
 Section 28:  SW1/4NW1/4 40.00 

 Section 29:  S1/2NE1/4, SE1/4NW1/4 120.00 

    ---------- 

   Total: 160.00 
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Subject Property = Red Outline 

Yellow = BLM Land 

 
                                      

 

J. Ownership and Sales History 

 

According to public records, title to the real property is vested in the name of Melody Ann Taft.  The 

property being appraised was acquired by Melody Taft on September 1, 1995, from her husband John 

Taft and the John E. Taft 1990 Trust.  Terms were not disclosed and this transaction would not be 

considered an “arm’s-length” transaction.  Since this transaction occurred more than 25 years ago, it 

would not be relevant to current value.   

 

The Taft Property is not subject to any current listing or purchase / sale agreement, and it is reported that 

the subject property has not been formally offered for sale during the Taft ownership.  A review of 

public records and multiple listing service data revealed no information to the contrary.   
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K. Property Interest Appraised 

 

The property interest being appraised herein is the real property’s surface fee estate reduced by any 

reservations, easements, rights, covenants, etc., of record and excepting specific valuation of mineral, 

water, and timber rights (if any).  The sub-surface mineral estate is not appraised herein.   

 

According to the ALTA Commitment for Title Insurance provided to me for the Taft Property (effective 

June 15, 2022) standard and common Schedule B Exceptions include Exceptions 1-13, 17, 19, 20 

relating to taxes, assessments, easements, mining claims, liens, mineral rights, public roads, utilities, 

adverse claims, etc. which are all are common and typical of similar properties that would have no effect 

on the property’s market value.   

 

Notable Exceptions to the Title for the property being appraised are discussed below: 

 

Exception 18: a reservation by a prior owner (Neighbor) in 1947 for a burial lot or cemetery on the 

premises for as long as it is used as a cemetery or burial lot to be fenced by Neighbor and reserving to 

Neighbor the right of ingress and egress to said cemetery and the right of interment for members of the 

Neighbor family.   This pertains to a .38-acre site in the SE4NE4 of Section 29 located along the South 

Valley Road near the Taft’s cabin.  There is no market data available that would suggest any effect 

(either positive or negative) on the subject property’s market value due to this exception.  

 

Exception 21: an exception for conditions, restrictions, easements and rights or interests, etc., shown on 

Certificate of Survey No. 615 as of 11/22/1988.  This Certificate of Survey depicts the .38-acre 

Neighbor/Jones Cemetery that is located on the subject property along with an easement to said 

cemetery from the South Centennial Road.  As stated above, there is no demonstrable market data 

indicating its effect on the property’s market value.    

 

Exception 22: an exception for conditions, restrictions, easements and rights or interests, etc., shown on 

Certificate of Survey No. 696 as of 12/10/1990.  This Certificate of Survey depicts the boundary of the 

subject property in Section 29 along with the NENE of Section 29 that now belongs to Huntsman Ranch 

Co.  No effect on value.  

 

Exception 23: for the provisions contained in a 7/25/1995 Deed from John Taft to Huntsman Ranch 

Company when Taft sold adjoining lands to Huntsman. Taft reserved a 60’ Right of Way Easement 

from the South Centennial Road across the NENE Section 29 to the SENE Section 29 that was retained 

by Taft.  This easement provides access to the subject property over the existing roadway leading from 

the South Centennial Road to the home and buildings on the subject property.  Provisions in this deed 

also reserved the right to construct 2 ponds on the subject property and ditches to convey water to said 

ponds.  This exception provides benefits to the property and would have a positive effect on the 

property’s market value.  

 

Exception 24: is an exception for a Right of First Refusal to purchase the subject property granted by 

John Taft to Huntsman Ranch Co on 7/25/1995.  States that Huntsman shall have the Right of First 

Refusal to purchase the property in the event of a bona fide offer that Taft or his successors may receive 

at the same price and terms of the bona fide offer for 20 years and 11 months after the date of death of 
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the last to die of either Bill G. or Evan W. Huntsman.  Huntsman is granted 30 days upon notification of 

the offer to accept or reject said right of first refusal. At the time of this writing, it is believed that Evan 

Huntsman passed away in January 2021 and Bill Huntsman remains alive, so this right of refusal 

appears to remain in effect.  Its effect on the subject property’s value will be discussed later within the 

valuation section of this report.   

 

Exception 25:  The property is encumbered by a Deed of Conservation Easement granted to the Montana 

Land Reliance January 25, 2019 (recorded as Document 292046 in Beaverhead County records) by 

Melody Ann Taft.  The Deed of Conservation Easement dictates the present and future use of the subject 

property.  Its effect on the subject property’s value will be discussed later within the valuation section of 

this report.   

 

The general purpose of the conservation easement is to preserve, protect, enhance, and restore the 

conservation values of the property forever. The property is not to be developed or used for any purpose 

other than farming, ranching, and other agricultural uses, hunting, fishing, outfitting, and other 

recreational uses.  The conservation easement is fully illustrated in the Addendum of this appraisal as an 

Exhibit and specifies the perpetual restrictions of property rights conveyed from the property owner to 

the Montana Land Reliance.  The easement also specifies that the property is dedicated and declared as 

open space and natural land. 

 

The following uses that are allowed and are considered consistent with the easement are summarized 

and outlined below. 

 

Permitted Uses and Practices of the Property: 

 

• Livestock; the right to raise and use livestock on the property, but structures for confinement of 

livestock must be located with the designated building envelope 

• Recreational use; the right to use the property for non-commercial recreational activities 

• Water resources; right to maintain, enhance and develop water resources on the property for 

agricultural, fish and wildlife, domestic, and private recreation 

• Structure and Building Envelopes; the right to construct, maintain, repair, remodel and to replace the 

following structures on the property 

• 3 residential dwelling units including the 1 existing dwelling unit and 2 additional dwelling units 

are allowed on the property 

• Non residential outbuildings including barns, corrals, garages, workshops, sheds are allowed 

within the designated building envelope 

• The 1 existing and 2 additional dwelling units must be located within the designated 2-acre 

Building envelope  

• Transfer of land; the right to sell, transfer, gift, exchange the subject property as one (1) parcel only 

• Timber removal; the right to remove certain trees/timber for non-commercial use – with restrictions 

• Fences; the right to construct, maintain, repair fences  

• Roads; the right to repair, maintain, and improve existing roads, and in conjunction with the 

allowable residential rights 

• Utilities; the right to install utility services as allowed 

• Residence-based business; the right to conduct businesses within the dwelling units – with 

restrictions 
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• Interment; the right maintain the existing cemetery within the defined area 

 

 

The specific uses and practices inconsistent with the easement and prohibited by the conservation 

easement are outlined below.  

 

Prohibited Uses and Practices of the Property: 

 

• Subdivision; the Property shall be maintained, sold, exchanged, devised, gifted, etc. as one (10 

parcel only 

• Alteration of the land: no surface alteration of the land is allowed 

• Commercial facilities; commercial or industrial facilities are prohibited 

• Dumping; dumping or disposal of non-compostable refuse is prohibited 

• Construction; construction or placement of any buildings or structures (except as allowed) is 

prohibited 

• Campers, trailers, and recreational vehicles; placing of campers, trailers, and rvs is prohibited except 

for temporary use 

• Billboards; construction, maintenance, or erection of billboards is prohibited 

• Roads; construction of roads is prohibited, except as allowed  

• Utilities; granting of utility transmission lines and right of way easements is prohibited 

• Game, fur, fish farms; raising or confinement for commercial purposes of alternative livestock and 

game farms is prohibited 

• Commercial timber harvest; except as allowed, the harvest of timber for commercial purposes is 

prohibited 

• Farming; farming and cultivation of the property is prohibited 

 

As one can see, the uses of the property specifically prohibited are significant and those uses allowed 

within the conservation easement are specifically limited by the easement and many of the allowed uses 

require prior notice and approval by the Montana Land Reliance for the contemplated activity and/or 

use.  For complete details, please refer to the complete Deed of Conservation Easement exhibited in the 

addenda of this report.    

 

 

L. Exposure Time  

 

Current appraisal standards require an appraiser to estimate the reasonable exposure time and the normal 

marketing period for the property being appraised.  Exposure Time is defined in USPAP as: “the 

estimated length of time the property interest being appraised would have been offered on the market 

prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.” 

It is a retrospective opinion based on an analysis of past events assuming a competitive and open market.  

 

Exposure time can be different for various types of property and under various market conditions. The 

overall concept of reasonable exposure encompasses not only adequate, sufficient, and reasonable time 

but also adequate, sufficient, and reasonable effort.  Exposure time is always presumed to occur prior to 

the effective date of the appraisal but is not intended to be a prediction of a date of sale.  Instead, it is an 

integral part of the analyses conducted during the appraisal process and can be based on one or more of 
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the following: statistical information about days on the market; information gathered through sales 

verification; and interview of market participants.  It is a function of price, time, and use, not an isolated 

opinion of time alone.   

 

USPAP AO-7 states that a reasonable Marketing Period is “the amount of time it might take to sell a 

real or personal property interest at the concluded market value or at a benchmark price during the 

period immediately after the effective date of an appraisal.”   Like exposure time, the estimated 

marketing period can be expressed as a range and can be based on one or more of the following: 

statistical information about days on the market; information gathered through sales verification; 

interviews of market participants, and anticipated changes in market conditions. The reasonable 

marketing period is a function of price, time, use, and anticipated market conditions, such as changes in 

the cost and availability of funds, and is not an isolated opinion of time alone.  

 

Analysis of the local and surrounding market area’s sales and listings revealed that the exposure time for 

similar type properties ranged from about six months to several years.  Those properties that were placed 

on the market at competitive prices based on true market sales (rather than hopeful expectations) 

experienced strong buyer interest and many have sold within six to twelve months.  Those properties 

placed on the market at values far exceeding true market value (those wanting to “test” the market 

sometimes referred to as “insincere listings”) were those that struggle and linger on the market for years.  

Attempts to lower these high listing prices often-times fails to help as these listings become stale or 

“market-worn” and a stigma of being over-priced follows the property.  This report and the concluded 

market value of the subject property is based on a professional marketing program implemented at a 

competitive value and a reasonable exposure time of approximately six to twelve months is considered 

appropriate.  Six to twelve months is also deemed reasonable and appropriate for the property’s 

estimated marketing period.  

 

 

 M. Scope of Work Performed     

 

In preparing the appraisal presented herein, the subject property was inspected and photographed by 

Kevin T. Pearce on September 8, 2022, in the company of John Taft representing Melody Taft and Mark 

Bergstrom representing the University of Utah.  Please note that on September 8, 2022, the Centennial 

Valley and southwestern Montana was engulfed by thick smoke that drifted in from wildfires in Idaho 

and the western United States which limited visibility of the area and prohibited views of the 

surrounding mountains.  Background information on the subject property was gathered from several 

sources that include Mr. Taft, Mr. Bergstrom, the Montana Land Reliance, our company files, and 

personnel associated with governmental agencies including the County Assessor, the County Clerk and 

Recorder, and a 30+ year personal and professional knowledge of Beaverhead County and the 

surrounding area market.    

 

The immediate and surrounding area was then researched and analyzed to determine sales activity, 

emerging and historic trends, and any market factors that may be specific to the subject property and the 

surrounding market area.  Information on comparable vacant land and improved property sales and rents 

was gathered, confirmed, and analyzed.  This data was gathered and confirmed with sources familiar to 

the transaction (such as buyers, sellers, brokers, appraisers, multiple listing services, attorneys, 

accountants, and/or closing agents) to the best of my ability.  Montana is a non-disclosure state where 
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the sale prices and terms of these transactions are not public information.  It is noted herein that it is 

possible that there may be sales of properties that I may not be aware of or that are not included due to 

confidentiality reasons.  All sales data that the appraiser is aware of is considered for valuation within 

the appraisal analysis.  The confidential market data contained within this appraisal report is not for 

public dissemination.   

 

The comparable sale properties were analyzed using county records, topographical maps, aerial 

photographs, Google earth images, etc. and viewed on the ground to the best of my ability.  At a 

minimum, a drive-by inspection/viewing was attempted and/or conducted for all comparable sale 

properties that possessed public access.  Trespass was avoided for those properties that do not possess 

public access and for those properties, topographical maps, aerial photographs, and/or Google earth 

images were utilized for sale analysis.  For this assignment, all comparable sales utilized for direct 

comparison were inspected by the appraiser from the sale property’s nearest public road.   

 

The sales comparison, cost, and income approaches to value were considered.  To develop my opinion 

of value, I performed a complete appraisal process where I considered all applicable approaches to value 

and the value conclusion reflects all known information about the subject property, the market 

conditions, and all pertinent available sales data.  This is an Appraisal Report as defined by USPAP that 

is intended to comply with reporting requirements set forth under Standards Rule 2-2(a) of the Uniform 

Standards of Professional Appraisal Practice (USPAP) for an Appraisal Report.  As such, it presents a 

complete and/or summarized discussion of the property features, and the market data, reasoning, and 

analyses that were used in the appraisal process to develop my opinion of value.  Supporting 

documentation concerning the subject property features, and all data, reasoning, and analyses is 

contained within my work file.  This appraisal is also intended to serve as a Qualified Appraisal pursuant 

to IRS guidelines for income tax purposes and in a manner consistent with the substance and principles 

of the Uniform Standards of Professional Appraisal Practice (USPAP).  The depth of discussion 

contained in this report is specific to the need of the client and to the intended use and intended users 

stated herein.  I am not responsible for unauthorized use of this report.  

 

In this assignment, the primary research, analysis, and development of the appraisal was conducted by 

Kevin Pearce and the appraisal report was written by Kevin Pearce.  This appraisal is being conducted 

during the COVID-19 pandemic and during a war between Russia and Ukraine and their potential effect 

on market value of the subject will be considered and analyzed within this report.   



New Frontier Ranches, Inc.  13 Melody Taft Property 

  Appraisal Report 

   

 

II.  SUBJECT PROPERTY FEATURES 

 

A. General Location 

 

The property being appraised is located in Beaverhead County in extreme southwestern Montana.  It is 

situated approximately 50 air miles south of Dillon in the Centennial Valley.  Lakeview, Montana, a 

small townsite (with a few year-round residents) and headquarters for the Red Rock Lakes Wildlife 

Refuge, is approximately 8 air miles east of the appraised property.  Henry’s Lake, Idaho, is located 

approximately 20 air miles east of Lakeview.  West Yellowstone, a seasonal resort town and the west 

entrance to Yellowstone National Park, is approximately 45 miles east of the subject property.  Lima, 

Montana has about 225 residents and is located about 25 miles west of the subject property.  

 

The southwestern portion of Montana is served by a relatively good system of primary and secondary 

roads.  Dillon serves as the immediate trade center for the area and is situated along Interstate 15, a 

primary north-south route through the western United States.  Butte, Montana’s fourth largest city with 

33,850 residents, is approximately 65 miles north of Dillon via I-15 and Bozeman (pop. 45,250), the 

home of Montana State University, is approximately 125 miles northeast of Dillon via Highway 41 and 

I-90.  Idaho Falls, located about 90 miles south of Lima via I-15, is the third largest city in Idaho with 

60,200 residents. 

 

Dillon has a community airport, as does West Yellowstone, and Dell, Montana.  The nearest commercial 

air service is available in either Butte, Bozeman, or Idaho Falls.  Railroad and passenger bus service is 

available in Dillon. 

 

 

B. Area and Community Data 

 

Montana is the fourth largest and one of the most sparsely populated states in the U.S.  The state’s 2020 

population estimate of 1,085,000 residents is spread across 145,388 square miles which projects an 

average of approximately 7.5 residents per square mile.   

 

Dillon is located along the Beaverhead River and Interstate 15 near its intersections with State Highways 

91, 41, and 278. According to the 2020 U.S. Census Estimate, Beaverhead County has a population of 

9,525 residents and Dillon, the largest city in Beaverhead County, has a population of approximately 

4,200 residents.  Dillon is the primary trade center for Beaverhead County and provides all necessary 

services such as public schools, a modern hospital and medical facilities, professional and technical 

serves, churches, state and county governmental entities, and complete shopping outlets for nearly all 

consumer goods.  Dillon is also home to the University of Montana -Western that has an enrollment of 

about 1,500 students.  The median income for a household in Beaverhead County was $38,264 and the 

median income for a family was $53,036. The per capita income for the county was $21,110.  Expanded 

services, extensive shopping facilities, commercial air service, and numerous cultural events can be 

found in Butte, Bozeman, or Idaho Falls.  
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Dillon's largest employers include Barretts Minerals Inc., Barrett Hospital and HealthCare, and 

Beaverhead County.  Great Harvest Bread Company has its franchising headquarters in Dillon and 

Patagonia has an outlet in Dillon.  Dillon has 31 restaurants, including local businesses such as Papa T's 

Family Dining, Sparky's Garage, Stageline Pizza, the Lion's Den, 4 B's Restaurant, Sweetwater Coffee, 

La Fiesta Mexicana, and Mac's Last Cast.  The Beaverhead Brewing Company is also in Dillon.  Fast 

food chains with locations in Dillon include McDonalds, Dairy Queen, Subway, Pizza Hut, Taco Johns, 

and Pita Pit.  Chain stores in Dillon are Safeway, Town & Country, Ace Hardware, and Murdoch's 

Ranch & Home Supply.  

The Beaverhead County Museum is in Dillon. Public facilities in Dillon include the Dillon Public 

Library, Post Office, Barrett's Park, and the YMCA has a location in Dillon.  Recreational activities that 

draw tourism to Dillon include fishing on the Beaverhead River and Clark Canyon Reservoir, 

snowmobiling, hiking, shopping at the Patagonia outlet, four-wheeling, the annual Demolition Derby, 

and skiing at Maverick Mountain Ski Area. Bannack State Park is popular with tourists.  Dillon is also 

home to the annual "Montana's Biggest Weekend" event, also known as the Jaycee Labor Day Rodeo, 

Concert, & Parade.  

Lakeview serves as the headquarters for the Red Rock Lakes Wildlife Refuge and the University of Utah 

Taft-Nicholson Center for Environmental Humanities Education but offers no public goods or services.  

Lima, a small town with about 240 year-round residents, is situated along Interstate 15 and provides 

basic services consisting of a post office, restaurant, café, bar, gas station, service garage, small market, 

motel, churches, and public grade school and high school.  Dillon, the county seat of Beaverhead 

County, serves as the community center for the southwestern portion of Montana and the surrounding 

area.   

 

As indicated earlier, the property being appraised is situated in the south-central portion of the 

Centennial Valley in the foothills of the Centennial Mountains. The Centennial Valley (the “Valley”) is 

a high-elevation valley about 50 miles long west to east and about 10 to 15 miles wide north to south.  

The Centennial Valley is bounded on the south by the Centennial Mountains, on the north by the 

Blacktail, Gravelly, and Snowcrest Mountain ranges, and on the east by the Henry’s Lake Mountains.  

The “Valley” is home to the 50,000+/- acre U.S. Red Rock Lakes National Wilderness and Wildlife 

Refuge, the Lima Reservoir, and the Centennial Mountains Wilderness Study Area.  The Red Rock 

River flows generally westerly and drains the Centennial Valley to the Lima Reservoir and then it 

courses generally northward to the Clark Canyon Reservoir where it becomes the Beaverhead River.  

The Lima Reservoir is about five miles northwest of the appraised property. 

 

The “Valley” is a mosaic of privately-owned land generally in the valley bottoms interspersed with large 

blocks of public lands (Refuge, BLM, State, and National Forest) in the foothill and mountain areas.  

Land use in this area consists of primarily large summer livestock grazing properties ranging in size 

from about 1,000- to 10,000+ acres.  There are a few smaller 100- to 1,000-acre recreational and 

seasonal rural residential properties scattered about in the Centennial Valley with only a handful of 

small-tract recreational parcels (< 20 acres) in the Valley being located around Lakeview and about 15 

miles northwest of Lakeview in the Long Creek valley.   
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Entering the nearby Red Rock Lakes NWR w/ Centennial Mtns in background 

 

 
 

U of Utah Taft-Nicholson Center in Lakeview 
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Location Maps  
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The economy of this area historically has been built on the income from agricultural production and 

agriculture continues to provide the economic base for the area.  Beaverhead County is the #1 livestock 

producing county in the State of Montana, however, the demand across Montana and the western states 

for property with desirable aesthetics and recreational features has become increasingly strong and a 

significant amount of land is moving from traditional agricultural uses to various levels of rural 

residential development and recreationally influenced uses.  The immediate area of the Centennial 

Valley is rather rural and remote and it has escaped the small-tract subdivision and rural residential 

homesite development that is more prevalent in areas closer to Dillon.  This is due most likely to its 

remote location, the sizable Red Rock Lakes National Wildlife Refuge, and the significant number of 

large, long-term, family-held ranches and few available small parcels.  Another fact of the Centennial 

Valley is that about ½ of the privately-owned land in the Valley is subject to existing Conservation 

Easements that limit and restrict future subdivision and residential development.     

 

Of the larger area properties that have changed hands in the last ten years, many are being acquired by 

local and area agricultural producers who are upgrading and/or adding onto existing ranch and farm 

operations and by those out-of-area buyers who are seasonal residents that do not hold permanent 

residency in Montana.  They spend various periods of the year in the area and often employ ranch 

managers, caretakers, and/ or other employees to supervise and operate properties in their absence.  

Smaller tract properties are in demand being acquired for recreational and seasonal cabin/homesite uses.  

 

In general, the overall mindset of western Montana is changing as recreation and development overtake 

agriculture, timber, and mining industries.  Tourism and recreation dollars now almost equate to the 

amount of dollars provided to the overall Montana economy from agriculture.  As illustrated by recent 

state statistics, the importance of recreation and tourism continues to increase and soon will outpace 

agriculture as the state’s primary economic activity.  As a result, there is an increasing demand on 

ranches and rural land for uses related to development and recreation and as will be described in this 

report, the value of rural lands is no longer related to only agricultural uses and income potential.  In 

essence, the economy of the area is becoming tied to its landscape. 

 

Additional information and demographics for the area can be found at www.beaverheadchamber.org,  

www.dillonmt.org,  www.townofwestyellowstone.com,  and www.islandparkchamber.org.  All 

comparable sale properties considered for valuation of the subject property are located within this 

immediate and local market area surrounding the subject property.  All sale properties possess similar 

locational and market conditions as the property being appraised.   

 

 

 

 

 

 

 

 

 

 

 

 

http://www.beaverheadchamber.org/
http://www.dillonmt.org/
http://www.townofwestyellowstone.com/
http://www.islandparkchamber.org/
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South Valley Road as it courses along the north side of the subject property 

 

 

 

 C. Site Access 

 

From Dillon, access to the appraised property is gained by traveling south on Interstate Highway 15 for 

approximately 65 miles to Monida, and then traveling easterly on a gravel and dirt county-maintained 

road (#509 Monida-Lakeview Road – or South Valley Road) for about for about 16 miles to the 

beginning of the property.  The Taft Property borders the South Valley Road on its northern boundary 

for about ¼ mile in the subject property’s easterly end.  The existing driveway access from the county 

road to the home/cabin and buildings crosses land owned by Huntsman Ranch for approximately 100 

feet upon which there is a 60’ wide right-of-way easement to the subject property.   

 

The Centennial Valley is a rather rural and remote, high-elevation valley and the county roads in the 

valley from Monida and Henry’s Lake to the appraised property may not be maintained or plowed 

during the winter.  There are occasions that the subject property is not accessible by wheeled vehicle 

during the winter months due to deep and drifted snow.  Access to the property during the typical winter 

may be limited to snowmobile travel.  
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Easterly view across subject property – Centennial Mtns in background   

 

 

 

D. Subject Property Features  

 

The subject property is located in the central part of the Centennial Valley being about eight air miles 

west of Lakeview and about 16 miles east of Monida.  The Taft Property consists of a total of 160 

deeded acres that is situated in a single block of land measuring about 1 mile long east to west by about 

¼ mile wide north to south.  It is situated along the north slope of the Centennial Mountains.  The 

Centennial Mountains form the southern edge of the Centennial Valley stretching some 40+ miles 

easterly from near Monida to near Henry’s Lake, ID.   The Centennials contain large areas of National 

Forest, BLM, and BLM Wilderness Study lands that are interspersed with small parcels of privately-

owned land.  The immediate area is a mosaic of privately-owned land generally in the valley bottoms 

that adjoin large blocks of public lands (BLM, State, and National Forest) in the foothill and mountain 

areas.  Land use in this area consists of primarily large, summer livestock ranch properties ranging in 

size from about 1,000- to 10,000+ acres.  There are a few smaller 10- to 200-acre recreational and 

seasonal properties situated about the valley.   
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Westerly view of property towards its SW corner  

 

 
 

Southerly view across subject towards BLM land 
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Subject Property Maps  
 

 
 

Red Outline = Subject Property; Yellow = BLM Land  
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Barn and cabin on subject property 

 

 

The subject property adjoins public BLM lands on its south side for one mile and is bounded by 

privately owned lands on its northerly, westerly, and easterly sides.  The overall terrain and topography 

of the subject consists of primarily open gently sloping grass and sagebrush pasture land in the northern 

edge of the property along the county road that rises southerly to a series of small upland bench areas 

with timbered slopes and wooded/brushy creek bottoms where it joins BLM.  Vegetation consists of 

native grasses, sagebrush, shrubs, aspen and fir trees, and scattered rock outcroppings.  Elevation of the 

property ranges from about 6,600 to 6,900 feet above sea level.  The north-facing slopes on the subject 

property have large aspen groves and patches of timber that provides a very aesthetically pleasing mix of 

grass, sage and trees.    

 

The Taft Property is structurally improved with an older cabin and barn located near the South Valley 

Road in the center of the property.   The cabin is an original log schoolhouse that was added onto and 

remodeled over the years.  It contains a total of about 1,010 square feet of living space on a single level 

that contains a kitchen with small dining area, a living room with woodburning stove, a jack/jill 

bathroom, and two bedrooms. It has wood exterior siding, asphalt shingle roof, on a concrete and stone 

foundation with a 500+/- square foot covered porch.  Average condition with average utility for 

summer/seasonal use.  Occupied occasionally by guests.        

 

Near the cabin is an old post-frame barn that measures approximately 30’x48’.  It has log and wood 

exterior siding, asphalt shingle roof, and partial wood floor.  Accompanying the barn are some old 

corrals. Near the barn is an old 300+/- square foot log shed.  Fair to poor condition with limited utility.  
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Cabin 

 

 
 

Kitchen / dining of cabin  
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Cabin living area  

 

 
 

Barn & corrals  
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Log shed 

 

 
 

Westerly view of property from the cabin  
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Southwesterly view of property  

 

 
 

Easterly view of subject into the “Valley” 
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 E. Utilities  

 

Electric, telephone, and fiber-optic services are available along the county road and are installed to the 

home/cabin.  Domestic water is provided by a drilled well and septic services are by private septic 

system.   

 

 

F. Current Land Use 

 

The Taft Property is grazed periodically by livestock of nearby landowners during the summer grazing 

season and the cabin is occupied by the Taft’s occasional overnight guests.    

 

 

 G. Recreational Resources  

 

The appraised property has good on-site recreational resources that are related to its size, physical 

features, location, and proximity to large blocks of BLM and National Forest lands in the Centennial 

Valley.  As noted herein, the Centennial Mountains lie directly south of the Taft Property which allows 

for direct access to thousands of acres of BLM, National Forest, and Wilderness Study lands  

   

The Centennial Valley and the general surrounding area of southwest Montana provide a wide variety of 

nearby recreational features that are readily available and usable on a year-round basis.  They include all 

activities related to wildlife, from hunting and fishing to natural observation and photography, as well as 

outdoor activities such as hiking, biking, camping, rock climbing, hang gliding, horseback riding, 

downhill and cross-country skiing, golf, and wilderness-type experiences.  Motorized activities such as 

boating, motorcycling, snowmobiling, ATV and four-wheeling are also possible.   

 

As noted the 50,000+/- acre Red Rock Lakes Wilderness Area lies about 7 to 23 miles east of the 

property and is known for its high concentration of wetlands and migratory birds.   The immediate and 

surrounding area is home to elk, deer, moose, antelope, bear, sage grouse, coyote, wolf, and several 

smaller game- and non-game animals.  

 

 

H. Water Resources 

 

There are a series of small, intermittent and seasonal streams and drainages that arise on BLM land 

south of the property and course northerly across the subject property.  Near the home, a small pond has 

been constructed on one of these streams, however, at the time of my inspection, the stream and pond 

were dry.  When Mr. Taft sold the northerly 240 acres to Huntsman, he reserved the right to construct 

ponds on these drainages and the right to construct ditches to convey water to the ponds.  However, a 

query and search of Montana Department of Natural Resources and Conservation (DNRC) on-line 

records, indicated there are no water right claims in name of John or Melody Taft that pertain to the 

appraised property.  There are two drilled wells on the property, that are understood to serve the 

home/cabin.   
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I. Mineral Rights 

 

As stated in the assumptions and limiting conditions of this report, no separate value has been assigned 

for mineral rights.  For this assignment, the status of the sub-surface mineral right ownership is 

unknown.  With sales of similar properties in this market area, generally a portion of the existing 

mineral rights are transferred to the buyer; however, no specific value is usually assigned.  Furthermore, 

in this specific market, land sales consummated without the sub-surface minerals often reflect no 

measurable difference in value that can be attributed to the mineral rights.  For purposes of this report, 

mineral rights are considered to be a part of the overall real property and no contributive value has been 

assigned for mineral rights over and above the associated land values.  

 

 

J. Timber Rights  

 

As discussed, there is some tree and timber cover on the north-facing slopes and southerly end of the 

property.  In most instances, the aspen and fir trees like that on the subject property are considered to 

have a greater contributive value for their wildlife habitat, livestock shelter, and aesthetic and visual 

qualities rather than their lumber potential.  Like with the mineral and water rights, the trees found on 

the property are considered to be a part of the overall real property and no contributive value has been 

assigned for timber rights over and above the associated land value.  

 

 

K. Zoning and Real Estate Taxes   

 

The subject property is not specifically zoned and is taxed and classified as agricultural land.  

Beaverhead County real estate taxes are approximately $881.72 for the 2021 tax year (taxpayer ID 

102126).  A copy of the tax statement is placed in the addenda of this report.  

 
   

 L. Easements and Encroachments   

 

Public and/or cooperative utility easements were observed in the area of the subject property and are 

considered to be common and typical on similar rural properties along with easements and right of ways 

for irrigation ditches and public roads.  The fences observed along the northwest and southerly sides do 

not appear to be located on the exact property lines but are most likely placed where they are for ease 

and convenience of maintenance.  The conservation easement placed on the subject property burdens the 

property with extensive perpetual restrictions and obligations to the landowner.   

 

As noted, the Jones Cemetery is located on the subject property near the cabin/home and the South 

Valley Road.  It is an historic cemetery that covers approximately .38 acres and inters about 50 dating 

from 1900 to 2021.  It is fenced separate from the Taft Property and is well-maintained.   
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Jones Cemetery on the Taft Property   
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M. Hazards and Detriments 

 

There did not appear to be any visible hazards or detriments associated with the appraised property that 

are not common or typical with similar properties in the surrounding area.   

 

 

N. Environmental Factors 

 

I am not an expert in either the detection of hazardous or toxic substances or structural engineering and 

did not conduct an environmental audit or structural inspection of the subject property.  During my 

routine property inspection, no visible environmental hazards were evident at the time of the inspection 

other than those that might be noted above in the Hazards and Detriments discussion.  The property is 

being appraised assuming there are no toxic or hazardous substances present or associated with the 

subject property that would render the property more or less valuable.  Should it be discovered that there 

are toxic or hazardous substances located on the subject property, I reserve the right to re-assess the 

situation and adjust values if deemed necessary.  
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III.  VALUATION PROCESS 
 

A. Introduction and Outline 

 

The appraisal process is an orderly program whereby the appraisal problem and purpose is defined, the 

work necessary to solve the problem is outlined, and the pertinent data is acquired, classified, analyzed, 

and interpreted into an estimate of value. 

 

Generally accepted appraisal procedures follow a typical sequence to estimate market value of any 

subject property.  The sequence is outlined below: 

 

1.)  Research and analyze the subject property and its corresponding market; 

 

 2.) Determine Highest and Best Use of the subject property; 

 

 3.) Select appropriate appraisal method(s) to estimate property value; 

 

 4.) Apply selected method(s) to the subject property; 

 

 5.) Correlate and/or reconcile values indicated by the selected method(s) into a final   

  estimate of value; 

 

 6.) Analyze extraordinary circumstances, if any, of the subject property that may   

  have an effect on the final conclusion of value. 

 

 

For purposes of this assignment, the appraisal process will follow Steps 1 through 6 to estimate the 

market value of the subject property.   
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 B. Market Observations 

 

The researched market area is defined herein as being Southwestern Montana in Beaverhead and the 

adjoining counties with most emphasis placed on those sale properties nearest to the subject possessing 

the most similar size, location, and physical features.  Overall, this portion of Montana has been a 

relatively strong market area because of its rivers, creeks, mountains, and productive agricultural lands.   

 

Market data has shown that this strong demand increased in terms of both market appreciation and a 

greater number of sales from the late 1990’s through 2007.  In 2008, with the economic “slowdown” 

and/or “crash” of the U.S. economy and stagnant or falling residential real estate markets of the east and 

west coasts and in the larger metropolitan areas, the demand for agricultural and recreational properties 

like the subject in southwestern Montana declined as well.  Within the local market area, during the 

2008-2010 time period, sales of small-tract, and recreationally oriented residential properties to outside 

buyers were relatively scarce due to the lack of, or more limited, discretionary funds.  Sales of the 

specific recreational or non-essential/luxury, second-home type properties occurred only when the 

buyers believed they were purchasing at a price they consider either a real “deal” or as a “steal”.  Sales 

of agricultural properties also stalled during this time and sales of larger properties targeted for use as 

small-tract subdivision and rural residential development were nearly nonexistent as the demand for 

such development property evaporated and there was a significant inventory of small tract properties on 

the market.   

 

Beginning in 2011-2012 and carrying through the current market, the rural real estate market in 

southwestern Montana appears to have rebounded with increased demand for agricultural and 

recreational properties and a greater number of sales occurring across the board.  Of the sales occurring 

since 2010 many have been properties with a strong agricultural resource that are being purchased by 

adjoining landowners as economical add-on units or by those agricultural operators with a strong and 

solid financial base.  Demand for recreational properties has also increased and in many areas the supply 

of available properties is becoming more limited.  There are some sale indicators from the area that 

would indicate a declining real estate market since 2008; however, this data must be examined closely.  

Sale and re-sales of certain properties and paired sales for time trend analysis indicate that the overall 

real estate market in western Montana peaked during the 2006-2008 time period, and subsequently, the 

market softened and values in some cases declined.  Sales data maintained by New Frontier Ranches 

shows that sales of recreational properties in this area and similar market areas that were purchased 

during 2006-08 and reselling in 2010-12 reflect annual depreciation rates of about -2% to -7%.    

 

For most properties that were acquired prior to the peak years or that have been held for more than ten 

years, market data suggests appreciating values over the longer term.  Values of strong agriculturally 

based properties have been holding steady with some indications of growth during this time period most 

likely due to strong commodity markets.  Over the past 36+ months there have been sales of recreational 

properties occurring that indicates a strong recreational and agricultural property market.   The time 

trend sales data maintained by New Frontier Ranches for properties selling in today’s market indicates a 

solid market and one of appreciation as suggested by current sale – resale pairings.  For properties 

selling in 2013-22 that were acquired prior to 2006, or after 2010-12, the sale/resale pairings suggest 

annual appreciation rates in the 2% to 12% range per year.  It appears that the high quality agricultural 
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and recreational properties had been selling at values commensurate with the values exhibited during the 

peak years of 2006-2008 and in some instances slightly above.   

 

As of this writing (September 2022), there has been a world-wide pandemic due to Coronavirus 19 

(COVID-19) that surfaced publicly in the U.S. around March 1, 2020, and a national State of Emergency 

was declared by then-President Trump on March 15, 2020.  World and U.S. financial markets dropped 

in massive amounts, schools and many businesses closed nationwide.  International and domestic travel 

was limited.  State and national “social distancing”, “shelter-in-place”, and “stay-at-home” measures 

forced residents to teleconferencing and online business and schooling.  Mask mandates were instituted, 

and U.S. government sponsored support programs and stimulus checks were provided to US citizens.  

As of this writing, nearly all the state and national COVD-19 restrictions have been revoked.   

 

In the early stages of the COVID-19 outbreak, many expected the impacts of COVID-19 to mirror the 

market actions of the 2008-10 economic and real estate “crash” with reduced demand, limited sales 

activity, and falling real estate values, however, COVID-19 has effectively caused the opposite to occur.  

The national and local real estate markets have adapted to newly accepted protocol and prospective 

buyers are actively seeking out and investing in quality rural properties through traditional, and non-

traditional means where they can relocate to more rural areas where they can “work from home”, “self-

quarantine”, and “social distance” themselves while maintaining a solid physical asset investment and 

rural lifestyle.   

 

In late February 2022, Russia began a military invasion of Ukraine in a major escalation of the Russia-

Ukraine conflict that Russia launched in 2014.  This event has been felt world-wide and has heightened 

US and ally military readiness and created another sense of uncertainty which has caused world-wide 

supply chain issues that have led to increased prices of fuel and other goods and services.  To date, 

however, real estate brokers report a continued surge in buyer inquires and a strong demand for rural 

real estate across Montana.  Local, regional, and national real estate agents report a current shortage of 

available inventory and when coupled with the strong demand it has led to increased listing and sale 

prices.  Closed sale data of all types of Montana real estate (rural residential, recreational, and ranch 

properties) reflect solid appreciating values with no indication of a negative effect on real estate value 

due to COVID-19 or the Russian-Ukraine war. 

 

As discussed, the local and surrounding land and ranch market has been appreciating over the previous 

3-5 years at rates from about 2% to 12% per year.  The sale/resale and market trend indicators 

representative of the market area are illustrated in the addenda of this report and reflect an overall 

average appreciation of 7.53% per year.  Of these 18 pairing indicators, the ten most recent pairings 

average 8.02% per year.  Therefore, those sale indicators that occurred more than one year prior to the 

date of valuation will be adjusted upwards at 8.0% per year to account for date of sale and market 

appreciation.  Those sales that occurred within one year of the date of valuation are deemed current 

indicators of market value and no adjustments were applied for time or market appreciation or 

depreciation.  The market data sale pairings utilized for time and market conditions in this assignment 

are placed in the addenda of this report.   

 

Analysis of the local and surrounding market area’s sales and listings revealed that the exposure time for 

similar type properties ranged from about six months to several years.  According to USPAP SMT-6, 

Exposure Time can be defined as: “the estimated length of time the property interest being appraised 



New Frontier Ranches, Inc.  34 Melody Taft Property 

  Appraisal Report 

   

would have been offered on the market prior to the hypothetical consummation of a sale at market value 

on the effective date of the appraisal; a retrospective opinion based on an analysis of past events 

assuming a competitive and open market.”  

 

Exposure time can be different for various types of property and under various market conditions.  The 

overall concept of reasonable exposure encompasses not only adequate, sufficient, and reasonable time 

but also adequate, sufficient, and reasonable effort.  Exposure time is always presumed to occur prior to 

the effective date of the appraisal but is not intended to be a prediction of a date of sale.  Instead it is an 

integral part of the analyses conducted during the appraisal process and can be based on one or more of 

the following: statistical information about days on the market; information gathered through sales 

verification; and interview of market participants.  It is a function of price, time, and use, not an isolated 

opinion of time alone.   

 

Analysis of the local and surrounding market area’s sales and listings revealed that the market exposure 

time for similar type properties ranged from about six months to several years.  Those properties that 

were placed on the market at competitive prices based on true market sales (rather than hopeful 

expectations) experienced strong buyer interest and many have sold within six to twelve months.  Those 

properties placed on the market at values far exceeding true market value (those wanting to “test” the 

market sometimes referred to as “insincere listings”) were those that struggle and linger on the market 

for years.  Attempts to lower these high listing prices often-times fails to help as these listings become 

stale or “market-worn” and a stigma of being over-priced follows the property.  As of the date of 

valuation, the demand for ranch, recreational, and residential properties (both vacant and structurally 

improved) was strong and there was a relatively limited supply of properties like the subject available 

for sale.  The concluded market value of the subject property is based on a professional marketing 

program with adequate market exposure implemented at a competitive value and a reasonable exposure 

time of approximately six to twelve months is considered appropriate.  Six to twelve months is also 

deemed appropriate for its marketing period 

 

The above market conditions discussed above for the immediate market area are consistent with and ring 

true for unencumbered and Conservation Easement-encumbered properties alike.  In general, if the 

easement-encumbered property possesses an existing building envelope(s) or retains the right to 

subdivide or construct a new dwelling and associated buildings on the property, those properties 

typically compete and sell at, or near, par with similar unencumbered properties.  If the easement-

encumbered property is priced competitively in the market it will exhibit a similar marketing period.   

 

As noted, the demand for ranch, recreational, and residential properties (both vacant and structurally 

improved) is strong and currently there is a relatively limited supply of properties like the subject 

available for sale.  The property being appraised is an attractive mountainous property with good 

recreational features located in a desirable area.  If it were available on the open market at a competitive 

price, it would attract significant buyer attention from both local and out-of-state ranch and recreational 

property buyers.  The most likely buyers for the subject property would be those seeking rural properties 

with good water resources, recreational features, and aesthetic amenities for use as an investment, 

“second home”, or recreational ranch with the ability to “work from home”.   The reader is cautioned 

and reminded that the conclusions presented in this appraisal report apply only as of the effective date 

indicated.  The appraiser makes no representation as to the effect on the subject property of any 

unforeseen event subsequent to the effective date of the appraisal. 
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 C. Highest and Best Use 

 

The market value of a property is estimated according to its Highest and Best Use.  In determining 

highest and best use, a complete analysis of the area surrounding an appraised property should be made 

to ascertain market trends and demands.  Consideration of established uses in the area and the features of 

the subject must also be analyzed. 

 

Highest and Best Use is defined with The Dictionary of Real Estate Appraisal, Third Edition as: 

 

“The reasonably probable and legal use of vacant land or an improved property, which is 

physically possible, appropriately supported, financially feasible, and that results in the 

highest value.” 

 

The analysis of highest and best use begins with the discovery of what uses are legally 

permissible.  Are there laws, covenants or zoning that prevent certain uses of the subject 

property?  Of those legally permissive uses, which uses are physically possible?  Of those legally 

permissive and physically possible uses, which uses are financially feasible?  Do the anticipated 

returns outweigh the anticipated costs?  Finally, of the uses shown to be legally permissive, 

physically possible and financially feasible, which use will generate the greatest net return or 

prove to be maximally productive?  That use which satisfies these four criteria is considered to be 

the appraised property’s Highest and Best Use. 

 

In determining highest and best use, proper appraisal theory states that one must also consider the 

property under two separate scenarios; the highest and best use of the property as though it were vacant 

and the highest and best use of the property as it is structurally improved.  As discussed herein, the 

subject property is structurally improved with a modest seasonal home/cabin and an old barn structure.  

 

 

HIGHEST AND BEST USE  

As if Vacant and Unimproved  

 

Legally Permissible Uses:   The appraised property is not subject to any county zoning, but it is 

encumbered by a Deed of Conservation Easement that dictates the current and future allowed use of the 

subject property.  The property is encumbered by a Deed of Conservation Easement granted to the 

Montana Land Reliance January 25, 2019 (recorded as Document 292046 in Beaverhead County 

records) by Melody Ann Taft.  This is a perpetual easement that covers the entire Taft Property and is 

binding upon all present and future owners of the property.  Thus, the property interest appraised herein 

shall be the surface fee ownership subject to the terms of the existing Conservation Easement.  

 

The general purpose of the conservation easement is to preserve, protect, enhance, and restore the 

conservation values of the property forever. The property is not to be developed or used for any purpose 

other than farming, ranching, and other agricultural uses, hunting, fishing, outfitting, and other 

recreational uses.  The conservation easement is fully illustrated in the Addendum of this appraisal as an 

Exhibit and specifies the perpetual restrictions of property rights conveyed from the property owner to 
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the Montana Land Reliance.  The easement also specifies that the property is dedicated and declared as 

open space and natural land. 

 

The following uses that are allowed and are considered consistent with the easement are summarized 

and outlined below. 

 

Permitted Uses and Practices of the Property: 

 

• Livestock; the right to raise and use livestock on the property, but structures for confinement of 

livestock must be located with the designated building envelope 

• Recreational use; the right to use the property for non-commercial recreational activities 

• Water resources; right to maintain, enhance and develop water resources on the property for 

agricultural, fish and wildlife, domestic, and private recreation 

• Structure and Building Envelopes; the right to construct, maintain, repair, remodel and to replace the 

following structures on the property 

• 3 residential dwelling units including the 1 existing dwelling unit and 2 additional dwelling units 

are allowed on the property 

• Non residential outbuildings including barns, corrals, garages, workshops, sheds are allowed 

within the designated building envelope 

• The 1 existing and 2 additional dwelling units must be located within the designated 2-acre 

Building envelope  

• Transfer of land; the right to sell, transfer, gift, exchange the subject property as one (1) parcel only 

• Timber removal; the right to remove certain trees/timber for non-commercial use – with restrictions 

• Fences; the right to construct, maintain, repair fences  

• Roads; the right to repair, maintain, and improve existing roads, and in conjunction with the 

allowable residential rights 

• Utilities; the right to install utility services as allowed 

• Residence-based business; the right to conduct businesses within the dwelling units – with 

restrictions 

• Interment; the right maintain the existing cemetery within the defined area 

 

 

The specific uses and practices inconsistent with the easement and prohibited by the conservation 

easement are outlined below.  

 

Prohibited Uses and Practices of the Property: 

 

• Subdivision; the Property shall be maintained, sold, exchanged, devised, gifted, etc. as one (10 

parcel only 

• Alteration of the land: no surface alteration of the land is allowed 

• Commercial facilities; commercial or industrial facilities are prohibited 

• Dumping; dumping or disposal of non-compostable refuse is prohibited 

• Construction; construction or placement of any buildings or structures (except as allowed) is 

prohibited 
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• Campers, trailers, and recreational vehicles; placing of campers, trailers, and rvs is prohibited except 

for temporary use 

• Billboards; construction, maintenance, or erection of billboards is prohibited 

• Roads; construction of roads is prohibited, except as allowed  

• Utilities; granting of utility transmission lines and right of way easements is prohibited 

• Game, fur, fish farms; raising or confinement for commercial purposes of alternative livestock and 

game farms is prohibited 

• Commercial timber harvest; except as allowed, the harvest of timber for commercial purposes is 

prohibited 

• Farming; farming and cultivation of the property is prohibited 

 

 

As one can see, the uses of the property specifically prohibited are significant and those uses allowed 

within the conservation easement are specifically limited by the easement and many of the allowed uses 

require prior notice and approval by the Montana Land Reliance for the contemplated activity and/or 

use.  For complete details, please refer to the complete Deed of Conservation Easement exhibited in the 

addenda of this report.  For the subject property, the legally permissible uses are dictated by the Deed of 

Conservation Easement which basically allows for the continued agricultural and recreational uses of the 

property together with some limited residential construction uses discussed herein.  Residential 

construction and development on the subject property is limited to the maintenance, repair, and 

replacement of the existing residence now on the property and two new residences within a designated 

2-acre building envelope.  Subdivision and transfer of the land is dictated by the conservation easement 

which states that the division, subdivision, or de facto subdivision of the property is prohibited, and the 

property must sell/transfer as one single parcel of land.   

 

Physically Possible Uses:  The legally permissive uses of the property are thus narrowed to agriculture, 

recreation, investment, open space, and the limited residential uses in accordance with the conservation 

easement.   All the legally permissive uses are generally physically possible on the appraised property as 

there are no physical limitations to certain areas of the property that would prohibit any of the legally 

possible uses.   

 

Financially Feasible Uses:  Of the legally permissible and physically possible uses outlined above, the 

strictly agricultural use would not be financially feasible.  My research of the surrounding market area 

revealed that values paid for similar properties in the immediate and surrounding area far exceed the 

value that could be sustained solely by agriculture.   The financial feasibility of owning a rural and 

recreational/investment property over a certain holding period, in order to realize appreciation and return 

on investment, is relatively good.  In actuality, in an appreciating investment such as that found in the 

area of the subject, a single defined highest and best use for a property aside from investment and 

anticipation of future use may not be apparent based on the sales price paid for the property.  Often, any 

of the physical uses capable on the property at the time of purchase, such as subdivision, development, 

agricultural, and open space uses, do not in and of themselves warrant the required economic investment 

to purchase and hold the property on an individual basis but typically the motivation and use is some 

combination of those stated uses.  This is a common trend in rural recreational land markets throughout 

the west, and is explained by the fact that participants in these markets are buying similar properties with 

a strong desire for personal and recreational use with the anticipation of long-term appreciation and 

value growth. 
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Maximally Productive Use:  A review and study of the area surrounding the appraised property revealed 

that the primary uses of similar ranch and recreational properties are for personal residential and 

recreational uses along with the interim agricultural uses typically being livestock grazing.  To 

summarize, the historic agricultural use of many of these properties is most often viewed as secondary to 

the recreational or rural residential features.  As is the case in many areas of Montana, the land use of 

these rural properties continues to be used for agricultural purposes even when values required to 

purchase lands for this use exceed the agricultural income producing capacities of the land.  It is 

apparent that although these properties can and do remain in agricultural use, the income potential and 

capability of these properties is often viewed as secondary to their recreational features.  The agricultural 

operation of the property represents only a decision of management and caretaking of the land.  Several 

of the comparable sales remain in agricultural production without the property having to sustain itself 

from only agricultural income.   

 

Subdivision and future residential uses of the subject property are limited by the conservation easement 

which states that the property may not be divided and the easement allows for only the existing seasonal 

home/cabin and two additional new homes that must be situated within one 2-acre designated building-

envelope on the entire 160-acre property.  The maximally productive use, or that use which generates 

the greatest overall return, appears to be a combination of the above uses that is termed a Recreational / 

Residential / Investment Use that conforms with the Deed of Conservation Easement.  Therefore, I 

conclude that as of September 8, 2022, the Highest and Best Use of the Taft Property as if vacant is an 

Recreational / Residential / Investment Use as discussed herein.  

 

 

HIGHEST AND BEST USE   

As is Structurally Improved 

 

For this analysis, the four tests described earlier were conducted and the highest and best use of the 

property as if vacant was determined to be a recreational agricultural / investment use.  Now the test for 

contributive value of the structural improvements is made.  As discussed, the subject property is 

structurally improved with a modest home / cabin in average condition and an old barn and shed that are 

in fair to poor condition.  The buildings exhibit some physical depreciation, but they do not inhibit the 

property's highest and best use when considering the property vacant and as evidenced by the sales data, 

they do provide contributive value over and above the vacant land value.   

 

Therefore, I conclude that as of September 8, 2022, the Highest and Best Use of the Taft Property is a 

structurally improved, Recreational / Residential / Investment Use.  Regardless of the specific highest 

and best use nomenclature or terminology used, all the sale properties considered herein as comparables 

have, like the subject, similar inherent agricultural, residential, recreational, development, and 

investment characteristics which are part of the overall valuation associated with the property. 
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D. Approaches to Value – Definitions 

 

There are three traditional approaches to value:  the income or earnings approach, the cost approach and 

the sales comparison approach.  A brief discussion of the approaches is followed by an analysis of the 

appropriateness of the approaches for the subject property. 

 

The Sales Comparison Approach indicates the value of a property from a direct comparison of the 

subject property to sales of similar properties on a single, overall unit of measure.  In applying this 

approach, the appraiser employs the principle of substitution: a prudent buyer is assumed to not be 

willing to pay more for a property than it would cost him or her to buy another property with equally 

desirable characteristics.  Conversely, a seller will sell his property for no less than what similar 

properties are selling for.  Several “units of measure” such as square footage, acres, and animal units 

emerge when using this method depending on the type of property being appraised. 

 

The Cost Approach employs the principle of contribution and is an estimation of the value of the 

property as if vacant, then adding the current costs of reproducing the improvements, less all forms of 

current depreciation.  Vacant land sales are the most persuasive indicators of land value and individual, 

component values are assigned to each type and class of land as derived from the current market.  

Building residual values reflect the rates of contribution and depreciation applicable to improvements in 

a given market.  Reproduction cost values used in this analysis are derived from the Marshall and Swift 

Valuation Service.  These published costs are periodically checked against actual local construction 

costs for accuracy.  Physical depreciation of the improvements is based on the age-life method for 

incurable items.  Depreciation for curable items is based on estimates of the cost to cure such curable 

items.  Land valuation is derived from a component analysis of the selected market data where 

individual component values are assigned to each type and class of land as derived from the market.  

Values assigned are based on market data of pure, one-component sales and suggested trends and ratios 

between the land classes. 

 

The Income Approach in rural appraisals is based on the principle of anticipation and is a value 

indication of a property based on its anticipated ability to generate income.  This method is employed by 

processing the anticipated net income of the subject property with a capitalization rate determined from 

the market.  The division of the comparable sale property’s net income by its sale price will yield a 

capitalization rate that is reflective of the overall rate of return for that specific property.  This analysis 

of the comparable sales will provide a range of value of the rates of return that are occurring in the 

present market.  From this range, a probable rate of return can then be applied to the subject property’s 

estimated net income to predict a probable market value. The reader should realize that these cap rates 

and rates of return may appear to be low as compared to alternative investments; however, it appears to 

be acceptable due to the anticipated appreciation in land values and tax advantages from depreciation of 

improvements.  It also indicates that buyers are investing in agricultural lands without expecting them to 

cash flow. 
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E. Appraisal Approach(s) 

 

There are three primary methods of estimating a property’s market value; the income approach, the cost 

approach, and the sales comparison approach.  The income approach is typically employed when 

estimating market value of income producing properties such as larger agricultural units and/or 

commercial properties. When researching this market and interviewing market participants, it is 

apparent that the income resource of similar properties is a secondary (at best) consideration and the 

land is commonly viewed for residential or investment and appreciation rather than its immediate 

income potential since many times these ranch properties are operated at reduced levels of carrying 

capacity in order to enhance the wildlife and recreational features of the property.  These factors 

complicate the application of the income approach and lead me to conclude it is of limited use in this 

assignment and thus is not incorporated herein.  The cost is typically used when appraising structurally 

improved properties with large/new buildings and those with differing land classes.  As indicated, the 

subject property consists of one primary land class and is improved with an old, modest, seasonal cabin 

and an old barn that contribute minimally to the property.  Thus, the cost approach will not be utilized in 

this assignment.  The sales comparison approach is deemed the most applicable method of estimating 

value and is employed in the following pages of this appraisal.   

 

 

 F. Sales Comparison Approach   

 

The Sales Comparison Approach estimates the value of a property by a direct comparison of the subject 

property to sales of similar properties on a single, overall unit of measure.  In applying this approach, the 

appraiser employs the principle of substitution: a prudent buyer is assumed to not be willing to pay more 

for a property than it would cost him or her to buy another property with equally desirable 

characteristics.  Conversely, a seller will sell his property for no less than what similar properties are 

selling for.  Several “units of measure” such as square footage, acres, and animal units emerge when 

using this method depending on the type of property being appraised.  For this assignment, my market 

research suggests that the most applicable comparative measure of value is the overall sale price per 

deeded acre.  This unit of measure is derived at by dividing the total unimproved sale price by the total 

number of deeded acres in the comparable sale property.   

 

As discussed earlier, the overall researched market area was deemed to be southwestern Montana with a 

focus on Beaverhead County and its adjoining counties in Montana (Madison, Deer Lodge, Gallatin) and 

Idaho (Fremont & Clark).  More than 50 sales occurring since 2014 were reviewed and screened for 

comparison to the subject property.  The area around the Centennial Valley is rather tightly held with 

sales like the subject property occurring infrequently.  Of the 50+ sales screened and reviewed, there 

were 14 sale properties considered most similar to the subject property that are outlined in the chart 

below.   
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Centennial Valley Comparable Sales  

 

 

 

                                                         MARKET DATA 
                                                                         Time – adjusted Sales  

                                                    

                                                                                                              Unimproved Land 

                                                                   NFR                                        Sale Price       

                           Sale        Date               Sale ID         Size-acres             $ / acre                      Comment               

                    ------------------------------------------------------------------------------------------------------------------------------ 

 #1 8/22 5477 317 $3,787  

 2 9/21 5199 155 4,197 

 3 8/21 5384 448 6,250 

 4 7/21 5354 199 8,648 

 5 2/21 5114 139 2,262 

 6 2/21 5077 334 3,764 Cons Easement 

 7 11/20 5070 120 3,206  

 8 8/19 4784 58 6,145 Centennial Valley 

 9 7/19 4760 724 4,764 Cons Easement 

 10 11/17 4313 1,436 5,430 Centennial Valley 

 11 4/17 4152 296 13,150 CE – Centennial Valley 

 12 4/17 4159 400 9,244 CE – Centennial Valley 

 13 3/17 4515 157 3,352 Cons Easement 

 14 12/16 4069 188 8,762 CE – Centennial Valley  

    -------- ---------- 

   Ave 355 $5,950  
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The 14 sale indicators shown above are those deemed most similar to the subject in terms of size, 

physical features, proximity to the subject, and market appeal.  These 14 sales range in size from 58 to 

1,434 acres and reflect time-adjusted sale prices ranging from $2,262 to $13,150 per acre with the 

overall average price calculated at $5,950 per acre.  If one were to disregard the highest ($13,510/ acre) 

and lowest ($2,262 / acre) sale indicators as being outliers not representative of the general market, the 

range in sale price is narrowed to $3,206 to $9,244 per acre with the average of the 12 sales then 

calculated at $5,628 per acre.   

 

The sale properties illustrated above are a mixture of properties encumbered by existing conservation 

easements and properties without conservation easements.  Those 6 sale properties encumbered by 

conservation easement reflect unimproved sale prices of $3,342 to $13,510 per acre with their average at 

$7,231 per acre which is higher than the average of the overall dataset.  The conservation easements on 

these six properties are similar to that of the subject property as they generally allow continued 

agricultural and recreational uses but prohibit further subdivision and allow only limited residential use.  

This data, along with additional conservation easement data maintained by New Frontier Ranches, 

suggests that if a conservation easement-encumbered property sells with the existing right to divide the 

property and/or the right to one or more residential dwellings on the property, that property does not 

reflect any significant discount, or diminution, in value and will generally sell at, or near, par with 

similar unencumbered properties.   

 

Of the 14 sales, 5 sale properties are from the immediate Centennial Valley reflecting time-adjusted 

unimproved sale prices of $5,430 to $13,510 per acre (average $8,618 /acre).  Disregarding the high 

indicator (Sale 4152) results in an average price of $7,395 per acre, which again, is higher than the 

overall dataset.  The Centennial Valley is a rather tightly held, high amenity area with relatively few 

properties ever becoming available on the open market which results in sale prices commonly equal to, 

or higher than surrounding areas.  Three of the five Centennial Valley sales are encumbered by 

conservation easements which suggests that the conservation easements on these properties did not have 

any measurable effect on value.   

 

A further analysis of the 14 sale indicators led me to the selection of 7 sale properties that are deemed 

most representative of the subject property and the current local market with 5 of the 7 properties (Sales 

5077, 4760, 4159, 4515, and 4069) being encumbered by conservation easements like the subject.  

Although Sale 4152 is located in the Centennial Valley it was determined to be an outlier not supported 

by the overall market and will not be analyzed further.  
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                                   MARKET DATA – Taft Property  
 

 
Sale   #2 #6 #9 #10 #12 #13 #14 

------------------------------------------------------------------------------------------------------------------------------------------------------------ 

NFR Sale ID Subject 5199 5077 4760 4313 4159 4515 4069 

Sale Date 9/22 9/21 2/21 7/19 11/17 4/17 3/17 12/16 

Size (ac) 160 155 334 724 1,436 400 157 188 

Building contribution $45,000 0 0 0 $1,730,000 $600,000 $30,000 $470,000 

Personal property 0 0 0 0 0 $200,000 0 0 

------------------------------------------------------------------------------------------------------------------------------------------------------------ 

Overall Sale Price per acre:  $3,787 $4,197 $4,008 $5,205 $8,500 $2,542 $8,511   

   

 

Comparability Factors / Features Adjustments  ($ per acre): 

 

Rights conveyed  - - - - - - -   

Financing / terms  - - - - - - - 

Conditions of sale  - - - - - - - 

Time  - +199 +756 +1,860 +3,588 +1,097 +3,918 

Building contribution  +290 +135 +62 -1,173 -1,387 +95 -2,260  

Personal property contribution - - - - -500 - - 

 ------------------------------------------------------------------------------------------------------------------------------------------------------ 

 Adjusted value:   $4,077 $4,531 $4,826 $5,892 $10,201 $3,734 $10,169  

  

 

   

Comparability of Features:  

 

Location  E E E E E E E 

Size   E E Inf Inf+ E E E   

Access  E E E E E E E  

Land mix / productivity  E E E E E E E    

Water resources  E E E Sup Sup  E Sup   

Amenities / aesthetics  Inf E Sup E Sup Inf Sup 

Cons Easement terms  Sup   E E Sup E  E E   

  -----------------------------------------------------------------------------------------------------------------------------------------------------              

    

Overall Comparability to the Subject Property:    

 

   E E E E Sup Inf Sup  

     

   

Sup = Superior     Inf = Inferior   E = Equal or Similar   
 

 

 

The sales illustrated above reflect a value range from $4,077 to $10,201 per acre for the subject property 

after quantitative adjustments were made to the sales in order to make them appear to be as similar to the 

subject property as possible.  For those factors or features where no adjustment was made, these items 

are considered to be equal or similar overall to those of the subject property.  In this assignment, the 

only adjustments that could be measured on a distinct dollar-per-acre basis were for the differences in 

time/date of sale and contribution of buildings and leased grazing rights between the subject and the 

respective sales.    
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Pairing and analyzing the above sales data for factors and features such as location, size, access, water, 

and amenities did not reveal any specific dollar-per-acre differences that could be attributed to any 

single factor or feature.  This analysis and pairing did, however; reveal that a general comparative 

analysis could be made on an overall basis of comparison with ratings being: similar or equal, superior, 

and inferior.  The comparability factors and features analyzed herein are discussed below.   

 

When considering the above factors and features of each sale property in relation to those of the subject 

property, it revealed an overall comparability of the sales to the appraised property as shown below.   

 
 

                                                                                          Overall 

                        NFR Sale #     Adj Price / acre         Comparability   

                         --------------------------------------------------------------------------------------- 

 Sale 5199 $4,077 Equal or Similar 

 Sale 5077 $4,531 Equal or Similar 

 Sale 4760 $4,826 Equal or Similar 

 Sale 4313 $5,892 Equal or Similar 

 Sale 4159 $10,201 Superior 

 Sale 4515 $3,734 Inferior 

 Sale 4069 $10,169 Superior 

 

 

A ranking or bracketing of the sales data shows the following: 

 
 Inferior Sales Similar Sales Superior Sales 

 

  $3,734 $4,077 $10,169 

  $4,526 $10,201 

  $4,531  

  $5,892  

   

        

Summary and Conclusion:  After the appropriate adjustments were applied and the comparability factors 

considered, bracketing the sales data indicates that the value of the subject property should fall between 

$4,077 and $5,892 per acre.  Of the four similar sale indicators, Sale 4313 is deemed most similar in 

terms of location, physical features, and market appeal as it nearly adjoins the subject property as it is 

only about ½ mile east of the subject property in the Centennial Valley.  When considering all four 

Similar Sale indicators, with most weight given to Sale 4313 ($5,892 per acre) I believe that the sales 

comparison approach as applied herein suggests a value conclusion of $5,800 per acre for the Taft 

Property.  This results in a value of $928,000.00 for the appraised property as shown below.   

 

160 deeded acres  @  $5,800 / acre  =  $928,000.00  
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 G. Jones Cemetery  

 

As discussed herein, there is a small cemetery located on the subject property.  Identified as the Jones 

Cemetery, it is located along the South Valley Road in NESE Section 29 near the Taft cabin.  It covers 

.38 acres and includes a right of way easement from the South Valley Road across the Taft Property to 

the cemetery.  Research into this suggested that cemeteries like the Jones Cemetery are commonly found 

in rural areas like the subject.  While it occupies a small amount of land owned by Taft, there is no 

empirical market data available to suggest that it would negatively impact the value of the Taft Property.   

 

 

 H. Right of First Refusal   

 

As noted earlier, the Taft Property is subject to a Right of First Refusal to purchase the subject property 

granted by John Taft to Huntsman Ranch Co on 7/25/1995.  It states that Huntsman shall have the Right 

of First Refusal to purchase the property in the event of a bona fide offer that Taft or his successors may 

receive at the same price and terms of the bona fide offer for a period of 20 years and 11 months after 

the date of death of the last to die of either Bill G. or Evan W. Huntsman.  Huntsman is then granted 30 

days upon notification of the offer to accept or reject said right of first refusal.  For full details, please 

refer to a copy of Document 222605 recorded in Book 280, Pages 436-439 that is placed in the Addenda 

of this report.  At the time of this writing, it is believed that Evan Huntsman passed away in January 

2021 and Bill Huntsman remains alive, so this right of refusal appears to remain in effect.   

 

The Right of First Refusal creates a cloud on a property’s title and while brokers and appraisers agree 

that it is a hurdle in the sale and commonly hampers marketing of a property, extensive market research 

revealed no documented evidence that the Right of First Refusal has a negative effect on the property’s 

ultimate market value.    

 

 

 I. Conservation Easement  

 

As discussed throughout, the Taft Property is encumbered by a Deed of Conservation Easement placed 

on the property in 2019 which dictates its present and future use.  Its existence and effect on value was 

considered within the valuation section of this appraisal as the sales comparison approach utilized sales 

of both encumbered and unencumbered sales.  Specifically, the conservation easement on the Taft 

Property allows for continued agricultural and recreational use of the property and it allows for its 

current residential use.  It allows for the construction of two new residences on the property but prohibits 

future subdivision of the property.  Market data from across Montana and Wyoming suggests that if a 

conservation easement-encumbered property retains the rights to some residential construction and use 

and/or rights to divide the property, it will compete in its market at, or close to, par with similar 

unencumbered properties. This was demonstrated within the sales comparison analysis prepared herein.   
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J. Reconciliation and Value Conclusion  

 

I considered the three traditional methods of estimating the market value of the subject property.  The 

income approach was determined to be invalid in this assignment and the cost approach was not 

applicable since the subject property consists of one primary land class and is improved with an old, 

modest, seasonal cabin and an old barn that contribute minimally to the property.  The sales comparison 

approach was the only meaningful method of estimating value and was conducted herein with its 

concluded value reiterated below.  

 

 

 Sales Comparison Approach: $928,000.00 

  

 

There was a sufficient amount of good quality, recent sales data available in this assignment as the sale 

properties were located in the immediate and surrounding market area and possessed features and 

characteristics generally similar to those of the appraised property.  These sales were utilized within the 

sales comparison approach to value and lends good support to the concluded value.  The effect on value 

of a small cemetery, a right of first refusal, and the conservation easement were considered within the 

sales comparison approach.   

 

Therefore, in the final analysis, I conclude that as of September 8, 2022, the market value of the subject 

property appraised herein was $928,000.00.  

    

 

Final Value Conclusion:  $928,000.00 

 

 

The above-concluded value considers the surface fee ownership rights of the real property subject to a 

conservation easement and a right of first refusal in its “as is” condition and is in terms of cash.  The 

appraised value is based on an exposure and marketing time of six to twelve months.    
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LIMITING CONDITIONS 

 

CONTINGENT AND LIMITING CONDITIONS:  The certification of the Appraiser appearing in the appraisal report 
is subject to the following conditions and to such other specific and limiting conditions as are set forth by the 
Appraiser in the report. 
 
 1.  The Appraiser assumes no responsibility for matters of legal nature affecting the property appraised or 
the title thereto, nor does the Appraiser render any opinion as to the title, which is assumed to be good and 
marketable.  The property is appraised as though under responsible ownership. 
 
 2.  Any sketch or map displayed in the report may show approximate property boundaries and 
dimensions and is included to assist the reader in visualizing the property.  The Appraiser has made no survey of 
the property. 
 
 3.  The contract for appraisal, consultation, or analytical services is fulfilled upon completion of the report 
and the total fee is due and payable upon completion and delivery of the report.  The Appraiser is not required to 
give testimony or appear in court, nor engage in post appraisal consultation with third parties because of having 
made the appraisal except under separate arrangement and at an additional fee.  If testimony or deposition is 
required because of subpoena, the client shall be responsible for any additional time, fees, and charges 
regardless of the issuing party.   
 
 4.  Any distribution of the valuation in the report between land and improvements applies only under the 
existing program of utilization.  The separate valuations for land and buildings must not be used in conjunction 
with any other appraisal and are invalid if so used. 
 
 5.  The Appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, or 
structures, which would render it more or less valuable.  The Appraiser assumes no responsibility for such 
conditions, or for engineering which might be required to discover such factors. 
 
 6.  Information, estimates, and opinions furnished to the Appraiser, 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 to the Appraiser can be assumed by the Appraiser. 
 
 7.  Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations of the 
professional appraisal organizations with which the Appraiser is affiliated.  The appraiser will not divulge the 
material contents of this report, the analytical findings or conclusions, or provide copies to anyone other than the 
client or his designees.  This report may be subject to confidential peer review for Standards and Ethics 
compliance. 
 
 8.  Neither all, nor any part of the content of the report, or copy thereof (including conclusions as to the 
property value, the identity of the Appraiser, professional designations, reference to any professional appraisal 
organizations, or the firm with which the Appraiser is connected), shall be used for any purposes by anyone but 
the client specified in the report, the mortgagee or its successors and assigns, mortgage insurers, consultants, 
professional appraisal organizations, any state or federally approved financial institution, any department, agency, 
or instrumentality of the United States or any state or the District of Columbia, without the previous written 
consent of the Appraiser; nor shall it be conveyed by anyone to the public through advertising, public relations, 
news, sales, or the other media, without the written consent and approval of the Appraiser. 

 
 9.  On all appraisals, subject to satisfactory completion, repairs or alterations, the appraisal report and 
value conclusion are contingent upon completion of the improvements in a workmanlike manner.   
 
 10.  The Appraiser does not in any way warrant or represent that the property may or may not be 
insurable and assumes no responsibility for determining such conditions. 
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   11.  This appraisal is meant to conform to the Uniform Standards of Professional Appraisal Practice 
(USPAP) adopted by the Appraisal Standards Board of The Appraisal Foundation.  The appraisal conducted 
herein is presented herein as a narrative Appraisal Report.  This appraisal is also intended to serve as a Qualified 
Appraisal pursuant to IRS guidelines for income tax purposes in a manner consistent with the substance and 
principles of the Uniform Standards of Professional Appraisal Practice (USPAP).   

 
 12.  The appraiser's compensation is not contingent upon the reporting of a pre-determined value or 
direction in value that favors the cause of the client, the amount of the value estimate, the attainment of a 
stipulated result, or the occurrence of a subsequent event. 
 
 13.  This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or 
the approval of a loan. 
 
 
 
ENVIRONMENTAL DISCLAIMER:  The value estimated is based on the assumption that the property is not 
negatively affected by the existence of hazardous substances or detrimental environmental conditions unless 
otherwise stated in this report.  The appraiser is not an expert in the identification of hazardous substances or 
detrimental conditions.  The appraiser's routine inspection of and inquiries about the subject property did not 
develop any information that indicated any apparent significant hazardous substances or environmental 
conditions that would affect the property negatively unless otherwise stated in this report.  It is possible that tests 
and inspections by a qualified hazardous substance and environmental expert would affect the property 
negatively.  It is possible that tests and inspections made by a qualified expert would reveal the existence of 
hazardous substances or detrimental environmental conditions on or around the subject property that would 
negatively affect its value.  
 
 
ACCEPTANCE OF, OR USE OF, THIS APPRAISAL REPORT BY THE CLIENT OR ANY OTHER PARTY 
CONSTITUTES ACCEPTANCE OF THE ABOVE CONDITIONS.  
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