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Appraisal of Lots 34-1A, 3A-4 & 3A-5, Popelka Commerce Center Subdivision,
in Billings, Montana.

Dear Mr. Zeier:

Pursuant to your request, I have prepared an appraisal of the above described property.
The purpose of this appraisal is to estimate the market value of the encumbered surface
rights of the fee interest. I have personally inspected the site valued in this report. I certiff
that I have no personal interest, present or contemplated, in the subject property and that
this appraisal represents my opinion of the market value of the subject property.

As a result of my investigation, the final estimated "As Is" market value of the
encumbered surface rights of the fee interest of the Subject property, as of the date of last
inspection, May 3,2018, is: $890,000.

Sincerely,

THOMAS APPRAISAL SERVICES, INC

,M r1J

By: David C. Thomas, MAI
Montana Certified General Appraiser #416

Enclosure: Appraisal Report

175 N.27th Street, Suite 1220 . Billings, MT 59101 . Dave : 406969-1504 . Barbara:406969-1503
- www.thomasappraisalmt.com
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Q

This letter must remain attached to the report, which contains 42 pages plus related
exhibits, in order for the value opinion set forth to be considered valid. Further, this letter
of transmittal precedes the appraisal report further describing the property and containing
the reasoning and most pertinent data leading to the final value estimates. Your attention
is directed to the Assumptions and Limiting Conditions and Certification, which are
considered usual for this type of assignment and have been included within the text of
this report.
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Location:

Physical Address: TBD

Legal Description:

Tax ID Numbers: 3,A..1A:

3A-4:
3,A.-5:

Type of Property: Vacant land.

Site:

Summarv of Appraisal

The subject consists of three lots that are located along

Commerce Wuy, which is in southcentral Billings near King
Avenue East and South Billings Boulevard.

Lot 3A-lA, Block 1, of Amended Plat of Lots 3,A.-1 & 3A-3,
Block l, Popelka Commerce Center Subdivision,2nd Filing,
in the City of Billings, Yellowstone County, Montana under

Doc. #3766027, and Lots 3A-4 and 3A-5, Block 1, Popelka

Commerce Center Subdivisioa, 2nd Filing, in the City of
Billings" Yellowstone County, Montana under Doc.

#3766524.

A31139

A35426

A35427

The three lots that comprise the subject property have a gross

area of 10.137 acres (441,568 sf). After subtracting out access

easements for Commerce Way, trail easements, and Suburban

Ditch easements, the net developable area equates to 7.871

acres (342,869 sf). The individual lot sizes are as follows:

Gross Net

Lot 3A-1A: 159,671 sf 133,829 sf
Lot 3A-4: 196,029 154,208

Lot 3A-5: 85,868 54,832

All three lots have the EGC - Entryway General Commercial
Zoning classification. These lots are currently vacant. It will
be the owner/developers responsibility to buildout Commerce

Way along its frontage with these lots and also to extend city
water and sewer lines the length of Commerce Way.

ll



Highest and Best Use: Development with a commercial use that does not require

frontage along an arterial roadway but still needs to be close

to arterial roadways.

Final "As Is" Market Value: $ 890,000 ($2.60/sf - net area)

Date of t'As Is" Value: May 3, 2018

Date of Report: June 16,2018

Estimated Marketing Period : 6 to 12 Months

ii(a)



CLIENT: Mr. Steve Zeier

SBURA Authorized Representative

Tl2 4h Avenue North

Billings, Montana 59101

APPRAISER: David C. Thomas, MAI,

Thomas Appraisal Services, Inc.

175 North 27ft Street, Suite 1220

Billings, Montana 59101

(406) 96e-rs04

SUBJECT: Appraisal of Lots 3A-1A, 3A-4 & 3A-5, Popelka Commerce Center

Subdivision, in Billings, Yellowstone County, Montana.

INTRODUCTION:

This Appraisal Report is in a format similar to what formally was referred to as a

summary report. As such, it presents only summary discussions of the data, reasoning,

and analyses that were used in the appraisal process to develop the appraisers' opinion of

value. Supporting documentation concerning the data, reasoning, and analyses is retained

in the appraisers' file. The depth of discussion contained in this report is specific to the

needs of the client and for the intended use stated below. The appraiser is not responsible

for unauthorized use of this report.

Thomas Appraisal Services, Inc.
Lots 3A-1A, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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PURPOSE OF THE APPRAISAL:

The purpose of this appraisal is to provide the appraisers' best estimate of the market

value of the subject real property as of the effective date. Market value is defined by the

federal financial institutions regulatory agencies as follows:

Market value means the most probable price which a property should bring in a

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

and seller each acting prudently and knowledgeably, and assuming the price is not

affected by undue stimulus. Implicit in this definition is the consummation of a

sale as of a specified date and the passing of title from seller to buyer under

conditions whereby:

(l)
(2)

(3)

(4)

buyer and seller are typically motivated;

both parties are well informed or well advised, and acting in what they

consider their own best interests;

a reasonable time is allowed for exposure in the open market;

payment is made in terms of cash in U.S. dollars or in terms of financial

arrangements comparable thereto; and

the price represents the normal consideration for the property sold

unaffected by special or creative financing or sales concessions granted by

anyone associated with the sale.

(s)

(Source: Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-

Appraisals, 3 4.42 Definitions tfl .)

Thomas Appraisal Services, Inc.
Lots 3^A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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INTENDED USE: The intended use of this appraisal is to assist the South

Billings Urban Renewal Association in establishing

the market value of the subject property for a pending

purchase of the subject property.

INTENDED USERS: This appraisal report is prepared for the sole and

exclusive use of the appraiser's client: South Billings

Urban Renewal Association. Additional intended users

include the City of Billings and Robert Popelka, who

is the current owner of the subject property. No

unnamed third panies are authorized to rely upon this

report without the express written consent of the

appraiser.

INTEREST VALUED: The encumbered surface rights of the fee interest in the

above described real estate. Accordingly, this interest

is less than the largely theoretical "fee simple" interest

defined below:

Fee Simple Estate: Absolute ownership unencumbered by any other interest or

estate, subject only to the limitations imposed by the governmental powers of

taxation, eminent domain, police power, and escheat.

The Dictionary of Real Estate Appraisal. 4th Edition: Appraisol Institute, 2002, p.

I 13.

EFFECTIVE DATE OF "AS IS" VALUE: May 3,2018

DATE OF REPORT: June 16,2018

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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APPRAISAL DEVELOPMENT AND REPORTING PROCESS

In preparing this appraisal, the appraiser:

Inspected the subject site on May 3, 2018

Gathered information on comparable land sales and interviewed numerous local

real estate Brokers and investors as to land values in the subject neighborhood.

Contacted the City of Billings Public Works Department as to the required

infrastructure for Popelka Commerce Center Subdivisiot,2'd Filing.

Confirmed and analyzed the data and applied the Sales Comparison Approach to

value.

The Cost Approach and the Income Approach have not been developed in this analysis.

Neither approach is commonly used in the appraisal of vacant land. The majority of my

peers would not use these two approaches in the valuation of the subject property. All

information necessary to present an appraisal that is not misleading to the intended user is

contained in this report. Supporting documentation is contained in the appraisers' file.

Thomas Appraisal Services, Inc.
Lots 3,A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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GENERAL AREA ANALYSIS

The City of Billings, county seat of Yellowstone County, is located in the south central

portion of Montana. More specifically, it is situated midway between Seattle, Washinglon

and Minneapolis, Minnesota and approximately 550 miles northwest of Denver,

Colorado. Billings is the largest city in Montana with a 2015 population estimate of

110,263 persons. This represents an increase of 8.2o/o over the 2010 census count of

101,876 persons. U.S. Census figures indicated that the 2015 population of Yellowstone

County was 157,048, which represents an increase of 9.9o/o over the 2010 census count of

142,348 persons.

The City's economy is generally characterized as diverse. The Billings trade area

includes 25 Montana counties and eight Wyoming counties and is considered one of the

largest geographical trade areas in the nation. As such, the City serves as a major

wholesale and retail trade center. Agriculture has also been a traditionally strong part of

the Billings economy. Billings has the second largest livestock auction market in the

nation and has always served as an important center for the growing and selling of such

crops as wheat, barley, sugar beets, corn and oats.

The Billings medical community consists of two major hospitals, several group practices,

surgical groups, the Northern Rockies Regional Cancer Treatment Center and the South

Central Montana Regional Mental Health Center. These facilities contribute to making

Billings the largest major medical center between Spokane and Minneapolis and north of

Denver. Tourism and recreation also play an important role in Montana's economy.

Billings' proximity to Yellowstone National Park, numerous ski resorts, and excellent

hunting, fishing, camping and hiking opportunities make it a likely stop over point for the

vacationer in this area.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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In summary, the City of Billings is a viable metropolitat area with a diverse economy

and a history of healthy, sustained growth. The growing viability of the community as a

retail and wholesale trade center, the continued growth in the local medical community,

and ever increasing levels of tourism all contributed to predictions by the University of

Montana's Bureau of Business and Economic Research that Billings and Yellowstone

County will likely be among the leaders in the state in population and economic growth

over the next decade.

Thomas Appraisal Services, Inc.
Lots 3A-1A, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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NEIGHBORHOOD ANALYSIS

The subject is located immediately north and west of the northwest corner of King

Avenue East and South Billings Boulevard, in Billings, Montana. For the purposes of this

analysis, the subject neighborhood is considered to be that area bounded by Interstate 90

to the south, Orchard Lane to the east, and Laurel Road to the north and west. This area is

a mixture of retail. office, industrial, residential, and public uses.

The primary roadways in the neighborhood are considered to be King Avenue East and

South Billings Boulevard. King Avenue East is an east-west arterial that travels through

the center of the neighborhood. It provides access to the neighborhood from the

commercial areas to the west and the residential areas to the east. South Billings

Boulevard provides direct access to Interstate 90 and the areas south of the interstate and

is a primary north-south arterial in south-central Billings. Laurel Road is a primary

arterial linking downtown Billings to south and southwest Billings. Of these three

roadways, Laurel Road has the highest traffic counts of around 18,000 to 20,000 vehicles

per day (vpd); King Avenue East is second with around 10,000 vpd; and South Billings

Boulevard is third with around 8,700 vpd.

The neighborhood is best described as being in the growth stage of its life cycle. The

completion of the reconstruction of King Avenue East in 2002 is considered to be the

catalyst that has sparked the growth in the immediate area. Numerous hotel/motel

properties have been developed at the South Billings Boulevard/I9O interchange along

with fast food restaurants such as McDonalds, Burger King, and Dairy Queen. Southgate

Drive has been developed with motels, restaurants, and casinos.

The western third of the neighborhood is developed almost entirely with light industrial

properties that need easy access to Interstate 90. The northern third of the neighborhood

is developed with older residential housing, while the center of the neighborhood is

Thomas Appraisal Services. Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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developed with Amend Park. which is a city owned and maintained park that has

numerous soccer fields and other recreational areas that is used throughout the year. The

eastern portions of the neighborhood (east of South Billings Boulevard and north of King

Avenue East) is mostly older residential housing.

The two primary commercial developments east of South Billings Boulevard are

Cabela's and Sam's Club. Cabela's has struggled at this location and the anticipated infill

development that is generally associated with this retailer has not materialized. The pad

sites adjacent to Cabela's remain vacant and available for purchase a full 10 years after

Cabela's was constructed in 2008.

In summary, the subject neighborhood is a mixture of commercial, industrial, and

residential development. The commercial, industrial, and public uses are for the most part

newer while the residential areas are older and well established. There still remains

patches of vacant land toward the south end of the neighborhood, which has been slow to

develop, which is counter to other high profile retail locations which have seen strong

growth over the past five years. This area is anticipated to see slow, steady growth into

the future.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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SITE ANALYSIS

The subject property consists of three separately identified lots located within the Popelka

Commerce Center Subdivision. These lots are contiguous, however, because they have

individual legal descriptions they are stand-alone parcels and need to be described

individually. In its "as is" condition, the subject property is a single undeveloped tract,

however, as per the Subdivision Improvement Agreement with the City of Billings for the

Plat of Popelka Commerce Center Subdivision, Second Filing, dated August, 2014,

Commerce Way is to be constructed upon development of these lots. Once Commerce

Way is constructed, each lot will have frontage along this street, which is a private drive.

A quick explanation as to why there are two sizes shown below: gross and net. Gross

acreage is the entire area of the site within the boundary lines. This includes all areas

under easement. be they utility, access, trail, etc. The net acreage excludes the three

following areas: access easements, trail easements, and ditch easements. I have concluded

that these areas are undevelopable. They cannot be used as parking lot, storm water

retention, building site, etc. Almost all properties have utility easements, therefore, these

areas have been included in net developable acreage. These parameters have also been

followed in determining the price per square foot for the comparable sales.

The following information is based on my physical inspection of the property on May 3,

2018, as well as information taken from public records and conversations/interviews with

public officials.

Location This lot is located at the southwest corner of Southgate Drive and

Commerce Way, in Billings, Montana. The south boundary line of this lot

is approximately 130' north of King Avenue East.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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Address: To Be Determined

Tax ID #: ,A.31139

Legal Desc

Shape:

Frontages: 790'+ along Commerce Way

280'+ along Southgate Drive

Zoning:

Lot 3A-1A. Block l, of Amended Plat of Lots 3A-1 & 3A-3, Block 1,

Popelka Commerce Center Subdivision, Second Filing, in the City of

Billings, Yellowstone County, Montana, under Document #3766027.

3.666 acres : 159,67 I sf Gross Acreage

3.073 acres : 133,829 sf Net Acreage

As per the plat referenced above, the north, east and west boundary lines of

this parcel extend to the center of the streets that form these boundary lines

(Commerce Way & Southgate Drive). These easements (roadway and trail

only), amount to 25,842 square feet, therefore, the net acreage amounts to

133,829 square feet. The calculations used to arrive at 25,842 sf are as

follows, as taken from the above mentioned plat:

299.87' x20' : 5,997 sf (west boundary line)

300.26' x 35' : 10,509 (east boundary line)

466.79' x20' : 9.336 (north boundary line)

25,842 sf

Rectangular - please see the plat in the addenda that shows the shape of this

site along with the road and trail easements mentioned above.

EGC - Entryway General Commercial

The purpose of the entryway general commercial zone is to provide a

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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specialized classification for hotels, restaurants and other tourist-related

facilities near major highway interchanges.

Utilities: City water and sewer lines are currently located at the southwest corner and

the northeast corner of this lot, in Commerce Way. Natural gas, electricity.

telephone and fiber optic cable are readily available.

Access: This lot is accessed from Commerce Way via King Avenue East and South

Billings Boulevard, and also from Southgate Drive via King Avenue East.

Commerce Way has been extended northward from King Avenue East to

the southern edge of this lot and has also been extended westward from

South Billings Boulevard to the eastern edge of this lot. Southgate Drive is

developed along the entire eastern boundary of this lot. As per the SIA with

the City of Billings, it will be the owner/developers responsibility to

develop the 50% of Commerce Way that fronts this lot at the time of

development. Southgate Drive has been fully developed.

R.E. Taxes: Assessed Land Value: 5701,770 $4.39lsf

Assessed Building Value: 22^920

Total Assessed Value: 5724,690

2017 Taxes: $ 15,807 $0.10/sf

Of the total tax liability, $4,110 represents SID #1354 which is paid in full

in2017. As such, the last payment on this SID will be made in May, 2018.

The tax liability, therefore, is closer to $11,697, which equates to $0.073

psf.

Topography: This lot is flat and there are no distinguishing topographical features of

note. Vegetation consists of tame grasses and weeds.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4,3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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Adj. Land: The land adjacent to the south is developed with two fast food restaurants:

Popeye's Louisiana Kitchen and Taco Bell. The land across Southgate

Drive to the east is developed with the Ledgestone Hotel Billings. The land

adjacent to the west and north is undeveloped and consists of the other two

lots that are the subject of this report.

Flood Hazard: The subject is not located in an identified flood hazard area.

Lot 3A-4:

Location This lot is located along the west and north sides of Commerce Way,

adjacent to the north of Dairy Queen. A 30' wide 'ofinger" extends

southward to King Avenue East. For all intents and purposes, this lot is

approximately 160' north of King Avenue East.

Address: To Be Determined

Tax ID #: A35426

Legal Desc: Lot 3A-4, Popelka Commerce Center Subdivision, Second Filing, in the

City of Billings, Yellowstone County, Montana, under Document

#3713010.

Size: 4.50 acres : 196,029 sf Gross Acreage

3.45 acres : 154,208 sf Net Acreage

As per the plat referenced above, the east and south boundary lines of this

parcel extend to the center of Commerce Way (20' easement), which area is

not available for development. I have also taken out the new trail easement

Thomas Appraisal Services, Inc.
Lots 3,A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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along the south side of the property. Finally, I have also deducted the

easement area for Suburban Ditch. Suburban Ditch is not depicted on the

survey referenced above. My estimate is based on aerial photography and

measuring tools available via Google Maps. The total area of these

easements amounts to 41,821 square feet (19,921 sf Commerce Way & trail

- 21,900 sf Suburban Ditch), which leaves a net area of approximately

154,208 square feet. The calculations used to arrive at 41,821 sf are as

follows, as taken from the above mentioned plat, and Google Maps:

430.20'- 160.15' : 270.05'x 20.0' : 5,401 sf (east boundary line)

: 250 (est. size of corner)

270.07'x 20.0' : 5,401 (south boundary line)

730.0' x 30.0' : 2I,900 (estimated size of ditch)

300.31' - 30.0' : 270.31'x 15.0' : 4,055 (new trail easement)

160.15'x 30.06': 4.814 ("finger")

Total Area: : 41,821 sf

Note: the length of the ditch is based on measurements taken from Google

Maps using their "measure distance" tool.

"L" Shaped with a finger extending to King Avenue East - please see the

plat and aerial photograph in the addenda that shows the shape of this lot

along with the road and ditch easements mentioned above.

Shape:

Frontages: 660'+ along Commerce Way

30'+ along King Avenue East

Zoning EGC - Entryway General Commercial

The purpose of the entryway general commercial zone is to provide a

specialized classification for hotels, restaurents and other tourist-related

facilities near major highway interchanges.

Thomas Appraisal Services, Inc.
Lots 3A,-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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Utilities City water and sewer lines are currently located at the southeast corner of

this lot in Commerce Way. Natural gas, electricity, telephone and fiber

optic cable are readily available.

Access This lot is accessed from Commerce Way via King Avenue East, Southgate

Drive, and South Billings Boulevard. As per the SIA with the City of

Billings, it will be the owner/developers responsibility to develop the 50%

of Commerce Way that fronts this lot at the time of development.

R.E. Taxes: Assessed Land Value: $221,681 $1.13/sf

Assessed Building Value: 11.370

Total Assessed Value: $233,051

2017 Taxes: $ 20,069 $0.10/sf

Of the total tax liability, $9,956 represents SID #1354 which is paid in full

in 2017 . As such, the last payment on this SID will be made in May, 2018.

The tax liability, therefore, is closer to $10,113, which equates to $0.052

psf.

Topography: There lot slopes very gradually from west to east and north to south. As

with Lot 3A-1A, the only vegetation is improved grasses and weeds. The

distinguishing topographical feature on this lot is the Suburban Ditch,

which diagonals through this lot beginning near the southwest corner and

existing near the northeast corner. This ditch is not depicted on the Plat of

Popelka Commerce Center Subdivision - 2nd Filing, however, in the SIA

with the City of Billings, it specifically states that "the developer shall

coordinate with the ditch company to relocate the ditch or put it

underground if necessary." The aerial photograph in the addenda shows the

location of this ditch in relation to the property lines.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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Adj. Land: The land adjacent to the south is developed with a Dairy Queen fast food

restaurant. The land adjacent to the west and north is a city park commonly

known as Amend Park. The land adjacent to the east is undeveloped and

consists of the other two lots that are the subject of this report.

Flood Hazard: The subject is not located in an identified flood hazard area.

Lot 3A-5:

Location: This lot is located along the north side of Commerce Way. Similar to Lot

3A-4, a 60' wide "finger" extends eastward to South Billings Boulevard,

which is simply an extension of Commerce Way. For all intents and

purposes, the eastern boundary of this lot is located about 270' west of

South Billings Boulevard.

Address: To Be Determined

Tax ID #: A35427

Legal Desc: Lot 3A-5 of Plat of Popelka Commerce Center Subdivision, Second Filing,

in the City of Billings, Yellowstone County, Montana, under Document

#3713010.

Size 1.971 acres : 85,868 sf Gross Acreage

1.259 acres : 54,832 sf Net Acreage

As per the plat referenced above, a substantial portion of the south end of

this lot consists of Commerce Way right-of-way, which amounts to 28,936

square feet. Along the east boundary of this parcel is a 15' wide trail

Thomas Appraisal Services, Inc.
Lots 3,{-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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easement that amounts to 2,100 square feet of site area. After deducting

these easement areas, the net area equates to 54,832 square feet. The

calculations used to arrive at 25,842 sf are as follows, as taken from the

above mentioned plat:

395.04'x 60' : 23,702 sf (C. W. o'finger")

261.72' x20' : 5,234 (south boundary line)

140.0' x 15' : 2.100 (trail easement)

25,842'

Very Irregular - please see the plat in the addenda that shows the shape of

this lot along with the road and trail easements mentioned above.

Shape:

Zoning:

utiliries

Access:

EGC - Entryway General Commercial

The purpose of the entryway general commercial zone is to provide a

specialized classification for hotels, restaltrants and other tourist-related

facilities near major highway interchanges.

City water and sewer lines are currently located in Commerce Way at the

east end of this lot. Natural gas, electricity, telephone and fiber optic cable

are readily available.

This lot is accessed from Commerce Way via South Billings Boulevard,

Southgate Drive, and King Avenue East. Commerce Way has been

extended westward from South Billings Boulevard to Southgate Drive.

Southgate Drive has been extended northward to Commerce Way from

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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King Avenue West. As per the SIA with the City of Billings, it will be the

owner/developers responsibility to develop the 50o/o of Commerce Way that

fronts this lot at the time of development.

R.E. Taxes Assessed Land Value: $3 16,718 $ I . l3lsf

Assessed Building Value: 0

Total Assessed Value: $316,718

2017 Taxes: $ 11,749 $0.14lsf

Of the total tax liability, $4,472 represents SID #1354 which is paid in full

in 2017 . As such, the last payment on this SID will be made in May, 2018.

The tax liability, therefore, is closer to $7,277, which equates to $0.085 psf.

Topography: As with the other two lots, this lot is essentially flat. There are several

mature deciduous trees toward the northeast corner of the site. The

remaining vegetation is tame grasses and weeds.

Adj. Land The land adjacent to the south (west half of site) is undeveloped and is Lot

3A-1A of this report. The land adjacent to the south (east half of site) is

developed with the Ledgestone Billings Hotel. The land adjacent to the east

is developed with a light industrial use that is commonly known as Rocky

Mountain Auto Body. The land adjacent to the north is part of Amend Park.

The land adjacent to the west is undeveloped and is Lot 3A-4 of this report.

Flood Hazard: The subject is not located in an identified flood hazard area.
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Hazardous or Toxic Materials:

A visual inspection of these three sites did not reveal any unusual soil conditions or

hazardous waste materials that may be present on or under the site. I am not aware of a

Phase I Environmental Assessment that has been made of the site; therefore, I cannot

comment on actual soil conditions or the existence of hazardous wastes, if any, on/under

the site. I am not an expert in detecting hazardous materials that may be present on/under

the site, which materials may affect the value of the property.

The value estimate is predicated upon the assumption there is no such material on the

property. Any such environmental risk discovered at a later date may require a revised

estimate of value that may or may not be simply a reduction of the value by the estimated

cost to cure the environmental condition. Properties known to have environmental risk

may also carry a stigma in the marketplace that may or may not affect the value. If future

soil tests should reveal the existence of any unusual soil conditions or hazardous wastes,

we reserve the right to review and adjust this appraisal accordingly.
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PROPERTY OWNERSHIP

The subject property is under the ownership of Popelka Enterprises, LLC. The Popelka

family has owned this property for many years and was the developer of this subdivision

in 2004. There have been no transfers of ownership of these three lots over the past five

years.

The subject lots are listed for sale by Coldwell Banker Commercial of Billings. The

current list price for each lot is as follows:

Lot 3A-lA: $7.00 psf

Lot 3A-4: $3.25 psf

Lot 3A-5: $3.50 psf

Combined Price:

$1,117,697

$ 637,094

$ 300,538

$2,055,329 $4.65 psf

$5.99 psf

(gross)

(net)

Gross Acreage:

Net Acreage:

441,568 sf

342,869 sf

These lots have been available for purchase at this price since the subdivision was platted

in mid-2014. As per Blaine Poppler with CBC, there is occasional interest in these lots,

however, there have been no offers made on the lots individually, or as a group, at these

prices. At this price, it would be the responsibility of the seller to finish development of

Commerce Way through the remainder of the subdivision. The cost to finish construction

of Commerce Way improvements (water, sanitary sewer, storm drain and street

improvements) is estimated to be $627,694 (as provided by Sanderson Stewart dated

March 13, 2018 - copy contained in the addenda. This cost includes a l5oh contingency

fee and a20o/o administration fee (admin. fee is calculated on the l5%o contingency). This

equates to $1.83 psf ($627,694 I 342,869 sf : $1.83) when allocated over net developable
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acreage. When the estimated cost of completing these improvements is subtracted from

the asking price, the "as is" asking price equates to $4.16 psf ($5.99 - $1.83 : $4.16)

based on net acreage.

Additional costs also included in this estimate is the re-routing of Suburban Ditch,

estimated to be $88,939 (includes 15% contingency fee and 20o/o administration fee) and

the piping of Suburban Ditch, estimated to be $195,046 (same fees included).

There is currently a pending buy/sell agreement on all three lots by a single buyer. As per

the signed Letter of Intent dated February 15,2018, the buyer is South Billings Urban

Renewal Association and/or permitted assigns. The purchased price is $1,250,000 for all

three lots. This equates to $2.83 psf based on gross square footage ($1,250,000 I 441,568

: $2.83) and $3.65 psf based on net square footage ($1,250,000 1342,869 sf : S3.65). At

this agreed upon price, the buyer is purchasing the property in its "as is" condition. It will

be the responsibility of the buyer to finish out development of Commerce Way, extend

water and sewer lines under Commerce Way, and re-route/pipe Suburban Ditch, if that is

so desired.

Based on the final estimate of value arrived at in this report, I have concluded that the

pending sales price of $1,250,000 is 27.2Yo above market. This is discussed in the

Correlation Analysis and Final Value Estimate.
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HIGHEST AND BEST USE

In estimating the site's highest and best use, legal controls, such as zoning, must be

considered, along with investor attitudes and the financial feasibility of the alternative

uses. Major types of real estate uses, consisting of agricultural, residential, recreational,

industrial, commercial and public use, were considered. It is obvious that several of these

uses can be immediately eliminated due to zoning restrictions or unsuitability of the site

for such a use.

As just mentioned in the previous section, the subject has been listed for sale as three

separate lots since it was platted in 2014.It is my understanding that there have been no

offers made over this period of time on any of these lots. Several conclusions can be

drawn from the marketing history. The first and most obvious is that the asking price is

likely above market. If the property has not sold, and no offers made on any of the lots

over a period of about four years, the asking price is above market. The second take-away

is that the market hasn't been able to define or identiff what the ideal use of the property

is. This is understandable given that the lots have no frontage along an arterial roadway

and substantial infrastructure costs are necessary upon development.

I have identified five key issues that influence highest and best use. They are as follows:

zoning,location, size (gross vs. net), Suburban ditch, and infrastructure. Following is a

brief discussion of each issue and how it impacts highest and best use.

Zoning: The subject has the EGC zoning classification, which permits a fairly wide range

of commercial uses. This classification is generally given to land near an interstate

interchange. As stated in the definition, uses such as hotel/motel, restaurants, and tourist

related businesses are the ideal uses, simply given the proximity to the interchange. A
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fairly wide range of commercial uses are permitted under this classification and I have

concluded that zoning is not an issue impacting highest and best use. In other words,

almost all logical uses of the site would be permitted under this classification.

Location: The primary factor influencing the value of this property is its lack of frontage

along an arterial roadway, which translates into location. Simply put, the subject does not

have the exposure that is a key component in the siting of most retail properties,

especially hotel/motel and restaurants. The lots in this subdivision that front King Avenue

East and South Billings Boulevard have been developed with tourist related businesses: a

convenience store, a hotel, and three fast food restaurants. The subject parcels, due to

their lack of frontage have remained unsold and undeveloped.

It is interesting to note that Lot 3.A-lA has been listed for sale at $7.00 psf for about four

years. The listing Broker had envisioned this lot being developed with a hotel, similar to

the Ledgestone. In comparison, the lot that is now the location of My Place hotel sold in

late 2013 for $8.00 psf. This lot has excellent exposure from Interstate 90. Clearly hotel

developers do not consider Lot 3A-lA as being financially feasible for this use at $7.00

psf. During the development of this report, I spoke with a Broker who was pitching a lot

in the South Billings Town Center project to a hotel developer. The developer wanted to

look at other sites before making a decision but passes on Lot 3A-1A primarily because it

lacks frontage/expose. Simply put, the location does not lend itself to this use.

In short, the subject's location (lack of frontage) relegates it to a secondary commercial

use. One that does not need direct frontage but benefits from its proximity to an arterial

and other high traffic retail uses.

Size: Gross Versus Net Acreage: As mentioned in site description, Commerce Way is a

private street that has a perpetual access easement granted to the City of Billings. That

portion of each site that is encumbered by access easements, trail easements, and ditch
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easements, is not developable. While this does not necessarily impact use, most buyers

will be keenly aware of how much land is useable. In the case of the subject, the ratio of

useable to total is 0.78 to 1.0, which is quite low. This indirectly impacts value as the

owner pays taxes on this area indefinitely. From a utility standpoint, each lot has

sufficient useable area to meet the needs of a wide range of users/uses.

Suburban Ditch: Suburban Ditch is a major "scar" if you will on Lot 3A-4. It effectively

cuts this lot in half and leaves the area to the north very compromised. This portion of the

site is currently accessed via trail road that originates at Simpson Street to the north.

Other than crossing the ditch, there is no legal access to the area north of the ditch and no

culverts or bridges have been constructed on the ditch. As briefly mentioned in the site

description, the ditch can be either relocated and left open or relocated and buried/piped,

however, both options are very expensive. Based on the Sanderson Stewart quote, it

would cost $0.57 psf (net acreage over all three lots) to bury the ditch. This is feasible on

land that is worth $20.00 psf. It probably is not feasible on land that is worth $2.50 psf.

The bottom line is that Suburban Ditch negatively impacts the utility of the northwest

corner of the property. Given the amount of land available for development south of the

ditch, the demand for the area north of the ditch is very low. It will likely be used as

support area for any development south of the ditch.

Infrastructure: As stated in the SIA with the City of Billings, the developer is required to

extend water and sewer lines the length of Commerce Way and also to finish construction

of Commerce Way along its frontage with these lots. Based on the Sanderson Stewart

cost estimate, dated March 12,2018, these costs amount to $1.83 psf of net useable

acreage ($627,694 I 342,869: $1.83). Generally speaking, most lots are purchased with

all infrastructure in place. The buyer is acquiring a lot that is "shovel ready" so to speak.

All potential purchasers of the subject properry in its "as is" condition will have the

added burden of completing infrastructure.
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Although this does not preclude uses, it does impact value. All of the comparable sales

used in this analysis were "shovel ready" sites, therefore, an adjustment was necessary to

each sale to account for this expense.

Summary & Conclusion:

I have not been able to identiff a single highest and best use for these three lots. The lack

of frontage along an arterial roadway rules out uses such as hotel, fast food, convenience

store, and most retail. The fact that the property has been listed for sale for four years

with no offers being made is excellent support for this conclusion. Given the location,

these sites lend themselves to commercial uses that do not require frontage but still need

to be close to arterial roadways. Uses such as fitness centers, wholesalers, and light

industrial come to mind. Given the substantial "off-site" improvement costs yet to be

incurred, and the significant portion of the site that has limited utility, the value per

square foot will be significantly lower than a comparable site that is shovel ready.
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SALES COMPARISON APPROACH

The value of a property tends to be set by the cost of acquiring an equally desirable

substitute property. Therefore, in the Sales Comparison Approach market data obtained

from sales of properties with a reasonable degree of similarity to the subject property are

analyzed and adjusted to arrive at a value indication. The reliability and similarity of

comparable sales data tends to determine the reliability and accuracy of this approach.

Land Valuation

Four sales have been gathered that are considered relevant in the valuation of the subject

site. These sales differ from the subject in various ways, i.e. location, time of sale, and

physical characteristics. The dissimilarities are adjusted for by adding to the price of the

comparable when it is inferior to the subject, and conversely, subtracting from the price

of the comparable when it is superior to the subject. In practice it is very difficult to

isolate each factor and accurately assess the amount of adjustment required. In most areas

there is simply not sufficient data; thus, an appraiser must use subjective judgment in

analysis. When analyzing data, several generalities can be applied:

Value tends to increase per unit of comparison as the size of the parcel decreases

Value tends to increase with zoning density.

Value tends to increase as the distance to the main commercial center decreases.

Value tends to increase with amenities, such as views or desirable frontage.

Value tends to increase as site improvements increase.

Pertinent data concerning these sales are contained in the following chart. The subject is

listed on the left-hand side for comparison purposes.
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Eement:

Date of Sale:

Location:

Grantor:

Grantee:

H& B Use:

Sales Price:

Prop Rights

Flnancing:

Cond. Sale:

I\tlarket Cond.

Adjustment:

Adj. Price/SF:

Infrastructure:

Adjustment:

Adj. Price/SF:

[.ocation:

Adjustment:

Tnning:

Adjustment:

Size/Sq. FL:

Adjustment;

Net AdjusL:

Adj. Price/SF:

Fee Sirple

Cash to Seller

Typical

Current

NiA

None

Average

ECC

342,869

N/A

Fee Sinple

Cash to Seller

Typical

Similar

0

ss.64

Superior

-s1.83

s3.81

Superior

-25%

Similar

U/o

Similar

jyo

-25o/o

$2.86

Fee Sinple

Cash to Seller

Typical

Inferior

2U/o

$4.13

Superior

-$ 1.83

s2.30

Superior

-2U/o

Equal

ff/o

lnferior

3U/o

l0Yo

$2.53

Inferior

25%

s5.32

Superior

-$1.83

$3.49

Superior

-25%

Equal

U/o

Similar

Inferior

9U/o

$5.44

Superior

-$1.83

$3.61

izelSS

Price/S

LandSaleS Chart

Subiect Sale 1 Sale 2 Sale 3

-N/A 03-2017 ll-2016 09-2014

King Ave. East& SECLake Elmo Dr. King Ave. E, E of 
t 

"*':i!.Yr;t;
S. Billings Blvd. & Hansen [n. S. Bllgs. Blvd. Bou_levard

N/A Karen Boylan S. Billings Center H&EEquipment

N/A PK Properties Tekton Invest. Kevin Hintt

Comrrercial Conrnercial Cornnrercial Connnercial

Adjacent Adjacent Adjacent Adjacent

EGC CC EGC EqC

342,869 338,196 653,400 245,678

N/A $1,908,653 $2,250,000 $1,045,000

N/A Ss.64 $3.44 $4.2s

Sale 4

01-2013

NECKing Ave.
East & Calhoun

lane

Robert Medvec

Colt Conrn

Conrnercial

Adjacent

ECC

185,052

$530,000

$2.86

Fee Sinple Fee Silrple

Cash to Seller Cash to Seller

U/o

-25o/o

$2.62

U/o

-200h

$2.89
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The unit of comparison used in this analysis is price per square foot of net

useable/developable acreage. A complete analysis of each sale, along with a plat

map of each site, is located in the addenda.

Discussion of Sales

Sale I is located at the southeast corner of Lake Elmo Drive and Hansen Lane in the

Heights area of Billings. The south half of this site is adjacent to the west of

Albertsons. At the time of sale, the property was developed with six older homes

and numerous mature trees that were a mixture of cottonwood and Russian olive.

Immediately after purchase, the buyer razed the houses and removed the trees to

ready the site for redevelopment. This property consists of 13 legally described lots

that range in size from 6,500 sf to 3.631acres. The buyer has relisted the 100,000+

sf adjacent to Albertsons at $16.00 psf. The remainder of the parcel is being

developed with 88 townhomes.

The property has extensive frontage along both Lake Elmo Drive and Hansen Lane.

Lake Elmo Drive is classified as a "collector" street by the City of Billings and is

mostly used as a connector between Main Street and Wicks Lane. Hansen Lane is a

very lightly traveled street. Even though the property was developed with homes,

redevelopment of the site will require extension of city services from the property

line. The net useable area is slightly less than gross due to an access easement off of

Hansen Lane that extends southward to Albertson.

This sale is superior to the subject in infrastructure and location and similar in the

other elements of comparison.
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Sale 2 is located along the south side of King Avenue East, approximately 625' east

of South Billings Boulevard. This property is adjacent to the north and west of

Cabela's. At the time of purchase, these lots were fully developed with streets and

utilities and were "shovel ready". Also, all SID's had been paid by the seller. This

was a speculative investment and the buyer had no specific use identified at the time

of purchase. Cabela's has struggled at this location and marketing of these lots has

been slow. Two of the smaller lots that front King Avenue East are reportedly under

contract as of early Muy, 2018.

This property consists of nine legally identified lots that range in size from 34,245

sf to 3.894 acres. The site has 1,290 feet of frontage along King Avenue East and

about 850' of frontage along the west bound off-ramp of Interstate 90. City water

and sewer lines are available within the streets in the subdivision. The properties

adjacent to the west include a My Place Hotel and a Burger King restaurant. The net

developable area is about 1.6 acres smaller than gross due to the access and

sidewalk easements that reduce the developable area of some of the lots.

This sale is superior to the subject in infrastructure and location, inferior in size, and

equal in zoning.

Sale 3 is located along the south side of South Frontage Road, about 1/4s mile east

of South Billings Boulevard. This site is across I90 and slightly east of Sale 2.

Whereas Sales I and 2 have retail locationslhighest and best uses, this property has

a light industrial location/highest and best use. Subsequent to purchase the buyer

constructed a shop/ofhce building on a portion of the property for their use and sold

a portion of the site to a light industrial retailer (Tacoma Screw Products). The

property adjacent to the west is I State Truck Center while the property adjacent to

the south is Auto Auction of Montana.
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At the time of purchase, this site was shovel ready. City water and sewer lines were

available in South Frontage Road. It has about 1,275 feet of frontage along South

Frontage Road and also has excellent exposure to Interstate 90. This exposure

certainly creates value in this site. The gross acreage and the net acreage are the

same for this property.

This sale is superior to the subject in infrastructure and location and similar in the

other elements of comparison.

Sale 4 is located at the northeast corner of King Avenue East and Calhoun Lane,

which location is directly across King Avenue East from Sale 2. This property was

developed with tv,,o older homes at the time of purchase, one of which was

immediately razed. The other is occupied by the seller until the site is developed, as

per a condition of sale. City water and sewer lines are available in King Avenue

East and the gross and net acreage is the same.

The land adjacent to the east and north is developed with older single family

housing. The land across Calhoun Lane is also developed with single family

housing. This property has about 630 feet of frontage along King Avenue East and

about 264 feet of frontage along Calhoun Lane. Calhoun Lane is classified as a

"collector" street by the City of Billings.

I have concluded that this property is superior to the subject in infrastructure and

location and similar in the other elements of comparison.
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Transactional Adi ustments Considered/lVlade to Sales :

No adjustments were necessary to any of the sales for property rights conveyed, financing

terms, or conditions of sale. Several sales required adjustments for expenditures made

immediately after purchase, however, these adjustments are reflected in the sales price in

the chart (explained on sale write-up in addenda). Adjustments were made to Sales 2, 3

and 4 for market conditions. The support for this adjustment is as follows.

These sales occurred between January, 2013 and March, 2017 . I have given Sales 2, 3

and 4 positive adjustments for market conditions as land values have definitely

appreciated in these areas from the date of sale through early Muy, 2018.

Sale 4 occurred in January,2013, which was toward the end of the downturn in land

values as a result of the Great Recession. As of the date of this valuation, it would be

almost impossible to find land within the city limits. connected to city services, selling

for much less than $5.00 psf. Sale 4 (plus another 1.35 acres) is currently listed for sale at

$6.00 psf with no offers made at this price. Based on conversations I've had with the

listing Broker and others who are active in this area, I have given Sale 4 a 90%o

adjustment for market conditions, which places market value at $5.44 psf. As support,

Lots 4,A. and 5,A, in South Billings Town Center, which are directly across King Avenue

East from this parcel, are culrently under contract for $11.36 psf (0.98 acres) and $10.22

psf (0.79 acres), respectively. These are pad sites to Cabelas and should command much

higher values, however, they provide excellent support for a 90oh adjustment to this sale.
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Sales 2 and 3 have been given 20oh and 25o/o positive adjustments for market conditions,

respectively. Once again, these adjustments are based on conversations with Brokers who

are familiar with the area, and other sales retained in my files. No adjustment was made

to Sale 1 for market conditions. Although this sale is over one year old, the market value

has not changed materially over this period of time at this location.



Propertv Ad i ustments Considered/lVlade to Sales :

Infrastructure: The subject is being valued in its "as is" condition. As such, it will be the

responsibility of the buyer to extend water and sewer lines the length of Commerce Way,

and also finish construction of Commerce Way from where it currently terminates north

of King Avenue West and west of South Billings Boulevard. As discussed previously, the

estimated cost to complete these required improvements amounts to 51.83 psf when

allocated over net developable acreage.

None of the sales required infrastructure expenditures by the buyer after purchase. In

other words, all streets were in place and water and sewer lines were available at the curb.

In order to compare apples to apples, I have subtracted 51.83 psf from each of the

comparables to account for this expense at the subject property.

Location: All four sales have frontage along either a Principal Arterial (South Frontage

Road), Minor Arterial (King Avenue East), or Collector (Lake Elmo Road & Calhoun

Lane). The subject does not have frontage along a city street. Commerce Way is a

privately owned subdivision road and will be lightly traveled, primarily by people

needing to be at a property fronting this street. There would be liule debate by any

knowledgeable market participant that all four sales have a superior location to the

subject property.

Of the four comparables, Sales I and 3 are considered to have the superior locations. Sale

I has a good corner location in the Heights, adjacent to the west of Albertsons. This area

does not have the stigma that often times attaches to properties in "south" Billings, which

is where Sales 2 and 4 are located. Sale 3 is located along South Frontage Road

(technically in south Billings, however, Interstate 90 is the line of demarcation in terms of

stigma/value) and has excellent exposure and easy accessibility to Interstate 90. For these

reasons, Sales 1 and 3 require a larger adjustment than Sales 2 and 4. Based on
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conversations with Brokers, investors, and sales retained in my files, I have given Sales 1

and 3 a negative 25o/o adjtstment for location and Sales 2 and 4 a negative 20o/o

adjustment for location.

Zoning: The subject and Sales 2,3 and 4 all have the EGC zoning classification. Sale I

has the CC - Community Commercial classification. I have not made an adjustment to

Sale I for zoning. In this instance these classifications are considered to be comparable

and no adjustment is warranted.

Size: The unit of comparison used in this analysis is net developable area stated in square

feet. As discussed previously, the subject has a net developable area estimated to be

342,869 square feet, or 7.87 acres. Sales l, 3 and 4 have net areas of 7.76 acres, 5.64

acres, and 4.25 acres, respectively. The value per unit of comparison (acres, sq. ft.,

frontage, etc.) generally declines as the size increases, all other factors being equal. A

comparison of these three sales does not suggest an adjustment is warranted within this

size range.

Sale 2 has a net area of 15.0 acres, which is almost twice as large as the subject. A

comparison of Sales 1, 3 and 4 to Sale 2 does suggest that an adjustment for size is

warranted. After adjusting for location, the adjusted prices for Sales 1, 3 and 4 are $2.86.

$2.62 and $2.89 with an average of $2.79 psf. The adjusted price for Sale 2 is $1.84 psf.

This suggests the adjustment due to location is 34.1% ($0.95 I 52.79: 0.3405). Taking

into consideration that other lessor factors could be influencing this difference, I have

concluded to an adjustment of 30o/o to account for size to Sale 2.

Summarv of Adiustments - Conclusion of Value:

The adjusted prices for the sales range from $2.53 to $2.89 psf, which is a fairly tight

range. Primary consideration has been given to Sales 2, 3 and 4. These properties are all
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located near the Interstate 90/South Billings Boulevard interchange and are similar to the

subject in size. They required gross adjustments of 25o , 25oh and 20yo, respectively.

Sale I is located in the Heights, is almost twice the size of the subject, and required a

gross adjustment of 50o/o. Simply put, this sale has the least comparability to the subject.

Sales 2, 3 and 4 suggest the market value of the subject should range between $2.53 and

$2.89 psf. I have concluded to a value at the lower end of this range for the following two

primary reasons.

Suburban Ditch: The land to the north of the ditch has less value than the land south of

the ditch. Trying to allocate different values to these areas would be nothing more than

speculation with no supporting data. By reconciling at the lower end of the range, this

takes into consideration the limited utility the land north of the ditch has in relation to the

land south of the ditch.

Infrastructure: The fact that the buyer is tasked with installing the necessary infrastructure

is a negative in terms of marketability and ultimately valuation. By reconciling toward

the lower end of the range, this gives consideration to the time and energy required on the

buyers part to make these necessary improvements/expenditures. In a sense, it accounts

for entrepreneurial profit.

Based on the information presented in this report, I have concluded to a market value of

$2.60 per square foot of net developable acreage for the subject property. The market

value of the subject property is calculated as follows:

342,869 sf x $2.60 psf

Rounded to:

s891,459

$890,000

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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CORRELATION ANALYSIS

AND

FINAL VALUE ESTIMATE

The Sales Comparison Approach indicates the following value estimate for the subject

property:

COST APPROACH:

SALES COMPARISON APPROACH:

INCOME APPROACH:

Not Developed

$89o,ooo

Not Developed

The Sales Comparison Approach is well supported by market data. This is the approach

that almost all buyers and sellers of vacant land use when analyzing a property for

potential acquisition or disposition. The four sales used in this approach are considered to

provide excellent support for the final estimate of value. The strengths and weaknesses of

each sale was discussed previously and restating these attributes is not necessary. What is

productive is the comparison of the final estimate of value versus the agreed upon sales

price.

The contract sales price between Popelka Enterprises and SBURA is $1,250,000, or

$3.65 psf of net developable area. The asking price of the three lots, after subtracting for

street and utility improvements, equates to $1,427,635 ($2,055,329 - 5627,694:

$1,427,635), or $4.16 psf. The pending sales price represents a 12.3%o discount to asking

price (S4.t0 - $3.65: $0.51;$0.S1 / 54.16:.1226). My final estimate of value of $2.60

psf equates to a discount of 37.5Yo ($4.t0 - $2.60: $1.56; $1.56 l$4.16: .375) from the

askingprice and a 28.8o/o ($3.65 - $2.60: $1.05; $1.05 / $3.65:.288) discount fromthe

pending sales price. I am the first to admit that my estimate of value is significantly lower

than both asking price and pending sales price.

Thomas Appraisal Services, Inc.
Lots 3A.-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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I consider this value to be justified. What is very telling is that no offers have been made

on any of the parcels over the past four years (to the best of my knowledge) and the

asking price has remained the same over this time frame. This suggests that market value

is certainly more than l2.3Yo below asking price. If market value were only 123% below

market, there would have been offers made on these parcels.

Another factor supporting my estimate is supply. Land Sales 2 and 4 are both back on the

market available forpurchase. This represents just over 19 acres of shovel ready lots, all

having superior locations to the subject, available for purchase. The importance of supply

cannot be overstated. Any buyer looking to purchase land in this immediate area has

many options. In order to attract this buyer, the subject needs to be priced/valued

accordingly. An example is Sale 4. This 5.60 acres is available for purchase at $6.00 psf

and the listing Broker reports no offers at this price. Assuming this property sells for my

time adjusted value of $5.44 psf and subtracting the $1.83 psf in infrastructure costs

necessary to the subject lots, this equates to $3.61 psf. And, this lot has a much superior

location to the subject. It just doesn't make sense that a buyer would pay $3.65 psf for the

subject when this lot could be purchased for $3.61 psf.

In a nutshell, the subject has several major issues that have a negative impact on value.

The supply of land in the immediate area is high and demand is relatively low. Taken

together, it is my opinion the market value of the subject has to be substantially lower

than the values of similar sites available for sale in close proximity.

Thomas Appraisal Services, Inc.
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Based on the analysis of the data and information presented in this report, the final "As

Is" market value of the encumbered surface rights of the fee interest, as of the date of last

inspection, May 3,2018, is:

Eight Hundred Ninety Thousand Dollars

($890,000)

For the purposes of this analysis, a reasonable marketing period for the subject is

estimated to be 6 to 12 months. This marketing period is based on a review of sales

activity for similar types of property and assumes competitive pricing and competent

marketing procedures.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
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CERTIFICATION

I hereby certi$/ to the best of my knowledge and belief:

the statements of fact contained in this report are true and correct.
the reported analyses, opinions and conclusions are limited only by the
reported assumptions and limiting conditions, and are my personal,

impartial, and unbiased professional analyses, opinions and conclusions.
I have no present or prospective interest in the property that is the subject of
this report, and no personal interest with respect to the parties involved.
I have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment.
the engagement in this assignment was not contingent upon developing or
reporting predetermined results.
the compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that
favors the cause of the client, the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal.
the analyses, opinions and conclusions were developed, and this report has

been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice.
I have made a personal inspection of the property that is the subject of this
report.
no one provided significant real property appraisal assistance to the persons

signing this certification.
I have not appraised the subject property, nor supplied appraisal assistance

to anyone appraising the subject property, within the past three years.

I further certiff that the final estimated "As Is" market value of the encumbered surface
rights of the fee interest, as of the date of last inspection, May 3,2018, is: $890,000. This
appraisal was made in accordance with the Codes of Professional Ethics and the

Standards of Professional Practice of The Appraisal Institute. The use of this report is

subject to the requirements of The Appraisal Institute relating to review by their duly
authorized representatives. As of the date of this report, I have completed the continuing
education program for Designated Members of the Appraisal Institute.

THO APPRAISAL SERVICES, INC

C- lvr'Av

By: David C. Thomas, MAI
Montana Certified General Appraiser #416

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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QUALIFICATIONS/RESUME FOR DAVID C. THOMAS

Desienation & Professional Affiliations

Member (MAI) The Appraisal Institute
Montana Certified General Appraiser #416

Business Address

Thomas Appraisal Services, Inc.
175 North 27th Street, Suite 1220
Billings, MT 59101

Basin State Bank of Lewistown
CB Richard Ellis/l\4etec Due Diligence
City of Billings
Continental National Bank, Harlowton
Farm Credit Services
Fergus County Federal Credit Union
ABN AMRO
First Interstate Bank - Billings
First Bank of Lewistown
JP Realty Inc., Hialeah, Florida
Judith Basin County
Lewistown Airport Authority

406-969-1504
406-366-1159
davethomas @thomasapprai sal service s. com

Metropolitan Mortgage & Securities
Montana Dept. of Fish, Wildlife, Parks
Montana Dept. of Transportation
State of Montana, Compensation Ins. Fund
Stockman Bank of Montana
US Dept of Agriculture, Rural Development
US Dept. of Agriculture, NRCS
Western Security Bank
Wells Fargo Bank
Wells Fargo Bank Public Finance
Yellowstone Bank
Numerous private investors, attorneys, &

accountants.

Phone:
Cell:
E-Mail:

Emplovment Historv

Independent Fee Appraiser... Thomas Appraisal Services, Inc
Lewistown, MT...April 1993 to Present

Independent Contractor... Ferro Appraisal Services, Inc.
Great Falls, MT... April 1993 to December 1998

Independent Fee Appraiser... Pardue, Heide, Church, Smith and Waller of Brevard, Inc
Titusville, Florida... September 1991 to February 1993

Education

Bachelor of Science, May 1989
Arizona State University, Tempe, Arizona
Double Major: Finance and Real Estate

Partial Listine of Clients

Thomas Appraisal Services, lnc.
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June 16,2018

Page 38



Continuine Education Courses
2017 - Marketability Studies - Basic & Advanced Applications Appraisal Institute
2016 - 7-Hour National USPAP Update Course Appraisal Institute
2014 - General Appraiser Market Analysis &.H. & B. Use Appraisal Institute
2014 - Online Cool Tools New Technology for R.E. Appraisers Appraisal lnstitute
2014 - 7-Hour National USPAP Update Course Appraisal Institute
2014 - 2014 Montana Economic Outlook Seminar University of Montana
2013 - Business Practices & Ethics Appraisal Institute
2012 - Appraising the Appraisal: Appraisal Review Appraisal Institute
2012 - 7-Hour National USPAP Update Course Appraisal Institute
2011 - Advanced Spreadsheet Modeling for Valuation Appl. Appraisal Institute
2010 - DCF Model: Concepts, Issues, Applications Appraisal Institute
2010 - Using Spreadsheet Programs in Appraisals Appraisal Institute
2010 - Valuation for Financial Reporting Appraisal Institute
2010 - Standards of Professional Practice, Part C Appraisal Institute
2009 - Business Practices & Ethics Appraisal Institute
2008 - Office Building Valuation - Cont. Perspective Appraisal Institute
2008 - Standards of Professional Practice, Part C Appraisal Institute
2007 - Analyzing Distressed Real Estate Appraisal Institute
2007 - Feas., Mark. Val., Timing: Option Value Appraisal Institute
2007 - Effective Appraisal Writing Appraisal Institute
2007 - Standards of Professional Practice, Part C Appraisal Institute
2006 - Subdivision Valuation Appraisal Institute
2006 - Code of Professional Ethics Appraisal Institute
2006 - Standards of Professional Practice, Part C Appraisal Institute
2005 - Scope of Work, Exp. Your Services Appraisal Institute
2004 - Evaluating Commercial Construction Appraisal Institute
2004 - Standards of Professional Practice, Part C Appraisal Institute
2003 - Separating Real & Personal Properf from

lntangible Business Assets Appraisal Institute
2003 - Uniform Stan. for Fed. Land Acquisitions Appraisal Institute
2002 - Partial Interest Valuation - Undivided Appraisal Institute
2002 - Standards of Professional Practice, Part C Appraisal Institute
2001 - Partial Interest Valuation - Divided Appraisal Institute
2001 - Passed Comprehensive Examination Appraisal Institute
2001 - The Comprehensive Appraisal Workshop Ted Whitmer, MAI Attorney
2000 - Advanced Applications Appraisal Institute
2000 - Case Studies/Highest and Best Use Appraisal lnstitute
2000 - Litigation Skills for the Appraiser Appraisal Institute
2000 - Standards of Prof. App. Practice, Part C Appraisal lnstitute
1999 - Nonres. Demo. Report Writing Seminar Appraisal Institute
1999 - Highest and Best Use and Market Analysis Appraisal Institute
1999 - Advanced Income Capitalization Appraisal lnstitute
1999 - Standards ofProfessional Practice, Part B Appraisal Institute
1999 - Analysis of Small Mixed Use Properties Appraisal Institute
1998 - Advanced Sales Comp. & Cost Approaches Appraisal Institute
1998 - Small Hotel/l\4otel Evaluation Appraisal Institute
1998 - Report Writing and Valuation Analysis Appraisal Institute
1998 - Standards of Professional Practice, Part C Appraisal Institute
1997 - Timberland Valuation: General Appraisal Institute

Thomas Appraisal Services, Inc. Page39
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I

2.

ASSUMPTIONS AND LIMITING CONDITIONS

This Appraisal Report, the Letter of Transmittal and the Certification of Value are made

expressly subject to the following assumptions and limiting conditions, and any special limiting
conditions contained in the report which are incorporated herein by reference.

The legal description furnished is assumed to be correct. I assume no responsibility for
maffers legal in character nor do I render any opinion as to the Title, which is assumed to

be good.

The sketch in this report is included to assist the reader in visualizing the property. I have

made no survey of the property and assume no responsibility in connection with such

matters.

No responsibility is assumed for accuracy of information furnished by work of others, the

client, his designee or public records. I am not liable for such information, nor the work
of possible subcontractors. The comparable data relied upon in this report has been

confirmed with one or more parties familiar with the transaction or from affidavit or other

source thought reasonable; all are considered appropriate for inclusion to the best of my

factual judgment and knowledge. An impractical and uneconomic expenditure of time
would be required in attempting to furnish unimpeachable verification in all instances,

particularly as to engineering and market-related information. It is suggested that the

client consider independent verification as a prerequisite to any transaction involving,
sale, lease or other significant commitment of funds or subject property.

4. This appraisal has been prepared for the exclusive benefit of the client. It may not be used

or relied upon by any other party. Any party who uses or relies upon any information in
this report, without the preparer's written consent, does so at his own risk. Possession of
this report, or a copy thereof, does not carry with it the right of publication, nor may it be

used for any purpose by any but the applicant without the previous written consent of the

appraiser or the applicant, and then only with proper qualification.

The contract for appraisal, consultation or analytical service is fulfilled and the total fee

payable upon completion of the report. The appraiser or those assisting in preparation of
the report will not be asked or required to give testimony in court or hearing because of
having made the appraisal, in full or in part, nor engage in post appraisal consultation

with client or third parties except under separate and special arrangement and at

additional fee. If testimony or deposition is required because of any subpoena, the client
shall be responsible for any additional time, fees and charges regardless of issuing party.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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6.

7.

Subsurface rights (minerals and oils) were not considered in making this appraisal.

The appraisal is based on there being no hidden, unapparent, or apparent conditions ofthe
property site, subsoil, nor toxic materials which would render it more or less valuable. No

responsibility is assumed for any such conditions, nor for any expertise or engineering

required to discover them.

All furnishings and equipment, except those specifically indicated and typically
considered as a part ofreal estate, have been disregarded by this appraiser. Only the real

estate has been considered.

The appraiser assumes no responsibility for any costs or consequences arising from the

need or lack of need for flood hazard insurance. An Agent for the Federal Flood

Insurance Program should be contacted to determine the actual need for Flood Hazard

Insurance.

Neither all nor any part of the contents of this report shall be conveyed to any person or

entity other than the appraiser's or firm's client, through advertising, solicitation

materials, public relations, news, sales, or other media without the written consent and

approval of the authors, particularly as to valuation conclusions, the identity of the

appraiser or f,rrm with which the appraiser is connected, or any reference to the Appraisal

Institute. Further, the appraiser or firm assurnes no obligation, liability, or accountability

to any third party. If this report is placed in the hands of anyone but the client, the client

shall make such party aware of all the assumptions and limiting conditions of the

assignment.

The appraisal is based on the premise that there is full compliance with all applicable

federal, state and local environmental regulations and laws unless otherwise stated in this
report; further that all applicable zoning, building and use regulations and restrictions of
all types have been complied with unless otherwise stated in the report. Furthermore, it is
assumed that all required licenses, consents, permits, or other legislative or administrative
authority, local, state, federal and/or private entity or organization have been or can be

obtained or renewed for any use considered in the value estimate.

8.

9

10

1l

12

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4, 3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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The comparable sales data relied upon in this appraisal is believed to be from reliable

sources; however, it was not possible to inspect the comparables completely, and it was

necessary to rely on information furnished by others as to said data; therefore, the value

conclusions are subject to the correctness and verification ofsaid data.



13 The appraiser reserves the right to re-evaluate statements, analysis, conclusions or any

value estimate in the appraisal if facts become known that are pertinent to the appraisal

process and which were unknown when the report was finished.

14. The liability of Thomas Appraisal Services, Inc., and its employees, and specifically

David C. Thomas, is limited to the client and to the fee collected. Further, there is no

accountability, obligations, or liability to any third party. If this report is placed in the

hands of anyone other than the client, the client shall make such party aware of all
limiting conditions and assumptions of the assignment and related discussions. The

appraiser assumes no responsibility for any costs incurred to discover or correct any

deficiencies of any type present in the property; physically, financially, economically or

legally.

ACCEPTANCE OF, AND/OR USE OF THIS APPRAISAL REPORT BY THE CLIENT
OR AI\"Y THIRD PARTY CONSTITUTES ACCEPTANCE OF THE ABOVE
CONDITIONS.

Thomas Appraisal Services, Inc.
Lots 3A-lA, 3A-4,3A-5, Popelka Commerce Center Subdivision, Billings, Montana
June 16,2018
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U/l Business properries
&mnxchi tod EEle Srrdpou, ll/oddurida.

February 15,2018

Mr. George Warmer
Coldttrel I Ban ker Commeni,al
rzls zelh stw
Blllingq, MT59102

Rel Purchase of Lot 8A"1, tbrgA',4, Lot 3A€ of the Popelka Commeree Center..SubwnumhE
app.ro& 1o.1il7 6rosr aeree of fhnd (see attacled Exhlbit"B,')on $ng AvEnre Easr (the (prspsrtyn) 

ln
BllllnBri ftlorrtana

DearGeorye,

I :::ll_ll,:?:-up:r hcmwat Assoetauon an#ormrulsesLffstrns,to be identtfl
|?gr€prneRt,("Fur,cha5er)BJnterested.lh.acquiflng,thls.Pro0tilt}rwdoM

inte-nt (.'lLetter of int'ent"|to purchirsE the prirperry undprthefoue*nni teir"s ardicondluonsr

I r. purahacs prico! SLts0,o0q,o0tqg##Leg or $z.qgIsg per sguare fopt.

'2," Gorldltlons: of CloslnS: flre cfoslng gfiai! De ortOition-e"d qpon Purshaserts appr.oval or,waher Of
,eraFh of the fuldWfiBsarndtilqnp,wtthin the Due,Elligenm.pen .d. -r'r--

a. Envlronfii€nttl,,survey and geotechnical rqvleur,and appromli
b, PropEfiy Documents (astle{ined beloW);
c. Due Ditrgence Reylew (ps Ceflned helawl;
d. Gorsltion df tlfla ,36ller rshall detiver good, and markefa..si* rtsurable titte;{t clo,stru, free

and clear of allliens and encumbrancEs;
e. Approval of Punhasefs htelded use for the Property.from the,Gity of Billlngs planilnB and

Corfimunity Services DeBartrnent through the Zonlng Oiliflcafion Request, Form prolcess,
Purchaser to be responslble for thls prccess and any assoclated fees.f. Approvat by the CIW of Bllllngs of the Flscal Year 2019 Sogth Fiilirrgs urban Benewal
Assoelatlon budget request for fundlng of the irurchaBe of the prnp..ty utillzlng South
Btlllngs Tax tncr€ment Funds,

g. Approval of the expendlture of funds by the City of,BilIng5 at a regular city councll meetlng.h. The source of fundlng for the purchase are ln the form of soritr gittings Urban Renewal
Dlsuict Tax lncrement Funds. As these funds are the responsiblllty of the iity of Billlngs, clty
procurement policy must be fdllowed ln the aaqulsitaor of the prop€rty. Thi! policy reguirei
that any land acqulsition be appralsed by two separate licensed appraisers with a thlrd
reviewing for completeness. This policy requires that the purctraie price ln a future
Purchase Sales Agreement be the lower of the negotiated purchase amount oR the

L



tU/l Busi ness propefties

ln: addltlon, Seller shall provlde Purchaeer wlth foplEis of any of thh iffornra$on ideriilfled on
txhlblt ;tA" lh lts posnesi,on a n'd asdtibl

oommerc&{ Red EsEte Sonices, Woddwids.

appraised amouRt. Pur$has.er te be responslble for any fees assoctated wlth these appraisals
required as a condition of closing. ln the event the aooralsal is less than the slated ourchase
Drlce. Seller shall have the.ootlon whether Io accept the prlce reduction or to terminate thg
agreement without lia hilitv.

3. Pruperty Documentsr Wlthin fifteen (15) buslness deys following the execution date of a
purchase qgreement ({the Definitiv€ Atreemenfl Seller EhEll dellVer tq purchaser the fullowtng
dacumehts:

a. Copies of all easernent3-includin{,reclorgp encumbrances, eEdpdeqgment+
*En.deeu ntsand other agrceffenB peftinent to the Property usage ahd restrhtions.

4. Due Dillpnce.Rculauri Furehaser.shail. have a @Fsg0ldaydue
diligenm'period {"Due Dillgence Ferlodlf
executed, with thc rlEht to ex,tend for one thlrty. day period Fqrcha$r ls diligentlr
pursulilg a;ppr,oyaf And FpfmitrtnF by state end

boBIfient'r;
locat governrnent qgnnr1eq fur tn$odEd.tme

following r,ecdipt sf' {tre itropeny $ttri'sufimEhent i6d survey to perftrm o
apprpva'l :of all .prcBerWcolnp-rehens[y€,euslr{Atiqu df the Froperfo, lnoluding revlew and

Eanments, title cofrmitmenf, survsf; errgineerfng and envkohmental reBortS,
,approval and peimftting by ,the;state an4 loua!
intended use,

govemment ryeneies fur the

5. GOnClSon of FropertV: Sellershall deltver.the Proparty In an aas itr eon.dlHoh.

:$. Ghulng.twithih thiflt/ (30) daysof the expirathn date ofthe bue Dlllgerrce Fertod.

7,, Ttfl6 eompanyi

Mr. Dave.Deming
flrst Montana Title
2737 Montana Ave
Billings, MT59101
T:406:248.30O0

8. Cloilng Costs: Seller shall pay the followlng closing costs:

a.5ellershal]payfor@n4all+es45f6rpaStandardowner,sPolicyof
Title lnsuranc ;

b. Selter{s legaf;

c. Selle/s wiring fees;
d. One-half (1/2) of title company escrow fee;
e. Any charges from Selley's lender, lf any, resulilng from loan pay-off;

?pnh& aM
Purchasey's

2
,l



Business Properties
CotfincsiNl Ral Eshte Sen@, Wbrldwide,

f. Tltle search aqd exam fees;

h&Purchaser Shall be responsible for allother closing costs.

9. Real Eitete Advlsors: Sellerts Advlsor: George Warmer- Coldwell Banker Corrrmercial
Purchaser's Advlsors Steve Zeler - l,lAt Buslness Properties

Seller and Purchaser'acknowledge that they have had no dealings with any other advlsor, broker
or agent olher than the above stated in conneetion wltfi the.pmposed tr:ansaction, {eil€F{ha[

Pqr€haee l'friee,

.10. 10i11 Etelrangel Furqhaser and $ellet agrc€ to cooperate wlth each otherto complete a like-
klnd exchange under the rule lRC Section t03l ErchirnBe. Neither purchaser nor Seller shal!
lncur any adCltidh3l liahflrty o-rflnanclaf hblBetlon .r a tonsequencg of .sfhres or Fu,rchlge/s
contemplated exohangg.

u. Elndll!6Ob!ffionr:t?,rls Letterof lntentls only Intendedasthe baslsfurthe preparailon ofe,thg
Qdeffnlttue Agreement, whldh ls sriblect to th0 Plltchasels and Se[e/s flnal retdew and
apprpvaf. This [etter oGlntahr doegror,sreate a blndirg.osllFiltlff srllthtttfv hv eitHer pdny on
thetErms,and condftlirttsout[hcd,hhq*6 orbfigdthbi.t€l'rnl afid condifions, un[6ss anO unfilthe
portles ha\rf enteflid lhto'andexecded a wltten.definltfue ilgreement.

12. Erctslvtty: Furcha-ser and Selfen shall agres negotiate In qood frith and ro u$e thalr bcst efforts
to.,exeeutg a mutually agreeable Pefirritlve ABEeFJFqtMithin thir.ty-riAe$
(9501 business.dayt after the frill ex€b0tisn of this:Letter of tntent durtht which ttme'th-e selter:
or lb agents shalt not offer or'othenrlse sollqft th€ Prepentt torSale Or neEoflatC or arcqprt any
other oftru hf the sile or disposltlon of the Pr,opefi.

, Any controversy arlslng under this Letter of lntent or the Agreemgnt,shatl be determined by refurence
I to, and govemed byi the:laws of'the,State.of Moitahb:

ISIGNATURES ARE ON THE FOLLOWTNG pA6E]
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U/l Business properties
gsnms&l nod htgb &n lc€s, t ffi/vld€.

Please slgn below to slgnifiT your agrBement to the foregotng. Thls Letter of lntent shall be null and vold
lfnot slgned by bsth partles on or before March fO, ZO1S. 

-Upon 
receipt of a mutua1y executed Letter

of lntentr Purchaser wlll draft a purchase sates Agrtement for ie[efs revlew,

Hqspectfully,

Its!ffi spw 64il P"rttnl

A6R8EO&ACCEPTED BY.

ses LLC-

lKa"-

[s:, ]\crn+q,. a.g lheth. r-

D*q g,Aq / lg ,
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u/r Business Properties
ctmmadd Real Estate &nics6, world,vld6.

EXHIBITA

Seller shall provide Purchaser with copies of any of the following items currently in its possessisn and
control:

1. A full set of flled Ola .

2. Copies of all rcciprocal easement agreements, operatlnt easement agreements, E€fffu2-and
declaratlons related to the development.

wittrattoxtpi*.
&lCoples of anv exlstlng surveys, includlng most curent ALTA.

@vir,enmenkrl rEpo*s inelqdin8 phase I ESd+ a,nd/.er?hase ll ESA,sr
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Ml Business properties
C,qrmsohl RBal Eslale Servlc€s, Woftfulde.

EXHIBIT B
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Land Sale I

LOCATION: SEC of Lake Elmo Drive and Hansen Lane, in Billings,
Yellowstone County, Montana.

LEGAL DESCRIPTION: Very lengthy legal retained in file. Partially located in Hansen

Subdivision, COS #195, COS #3647, and COS #1917, in the

City of Billings, Yellowstone County, Montana.

GRANTOR: Karen Boylan, etal

GRANTEE PK Properties, LLC

REC. DOCUMENT: Trustee's Deeds #3809266, 3809267, 3 809268

Warranty Deed #3809269

DATE OF SALE: March,2017

DATE OF RECORDING: 03-24-2017

EXPOSURE TIME: Less than I year

SALES PRICE: $1,757,653 + $151,000 to raze existing improvements and

trees

TERMS OF SALE: Cash to Seller

CASH EQ. PRICE: $1,908,653

PRICE/SF $5.55/sf
$5.64lsf

gross

net

SITE DESCRIPTION: Size:

Frontages

Depth:

Shape:

Utilities

7.889 acres : 343,643 sf (Gross)

7.764 acres : 338,196 sf (NeQ

700'+ along Lake Elmo Drive
490'+ along Hansen Lane

Varies

Irregular
All city services readily available to the site.



ZONING: CC - Community Commercial

PROPOSED USE: See comments below.

CONFIRMED BY: David Thomas, MAI

CONFIRMED WITH: Blaine Poppler, Broker

COMMENTS This property is adjacent to the west of the Albertsons

grocery store on Main Street and extends northward to
Hansen Lane. The seller developed the Albertsons store (not a

part of this sale) in the early 1980's and leases the grocery

store to Albertsons on a long term lease. A stipulation in the

lease restricts the use of this land from being developed with

any business that competes directly with Albertsons such as a

grocery store, flower shop, bakery, pharmacy, etc. The buyer

has relisted the 100,000+ sf adjacent to Albertsons for

S16.00/sf. The remaining243,643 sf is to be developed with
88 townhouse apartments by the purchaser.

At the time of sale, the property was developed with six older

homes and numerous mature trees that were razed at a cost of
$151,000 as per Jerr), Jones, Jones Construction.

The net acreage accounts for half of a 50' wide public access

easement for an existing road that accesses Albertson's from

Hansen Lane. This area is not developable by this property.
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'557, 
TRACT 2 OF C.O.S. #1E62, TRACT B OF C.O.S. 

'1917
AND UNPLATTED !-ANDS wtTHtN THE NE1/4 oF sEcTloN 27, T. 1 N., R. 26 E., p.M.M.,

IN TI{E CITY OF BILLINGS, YELLOWSTONE COUNTY MONTANA
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AUENDED TRACT C OF

CERTIFICATE OF SURVEY No. 195
SITUATED !N THE NEl/l 0F SECTTON 27, T, 1 N., R. 26 E., p.M.M.,

IN THE CITY OF BILLINGS, YELLOWSTONE COUNIY MONTANA
PREPARED FOR : POPELI0 ENIERPRISES, LLC. M)\,EIIBER, 2Ot5

PREPARED By : SANDERSONSTTwInTQ Etl.|NGS, T|oMTAM

6 ruffiM,@lB@
rrc'ffisilutrffi.c6
EB

. 5!/f Xlt'MtD*rrcfrmlffiu,EGEl,mls
ffiN'ffisE[f

MAP

'lltI L--'- | '
L_ _ __4,--1;tr.

a-
| ,rro* wM

I r*w**o

I I I I r r rE'
-&d r- ffi wMI '-f-', --lJ;'.]::,aE;'' '!:L- I ' Ltu I "--l ! L

,A -eult- ," 
I

_YEa)YY I

H@ t*E
- 

*9__
t to.t.oE ._il @ o. I @.w@b,tuar@

--T-r
I.
I

t!

h

I

) I

lr
It

iqD*

A,nPE 6 S.nF: lEqm 6 mot ffi |s
!-ohFahrtrH hm C E llyablk hffi b&l

F.$H1,'"?-1,*i*"S!.H,ffi3"#Iigf*1ff .Af;i? B*-mdddbffi-.&'drtuh
l& h dF.6Dr h l* a. ffi tsMr b hb etD{rx.}

.. ipt !?rr! 2lreilqix0(trxc).6.G bd r & tu h @ G d,w dFn 16 o.r !u dd I et bt. kr or rd, k o! ff sr b ffi -..J!r!!! !.!c.d.Grppl h glrryt d M, ffi tu h Hb h* .Gdd ff.&_E 6 t. bdd s.dd M dihhlddld.
na .ry h d sts G ffi b, h M-t d bhfr-td Qd, rut b &1r.$.ad(2XhXD. (r) b'. @ bd E o;-tu @ bd ue D;'{,6cb tr h r.

ru@E.bhlhhUtr@,

a
d

E

I

&G

r*"
I

-&d 2-

UAIEg

wvw

B
il
F

'$--l
g
E

$

\

tFp!
BI

ir
It

ffiF=
t*@m&rr,.62l.A9U

--]
i
$

iu B

T

EI

t
d k [n - r'-, Fr-q, R*r. O-.u1* t4f W_r:"'_

r 
-Eiffio- 1-

)

)
I

rucrJ

@mE a wwr *!a41- ll
ll

J L----.".-
ll :--*
It

ERIOAS m drSO6 BE'
I ndrdr, M r |u d 6. m-d oc @o tdkmdor*.h@ldhdffih.

,a)J a L.* // /?/ 2.,.
ffitlftW h.

136 TSle

r

4\ E=g_J F- !!!=_
*-"^n tn t** *. ?lA1

lt

EMCAE T SWER

NORTII

h 6rn..b tu6,hd,{rrn/. tudLaatd.otoh

)

,
-.-om-etoyu l*F. -rc-Ja,bha.uBa*hdbhsre

mryblM-ra ilb4retrr ,6tees@u d*o -
ry bD hd d ffi dd h d fh-yul a.ia d,rbra p

W&-+"*"
v t|, *tt,t?;*e^t

Itq@MddFFtrbdF
6tbhb4Er-B(rxt)/
clMuru

w 21 I'p.nbc. ht(p

*,'Wilfia__ GSA 3800855
tr#fiHH,xiltl,lltil/$tttI

)

)

hl@ o hh Bdd $ry, & h drm Fd E h o& DffiDfu u* Dr..*' d. M dd de h hxEt/.i5e ir, r I i.. i il E. c.r-U r r Oya-r[ n;.;d.;h4dMhmD.@EUakto*:
he d.sr 16hhEtdffidrdc,hMdtuqh rra.*dffhrh (4,ddy-dekltr.lrigc llE- h d M d ffis s_nlUd I 6i h ;il b. d d rd q o 6€ u crza ria t" . 6i - ii'dr 6r-+F, ti d b h h ri€ N @s. f q * d 6r+n, th . d@ d 1u& H b. st ; 6. 'd thd d rd q sG r 611r'r 6 d ,6 rh. ddd 6174 rir u r'"-uia -.r a d rd q !* s mTrr E ,*h d h. d d rd c . tu d re{ h ro 6. Etu w o * u i, ;;t,* *a il td'ioi-{;;; - - -"

1 tuhmadffianddqri.?dh.fihkrdqdhSld

i 
h tudod ffid M hFr #'ff h.d 6 hF:na

,:rl*''2"- hb hh idab ro /8?72L8 d.

t&

--T-

armE f ow AImniEY



\\I-

'/

il,

PLAT OF AMENDED LOTS E, 9, 10, & II, BLOCK 2,

HANSEN SUBDIVISION
INCLUDING TRACT C-2 OF AITENDED TRACT C, CERTIFICATE OF SURVEY No. 195

SITUATEO tN THE NEl/4 OF SECTTON 27, T. 1 N., R. 26 8., p.ll.M.,
IN THE CITY OF BILLINGS, YELLOWSTONE COUNTY MONTANA

PREPARED FOR : POPELI(A ENIERPRISES, t-LC. NO\E}IBER, 2015

PREPARE) BY : SANDETSONSTEWARIO BttltNcs, noin M
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AMENDED PLAT OF
LOTS 1,2 AND 3, BLOCK 2, HANSEN SUBDIVISION
BEING LOTS 1, 2 AND 3, BLOGK 2
TOGETHER WITH VACATED ALLEY AOJACENT THERETO,
HANSEN SUBDIVISION, LESS HIGHWAY TAKING

LOCATED IN THE NW,I/4 NEl/4 SECTION 27, T.1N., R.26E., P.M.M.,
CITY OF BILLINGS, YELLOWSTONE COUNTY, MONTANA
FOn EDWARD L. E JEAN A. MCCORMICK

AND
RICHARD & DOROTHY POPELKA
BILLINGS. MONTANA

ATLAS ENGINEERS INC.
BILLINGS. MONTANA

FEBRUARY, T987
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Land Sale 2

LOCATION: Along the south side of King Avenue East, adjacent to the

north and west of Cabela's, in Billings, Yellowstone County,

Montana.

LEGALDESCRIPTION: Lots I &2,Block 1; Lots 3A,4A,5A and 6,4', Block l, of
Amended Plat of Lots 3, 4,5 &.6, Block l, and Lots 8A-1,

9A-l and l0A-1, of Third Amended, all in Miller Crossing

Subdivision, in the City of Billings, Yellowstone County,

Montana, under Document #' s: 3 47 57 47, 3 5 12189, 3 684842.

GRANTOR: South Billings Center, LLC

GRANTEE: Tekton Investments, LLC

REC. DOCIIMENT: Warranty Deed #3799284

DATE OF SALE: November,2016

DATE OF RECORDING: 12-15-2016

EXPOSURE TIME: Several years

SALES PRICE: $2,250,000

TERMS OF SALE: Cash to Seller

CASH EQ. PRICE: S2,250,000

PRICE/SF: $3.1l/sf
$3.44lsf

gross

SITE DESCRIPTION: Size

net

Frontages

Depth:

Shape:

16.5895 acres : 722,639 sf (gross)

15.00 acres : 653,400 sf (net)

1,290'+ along King Avenue East

850'+ along I90 westbound exit ramp

Varies

Highly Irregular



ZONING:

PROPOSED USE:

CONFIRMED BY: David Thomas, MAI

CONFIRMED WITH: Mike Walker, Broker

COMMENTS:

Utilities: All city services readily available to each lot.

EGC - Entryway General Commercial

No firm uses at time of purchase. Speculative investment.

This parcel is subdivided into nine separate, legally described

parcels, as shown on the legal description above. All on-site

improvements have been completed and these are shovel

ready parcels. Also, all SID's associated with off-site

improvements had been paid by the seller. This area is not

highly desirable for commercial development. Cabela's has

struggled at this location. The net area shown above excludes

the areas dedicated to reciprocal access easements, which are

private roadways within the subdivision.

These lots are currently listed for sale individually by Brian

McDonald with NAI Business Properties. As per Mr.
McDonald, two of the lots fronting King Avenue East are

under contract as of Muy, 2018, one at $11.36 psf and the

other at$10.22 psf. The interior lots are priced at $8.00 psf.



3rd AMENDED - MILLER cRoSSING SUBDtvtStoN, sEcoND FtLtNG
AMENDED PLAT OF AMENDED LOTS 7A, EA, 9A & IOA, BLOCK 1 OF MIIIFR CROSSING SUBDMSION, SECOND FILING

SITUATED tN THE Nvtl/1 OF SECTTON 16, T. I S., R. 26 E., p.M.M.,
IN THE CITY OF BILLINGS, YELLOWSTONE COUNTY, MONTANA
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Land Sale 3

LOCATION: Along south side of South Frontage Road, approximately ll4th

mile east of South Billings Boulevard, in Billings,
Yellowstone County, Montana.

LEGAL DESCRIPTION: Lots 2 and 3, Block 1, of Willowbrook Subdivision, in the

City of Billings, Yellowstone County, Montana, under

Document #3178165.

GRANTOR: H & E Equipment Services, Inc.

GRANTEE: Kevin L. Hintt & Richard G. Anderson

REC. DOCUMENT: Warranty Deed #3719687

DATE OF SALE: September,2014

DATE OF RECORDING: 09-29-2014

EXPOSURE TIME: Several Years

SALES PRICE: $1,045,000

TERMS OF SALE: Cash to Seller

CASH EQ. PRICE: 51,045,000

PRICE/SF $4.25lsf
$4.25lsf

gross

SITE DESCRIPTION: Size:

net

Frontages:

Depth:

Shape:

Utilities:

5.64 acres : 245,678 sf (gross)

5.64 acres : 245,678 sf (net)

1,275'+ along South Frontage Road

Varies

Approximately Rectangular

City water and sewer lines available in South

Frontage Road. Gas, electricity, phone also

available.



ZONING:

COMMENTS:

PROPOSED USE:

CONFIRMED BY: Steven Repac, Appraiser

CONFIRMED WITH: Blaine Poppler & George Warmer, Brokers

EGC - Entryway General Commercial

This site has been developed with the Billings headquarters

for Dick Anderson Construction, as well as a retail store

known as Tacoma Screw.

This is the sale of two lots that front South Frontage Road

immediately southeast of the Interstate 90/South Billings
Boulevard interchange. This parcel had been listed for several

years at the time of sale. The buyer (Dick Anderson

Construction) is the purchaser of the former Hi-Tech

Construction Company. This property is adjacent to the north

of the Auto Auction facility and directly across I90 from

Cabela's. About six months after purchasing this site, the

buyer sold off the westernmostT5,T5l square feet to Tacoma

Screw Products, Inc.
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Land Sale 4

LOCATION: NEC of King Avenue East and Calhoun Lane, in Billings,

Yellowstone County, Montana.

LEGAL DESCRIPTION: Tract l, COS No. 2350, in the City of Billings, Yellowstone

County, Montana, under Document #1372518, with
exception: part conveyed to City of Billings under Doc.

#3467226.

GRANTOR: Robert Medvec

GRANTEE Colt Communications LLC Money Purchase Pension Plan

REC. DOCUMENT: Warranty Deed #3654174

DATE OF SALE Jantary,2013

DATE OF RECORDING: 0l-24-2013

E)GOSURE TIME: Extended - Sold Without Representation

SALES PRICE: $500,000 - plus $30,000 to raze existing improvements by

buyer.

TERMS OF SALE: Cash to Seller

CASH EQ. PRICE: $530,000

PRICE/SF: gross$2.86/sf
$2.86/sf

Frontages

Depth:

Shape:

Utilities:

net

SITE DESCRIPTION: Size 4.2482 acres : 185,052 sf (gross)

4.2482 acres : 185,052 sf (net)

630'+ along King Avenue East

264'+ along Calhoun Lane

300'+
Approximately Rectangular

All city services available.



ZONING:

IMPROVEMENTS:

PROPOSED USE

CONFIRMED BY: Steven Repac, Appraiser

CONFIRMED WITH: Robert Medvec, Grantor

COMMENTS

EGC - Entryway General Commercial

A 924 sf 2 bed, 1 bath house built in 1925 and a 1,144 sf 3

bed, I bath house built in 1958.

Speculative Investment

This site was about 2l3rds vacant at the time of purchase. The

buyer razed the older home, however, as per the sale

agreement, the buyer is living in the newer home until the site

is developed. This property was originally listed for $1.8M.
There was no Broker representation in this transaction.

This property, along with the 1.352 acres adjacent to the

north, is listed for sale at $6.00 psf by Matt Robertson and

Ethan Kanning with NAI Business Properties (as of Muy,

2018). This parcel has been for sale at this price for several

years. Mr. Kanning reports about six calls per year on the

parcel, however, at 5.6 acres it is simply too large for most

users.
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SBURA Authorized RepreCent*ive
nl24s. Avenue North
Billings, Montana 59101

RE: Appraisal of 3 lots in the Popelka Commerce Center Subdivision in Billings, Montana.

Dear Mr. Zeier:

This letter is in response to your request for an appraisal,of ttree lots located in the Popolka

Commerce Center Subdivision. As- you explained,. the South Billings Urban Rcnewal

Association (SBURA) is interested in acquiring these thrce lots. The source of the funding is
SBURA talr increment funds, which are subject.to approval by the City of Billings city courcil.
As such, an appraisal.setting forth the fair market value of the fec simple estate of these.three lots

is required.

I am proposing to furnish the SBURA with an appraisal of these tluee lots for a fee not to exceed

$5;000. The delivery date will be no later than April 30, 2018. I will deliver the report in
electonic fontrat. N; hard coiies will be distributed to the client.

This rdport will be develope{ in accordance with the Codes of Professional Ethics and Standards

of Professional Practice of the Appraisal Institute, and conform to the Uniform Standards of
Professional Appraisal Practice (USPAP). This report is subject to the enclosed Assumptions and

Limiting Conditions, which are incorporated herein by specific roference. Please understand that

my report will not include an environmental assessment of the site that is the subject of this

assignment.

If these terms 6re agreeable to you, please sign and return one copy of this letter to me a! our

agrcoment.

Sincerely,

C. /t**Z

David C. Thomas, MAI
Thomas Appraisal Services, Inc.

/ t,<---.

nluloa

Steve Zeier, SBURA Authorized Representative

175 N.27th Street, Suite l22O . Billings, MT 59101 . Dave: 406969-1504 , Barban: 406-969-15O3
www. thomasappraisalmt.com
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Matt Bender 
Certified General Real Estate Appraiser and Consultant 
2320 3rd Avenue North 
Billings, MT 59101 
(406) 670-6841 
 
April 30, 2018 
 
 
South Billings Urban Renewal Association 
c/o Steve Zeier, SBURA Authorized Representative 
430 South Billings Blvd. 
Billings, MT 59101 
 
RE:  Vacant Land 

Popelka Commerce Center Subdivision 
Block 1, Lots 3A-1A, 3A-4 and 3A-5 

  Billings, Montana 
 
Dear Mr. Zeier: 
 
As previously agreed to and appropriate for this appraisal, I hereby furnish you with an Appraisal Report on the above-referenced 
property located in Billings, Montana. 
 
The purpose of this appraisal is to provide a supported opinion of the market value of the subject property that will aid in or 
support decisions related to purchasing the property.  The property rights appraised are the fee simple estate.  The value(s) reported 
in the Reconciliation and Certification of Value sections are subject to the Assumptions and Limiting Conditions contained in this 
report.  The reader's attention is specifically directed to the Exceptional Assumptions and Limiting Conditions on page 14 of this 
report. 
 
The narrative report that follows sets forth my value conclusions along with the identification of the property and summary 
discussions of pertinent facts about the area, the subject property, comparable data, the results of the investigation and analysis 
undertaken and the reasoning that form the basis of my opinion. 
 
This report was prepared for and my professional fee billed to the client, the South Billings Urban Renewal Association (SBURA).  
The intended users are appropriate officials from SBURA, the City of Billings and Popelka Enterprises LLC only.  This report 
may not be distributed to or relied upon by other unintended users, persons or entities.  Parties who receive a copy of this 
report as a consequence of disclosure requirements applicable to the appraiser’s client do not become intended users of the 
report unless they are specifically identified by the appraiser at the time of the assignment.  Any entity/person receiving a 
copy of this appraisal report from the client does not, as a consequence, become a party to the appraiser-client relationship.  
The appraiser is not obligated to discuss any aspect of this report with unintended users, entities or third parties nor is he 
responsible or liable for any unauthorized use of this report.  Any use of this report other than the intended use stated in 
this report nullifies and voids the analysis and value estimate(s) provided herein. 
 
The report is in compliance with written and/or oral instructions from Steve Zeier, a SBURA authorized representative and 
conforms to the Uniform Standards of Professional Appraisal Practice (USPAP). 
 
 
I trust you will find the information contained in this report useful for your needs.  In the event you have any questions, please do 
not hesitate to contact the appraiser. 

 
Matt Bender 
Certified General Real Estate Appraiser 
State Of Montana License No. REA-RAG-LIC-9279 
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Popelka Commerce Center Subdivision, Block 1, Lots 3A-1A, 3A-4 and 3A-5. 

Billings, Montana 
Taken by Matt Bender on 4/18/2018 
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Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

SUMMARY OF SALIENT FACTS AND IMPORTANT CONCLUSIONS 

 

Owner of Record: Popelka Enterprises LLC 

   P.O. Box 50126 

   Billings, MT 59105-0126 

 

Property Address: Commerce Way 

Billings, MT 

 

Legal Description: Popelka Commerce Center Subdivision, 2nd Filing, Block 1 Lot 3A-1A, 3A-4 and 3A-5, City of 

Billings, Yellowstone County, State of Montana. 

 

Area Economic  Typical occupancies include big-box retail, hotel/motel, restaurant, gas station/convenience stores, 

Conclusions: professional office, bar/lounge, church and a city park.  There are also single and multi-family 

properties dispersed throughout the neighborhood.  The commercial and residential structures reflect a 

wide mix of ages and design. 

 

Type of Property: Vacant Land. 

 

Highest & Best Use: As Vacant – hotel, tourist-related or recreational uses or additional surface parking for Amend Park. 

 

As Improved   Not applicable at this point in time. 

 

2017 Taxes:  Tax ID: A31139 – $15,806.78 

   Tax ID: A35426 – $20,069.12 

   Tax ID: A35427 –    $6,714.93 

        Total –  $42,590.83 

 

Zoning: Entryway General Commercial (EGC).  This site is also subject to easements with covenants and 

restrictions (Document # 3666528) filed with the Yellowstone County Clerk and Recorder on 5/3/2013. 

 

Site Size:  10.137 Acres or 441,568 SF + 

 

Building Improvements: None 

 

Observation Date: 4/18/2018 

 

Effective Date:  4/18/2018 
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Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

 

Value Indication 
Sales Comparison Approach  

Direct Comparison: $1,250,000 
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Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
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Matt Bender, Real Estate Appraiser and Consultant 
 

 

TYPE OF APPRAISAL REPORT 

 
Appraisal Report Restricted Report 

X  

 

Appraisal Report – A written report that is intended to comply with the reporting requirements set forth under Standards Rule 2-

2(a) of the USPAP standards for an Appraisal Report.  The depth of discussion contained in this report is specific to the needs of 

the client and for the intended use stated within this report.  The appraiser is not responsible for unauthorized use of the report. 

 

COMPETENCY STATEMENT 

 

I, Matt Bender, have the education, knowledge, and experience to competently complete an appraisal of the subject property.  

Refer to the appraiser’s qualifications in the Addenda. 

 

PURPOSE OF THE APPRAISAL 

 

The purpose of this appraisal is to provide a supportable opinion of the market value estimate of the subject property as of the 

effective date of the appraisal. 

 

INTENDED USE/USER OF THE APPRAISAL 

 

This report was prepared for and my professional fee billed to the client, the South Billings Urban Renewal Association (SBURA).  

The intended users are appropriate officials from SBURA, the City of Billings and Popelka Enterprises LLC only.  This report 

may not be distributed to or relied upon by other unintended users, persons or entities.  Parties who receive a copy of this 

report as a consequence of disclosure requirements applicable to the appraiser’s client do not become intended users of the 

report unless they are specifically identified by the appraiser at the time of the assignment.  Any entity/person receiving a 

copy of this appraisal report from the client does not, as a consequence, become a party to the appraiser-client relationship.  

The appraiser is not obligated to discuss any aspect of this report with any unintended users, entities or third parties which 

are not stated as an intended user in this report nor is he responsible or liable for any unauthorized use of the report.  Any 

use of this report other than the intended use stated in this report nullifies and voids the analysis and value estimate(s) 

provided herein. 

 

This appraisal was requested by Steve Zeier, representing SBURA.  This appraisal has been completed to comply with USPAP and 

written/oral instructions from Steve Zeier. 
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Popelka Commerce Center Subdivision 
Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

SCOPE OF THE APPRAISAL 
 
I discussed the assignment with the client and observed the site on 4/18/2018.  In addition, I referenced Yellowstone County 

CAMA data. 

 

I examined the subject’s marketing area to determine the existing and proposed inventory as well as demand for and marketability 

of the subject property.  Based on the location of the subject property, surrounding land use/trends and structural improvements, 

the highest and best use of the property as vacant land was determined.  The subject property is vacant land, therefore the highest 

and best use as improved is not applicable. 

 

I searched the local market for recent land sales in the community in addition to utilizing land sales from my database.  The land 

sales were selected based on location and size; they were not selected on the sales price.  I analyzed the land sale data and 

determined a land value. 

 

The Cost Approach is a good indicator of the value when the improvements are new or relatively new, represent the highest and 

best use of the land or where there are few sales or limited lease data available.  The subject property is vacant land with no 

structural improvements.  The Cost Approach is not appropriate for this analysis.  Therefore, a value opinion by the Cost Approach 

has not been included in this report. 

 

There were no land rental rates of similar parcels identified.  Therefore, a value indication was not attempted and a value opinion 

by the Income Capitalization Approach has not been included in this report. 

 

Four land sales were identified and analyzed with respect to the subject property.  A value estimate by the Sales Comparison 

Approach was reported. 
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Popelka Commerce Center Subdivision 
Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

DEFINITION OF MARKET VALUE1 
 

"The most probable price which a property should bring in a competitive and open market under all conditions requisite 

to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by 

undue stimulus."  Implicit in this definition are the consummation of a sale as of a specific date and the passing of title from 

seller to buyer under conditions whereby: 

 

 buyer and seller are typically motivated; 

 

 both parties are well informed or well advised and acting in what they consider their own best interests; 

 

 a reasonable time is allowed for exposure in the open market; 

 

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

 

 the price represents the normal consideration for the property sold unaffected by special or creative financing or sale 

concessions granted by anyone associated with the sale. 

 

PROPERTY RIGHTS APPRAISED 
 

The property rights appraised are the fee simple estate. 

 

NON-REALTY ITEMS 
 

No personal property items, e.g., furniture, fixtures and equipment (FF&E) or other non-realty items have been included in the 

value estimates provided herein. 

 

                                                 
1 Federal Register, Rules and Regulations, Volume 55, No. 165, page 34696. 
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Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 

1. The effective date of value to which the opinions expressed in this report apply is set forth in the certification.  The appraiser 

assumes no responsibility for economic or physical factors occurring at some later date that may affect the opinions stated 

herein. 

 

2. No opinion is intended to be expressed for legal matters that would require specialized investigation or knowledge beyond that 

ordinarily employed by real estate appraisers, although such matters may be discussed in the report. 

 

3. No opinion as to title is rendered.  Data on ownership and the legal descriptions were obtained from sources generally 

considered reliable.  Title is assumed to be marketable and free and clear of all liens and encumbrances, easements and 

restrictions except those specifically discussed in the report.  The property is appraised assuming it to be under responsible 

ownership and competent management and available for its highest and best use. 

 

4. An engineering survey has not been conducted by the appraiser.  Except as specifically stated, data relative to size and area 

was taken from sources considered reliable. 

 

5. The maps, plats, and exhibits included herein are for illustration only and used as an aid in visualizing matters discussed 

within the report.  They should not be considered as surveys or relied upon for any other purpose. 

 

6. No opinion is expressed as to the value of subsurface oil, gas, or mineral rights and that the property is not subject to surface 

entry for the exploration or removal of such materials except as expressly stated. 

 

7. Testimony or attendance in court or at any other hearing is not required by reason of rendering this appraisal unless such 

arrangements are made a reasonable time in advance and at an additional fee. 

 

8. A title report was not made available to the appraiser.  The appraiser assumes no responsibility for such items of record not 

disclosed in a title report or by his normal investigation in the appraisal process. 

 

9. It is assumed that there is full compliance with all applicable federal, state and local environmental regulations and laws 

unless otherwise stated in this report. 

 

10. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a nonconformity 

has been stated, defined and considered in this report. 

 

11. It is assumed that all required licenses, certificates of occupancy, or other legislative or administrative authority from any 

local, state or national governmental, or private entity or organization have been or can be obtained or renewed for any use on 

which the value estimates contained in this report are based. 
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12. It is assumed that the utilization of the land and improvements are within the boundaries or property lines of the property 

described and that there is no encroachment or trespass unless otherwise stated in this report. 

 

13. Unless otherwise stated in this report, the existence of hazardous material that may or may not be present on the property was 

not observed by the appraiser.  The appraiser has no knowledge of the existence of such material on or in the property.  The 

appraiser, however, is not qualified to detect such substances.  The presence of substances such as toxic waste, asbestos, urea-

formaldehyde foam insulation or other potentially hazardous materials may affect the value of the property.  The value 

estimate is predicated on the assumption that there is no such material on or in the property that would cause a loss in value.  

No responsibility is assumed for any such conditions or for any expertise or engineering knowledge required to discover them.  

The client is urged to retain an expert in this field, if desired. 

 

14. On January 26, 1992, the Americans with Disabilities Act (ADA) became effective.  I have not made a specific compliance 

survey and analysis of this property to determine whether or not it is in conformity with the various detailed requirements of 

the ADA.  It is possible that a compliance survey of the property, together with a detailed analysis of the requirements of the 

ADA, could reveal that the property is not in compliance with one or more of the requirements of the Act.  If so, this fact 

could have a negative effect upon the value of the property.  Since I have no direct evidence relating to this issue, I did not 

consider possible noncompliance with the requirements of the ADA in estimating the value of the property. 

 

15. The appraiser is not a property inspector, general contractor, structural engineer, environmental specialist, plumber, 

electrician, roofer, pest control specialist, etc.  A physical inventory of the subject property is required as part of the appraisal 

process in order to a) adequately describe the real estate in the appraisal report, b) develop an opinion of the highest and best 

use, and c) make meaningful comparisons in the valuation of the property, but it does not constitute an expert inspection of the 

property.  In addition, the appraiser does not have professional expertise regarding deed restrictions, FEMA and zoning 

classifications.  Zoning classification data is obtained from the City/County Planning and FEMA data is based on FEMA maps 

when available.  The property inventory and appraisal do not guarantee that the property is free of defects including code 

violations.  In order to fully and adequately determine the condition of the subject property, the client and/or parties involved 

with the property are encouraged to consult specialists in their respective fields of expertise.  The appraiser makes no 

warranties, either expressed or implied. 

 

16. The liability of Matt Bender is limited to the client and to the fee collected.  This report may not be distributed to or relied 

upon by other unintended users, persons or entities.  Parties who receive a copy of this report as a consequence of 

disclosure requirements applicable to the appraiser’s client do not become intended users of the report unless they are 

specifically identified by the appraiser at the time of the assignment.  Any entity/person receiving a copy of this 

appraisal report from the client does not, as a consequence, become a party to the appraiser-client relationship.  The 

appraiser is not obligated to discuss any aspect of this report with any unintended users, entities or third parties nor is 

he responsible or liable for any unauthorized use of this report.  Any use of this report other than the intended use 

stated in this report nullifies and voids the analysis and value opinion(s) provided herein.  The appraiser assumes no 



Assumptions and Limiting Conditions Page 13 of 50 

 

Popelka Commerce Center Subdivision 
Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

responsibility for any costs incurred to discover or correct any deficiencies of any type present in the property, physically, 

financially, economically or legally. 
17. This appraisal report contains "trade secrets and commercial or financial information" which is privileged and confidential and 

exempt from disclosure under 5 U.S.C. 552 (b) (4).  Disclosure of the contents of this report is governed by the Bylaws and 

Regulations of the Appraisal Institute.  Neither all nor any part of the contents of this report shall be used for any purposes by 

anyone but the client specified in the report, nor shall it be conveyed by anyone to the public through advertising, public 

relations, news, sales, or other media without the prior written consent and approval of the appraiser.  Notify Matt Bender of 

any request to reproduce this appraisal in whole or in part. 
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EXCEPTIONAL ASSUMPTIONS AND LIMITING CONDITIONS 

 

1. The State of Montana is a "nondisclosure" state and as such, sale prices of real estate are not publicly recorded, therefore, few 

centralized sources of sale prices for real estate transactions exist.  In addition, no one associated with a real estate sale 

transaction is obligated to release or verify information.  The client is hereby notified that it is possible there may be sales of 

comparable properties of which I have no knowledge and have not analyzed herein.  The information presented herein has been 

gathered from sources deemed reliable and every effort has been made to insure its accuracy. 

 

2. A Phase I Environmental report was not made available to the appraiser.  The analysis and value(s) reported herein are null and 

void should such an environmental report disclose the presence of hazardous substances on or within the subject site.  The 

client is urged to retain an expert in this field if desired. 

 

3. The South Billings Urban Renewal Association agrees to indemnify and hold harmless, Matt Bender, Real Estate Appraiser 

and Consultant and employees from any and all claims for loss and liabilities of any nature whatsoever arising out of or related 

to this contract, the appraisal report, or use of this report for any other use by any unintended user. 

 
4. The plat map of Popelka Commerce Center Subdivision Lot 3A-4 does not show an easement for the Suburban Ditch that runs 

through the parcel.  However, the Amended and Restated Declaration of Covenants, Conditions, Restrictions, and Reciprocal 

Easements of the Popelka Commerce Center Subdivision specifically mention that there is an easement for the Suburban Ditch 

Company “across the development.”  The original Suburban Ditch easement was filed (Document #290603, Book 170, Page 

483) with the Yellowstone County Clerk and Recorder on 3/1/1934.  A copy of the easement is retained in the appraiser’s work 

file.  The client is urged to retain an expert in this field if desired. 
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REGIONAL LOCATION MAP 
 

 
 

REGION/CITY DATA/TRENDS 

 
The City of Billings, the county seat of Yellowstone County, is located in south-central Montana, midway between Seattle, 

Washington, and Minneapolis, Minnesota and 550 miles northwest of Denver, Colorado. 

 

Billings is a transportation hub for Montana.  Logan International Airport is Montana’s 2nd busiest air terminal.  Greyhound Bus 

Lines, a transcontinental bus line, carries passengers between Billings and destinations throughout the United States.  Burlington 

Northern and Montana Rail Link Railroads transport freight to and from the area; passenger rail service is not available.  Interstate 

Highways 90 and 94 intersect at Billings and are supplemented by several other major highways.  City buses and taxi services 

provide local and interurban service throughout the city. 

 

Social Forces 

 
Historical population statistics for Billings, Yellowstone County and Montana, according to the U.S. Census Bureau, are illustrated 

in the graph on the following page. 
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According to estimated census population figures from the U.S. Census Bureau, the Montana population increased by 2.60% from 

2010 to 2013, Yellowstone County increased by 2.64% and Billings has increased in population by 2.46% over the same time 

period. 

 

Economic Forces 

 

Billings is Montana’s largest trade and service center and enjoys a diversified business economy for manufacturing, wholesale 

distribution, retailing, governmental agencies, medical, oil, gas and coal industries and agricultural related businesses.  In addition, 

Billings has a modern regional shopping center located in the western portion of the community.  Its department stores and 

specialty shops attract customers from all parts of the trade area. 

 

Agriculture, tourism, and recreation also play a major role in the city’s and area’s economy. 

 

While no one industry is believed to play a decisive role in the future of the city, the Billings economy receives positive impact 

from the development of oil, gas and coal reserves in eastern Montana, northeastern Wyoming and western North Dakota.  In 

addition, Billings has received economic benefits from the mining activity at the Stillwater Mine located approximately 100 miles 

southwest of the community.  There is renewed interest in coal mining in the Roundup area and the Stillwater Mining operations 

that could have an impact on the local economy. 

 

The City of Billings has two general hospitals, the Billings Clinic and St. Vincent Hospital, which serve a large population in 

Montana and northern Wyoming. 
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Billings has numerous commercial banks, savings banks, and credit unions.  There are public and private lower educational 

institutions that include parochial, elementary, middle and high schools with two four-year colleges and a number of vocational 

and trade schools that offer a wide variety of vocational and technical training. 

 

The major employers in the Billings area according to the Census and Economic Information Center, Montana Department of 

Commerce are the Federal Government, the Billings Clinic, Billings School District #2, St. Vincent Hospital and Health Center, 

State of Montana, City of Billings, Better Business Systems, Yellowstone County, Wells Fargo Bank and First Interstate Bank. 

 

Since 1995 the unemployment rate for Yellowstone County has consistently averaged about one percentage point below the state 

average and has remained well below the national average since at least 1989.  The unemployment rate for February 2018 for the 

nation was reported to be 4.1%, 5.0% for Montana and 4.3% for Yellowstone County. 

 

Governmental Forces 

 

Billings has a council-manager form of government comprised of the mayor, ten council members, and a city manager.  The City 

of Billings Police and Fire departments provide security and fire protection services.  All utility services and public transportation 

are available. 

 

There is a city/county planning department that governs new commercial and residential building developments. 

 

Environmental Factors 

 

The geography for Billings is a mix of plains and mountains.  The city is situated 3,126 feet above sea level. 

 

The climate is semi-arid with low year-round humidity with moderate annual precipitation and temperatures. 

 

Trends 

 
The economy is projected to keep expanding.  Renewed interest in mining operations in the Roundup and Stillwater areas has 

some long-term employment growth potential. 

 

The general retail market in the central business district is not as strong as in previous years.  The trend has been towards specialty 

retail establishments.  There are several street-level retail rental suites in the “prime” downtown area that are available for lease.  

There has been an increase in development activity with respect to renovation of existing facilities into mixed-use apartment, retail 

and/or office buildings as evidenced by the renovation of the Babcock Building located at the southwest corner of North Broadway 

and 2nd Avenue North and the renovation of the Northern Hotel located at the southeast corner of North Broadway and 1st Avenue 

North.  In addition, a new Federal Courthouse located along 2nd Avenue North just east of North 27th Street, a Federal office 

building at 4th Avenue North and North 20th Street, a bank and office building at the northwest corner of North Broadway and 4th 

Avenue North and a public library at the southwest corner of 6th Avenue North and North Broadway have recently been 
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completed.  The former Greyhound Bus Station located at the southwest corner of North 25th Street and 1st Avenue North has been 

renovated and converted into an entertainment venue.  A new office/retail and parking garage have just been completed at the 

northeast corner of North Broadway and Montana Avenue. 

 

There has been sporadic commercial and residential development in the Billings Heights, Lockwood and west/southwest Billings 

areas.  There continues to be strong retail development along King Avenue West in the Montana Sapphire Subdivision and around 

the Shiloh Road/I-90 Interchange in addition to an increase in new commercial development activity taking place in the TransTech 

Subdivision north of the Shiloh Road/I-90 Interchange. 

 

The multi-family market has remained stable as additional supply has been added with vacancy rates reported to be in the range 

from 0% to 5%.  Landlords and leasing agents report that apartment rental rates are increasing. 

 

There was a slowdown in new single-family residential development including demand for homes at the upper end of the value 

range starting in spring/summer of 2008 and continues today.  Tightening credit standards has also had an impact on demand.  On 

the positive side, due to Bakken oil field activity in North Dakota and eastern Montana, housing demand in the community has 

been increasing along with activating new phases in existing subdivisions and kick-starting new ones resulting in an increase in 

new single-family residential home development.  In addition, there has been an increase in demand for truck/trailer repair and 

service and demand for large warehouse/shop space to provide support services for Bakken oil drilling equipment and personnel. 

 

Overall, the economic outlook for the immediate and foreseeable future for Billings and the general vicinity is positive.  
Household income and population are expected to grow at modest, sustainable rates. 
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NEIGHBORHOOD MAP 

 

 
 

NEIGHBORHOOD DATA/TRENDS 

 
The boundaries of the subject neighborhood are approximately 500’ + north of King Avenue East (N), Interstate 90 (S), Orchard 

Lane (E) and South 12th Street West (W).  The subject property is located in the western half of the designated neighborhood and 

less than a mile away from the South Billings Boulevard/Interstate 90 Interchange. 

 

Access to the neighborhood is provided from King Avenue East and Interstate 90 from the east and west, and South Billings 

Boulevard from the north and south.  In addition, there are other east/west and north/south collector streets that provide access to 

the neighborhood. 

 

Utilities include public water and sewer, natural gas, electricity, and telephone services.  The utilities appear adequate to serve the 

needs of the various residential and commercial properties in the neighborhood. 

 

Police and fire protection and public transportation are available. 

 

Typical occupancies include big-box retail, hotel/motel, restaurant, gas station/convenience stores, professional office, bar/lounge, 

church, and a city park.  There are also single and multi-family properties dispersed throughout the neighborhood.  The 

commercial and residential structures reflect a wide mix of ages and design. 
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Trends 

 

The neighborhood appears to be in the growth stage.  The most recent commercial development in the neighborhood was the Taco 

Bell restaurant at 749 Commerce Way, the Comfort Suites hotel at 4908 Southgate Dr., the 4B’s Restaurant at 4907 Southgate Dr., 

the My Place Hotel at 4770 King Ave. E. and the Popeyes Louisiana Kitchen at 750 Southgate Dr.  Additionally, the former 

Geyser Park amusement center was renovated into an American Family Restaurant at 4910 Southgate Dr.  Some of the early 

development in this area was supported by incentives from a tax increment district, but some recent developments have taken place 

without public money. 

 

In conclusion, this area will provide good opportunities for retail, hotel/motel and restaurant operations desiring high visibility and 

convenient access to the interstate system. 
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TAX AND ASSESSMENT DATA 

 

The Yellowstone County Assessor’s records for the subject property are illustrated in the table below.  The taxes do not include 

any furniture, fixtures, and equipment (FF&E). 

 

AD VALOREM TAX INFORMATION 

Code/Classification Market Value 2017 Taxes 

A31139   
Land Value $701,770  
Building Value   $22,920 $15,806.78 
A35426   
Land Value $221,681  
Building Value   $11,370 $20,069.12 
A35427   
Land Value $316,718  
Building Value       $0.00 $6,714.93 

Total Value $1,274,459 $42,590.83 

 

 

Special Assessments 

 

There is one special assessment for street improvements (SID # 1354) against the property.  The SID payoff as of 4/18/2018 was 

$9,269.15.  The SID will be paid off in 2018. 

 

The appraiser has no actual knowledge nor has received any notice of any other special assessments levied or about to be levied 

against all or any part of the subject property. 

 

ZONING 
 

The subject property is situated within the Entryway General Commercial (EGC) Zoning District.  This site is also subject to 

easements with covenants and restrictions (Document # 3666528) filed with the Yellowstone County Clerk and Recorder on 

5/3/2013.  A copy of the easements with covenants and restrictions is retained in the appraiser’s work file. 

 

On-site Parking 

 

The subject property is vacant land.  Therefore on-site parking requirements are not applicable.  
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SUBJECT PICTURES 
 

 
Looking to the east from along the southern boundary of Lot 3A-5 

Subject site at left center of photograph 
Taken by Matt Bender on 4/18/2018 

 

 
Looking to the west along the southern boundary of Lot 3A-5 from near the southeast corner of the lot 

Subject site at right center of photograph 
Taken by Matt Bender on 4/18/2018 
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Looking to the north along the eastern boundary of Lot 3A-5 from near the southeast corner of the lot 

Subject site at left center of photograph 
Taken by Matt Bender on 4/18/2018 

 
 

 
Looking to the south along the eastern boundary of Lot 3A-5 from near the northeast corner of the lot 

Subject site at right center of photograph 
Taken by Matt Bender on 4/18/2018 
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Looking to the west along the northern boundary of Lot 3A-5 from near the northeast corner of the lot 

Subject site at left center of photograph 
Taken by Matt Bender on 4/18/2018 

 
 

 
Looking to the east along the northern boundary of Lot 3A-4 from near the northwest corner of the lot 

Subject site at right center of photograph 
Taken by Matt Bender on 4/18/2018 
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Looking to the south along the western boundary of Lot 3A-4 from near the northwest corner of the lot 

Subject site at left center of photograph 
Taken by Matt Bender on 4/18/2018 

 
 

 
Looking to the north along the western boundary of Lot 3A-4 from near the southwest corner of the lot 

Subject site at right center of photograph 
Taken by Matt Bender on 4/18/2018 



Subject Pictures Page 27 of 50 

 

Popelka Commerce Center Subdivision 
Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

 
 

 
Looking to the east along the southern boundary of Lot 3A-4 from near the southwest corner of the lot 

Subject site at left center of photograph 
Taken by Matt Bender on 4/18/2018 

 
 

 
Looking to the west along the southern boundary of Lot 3A-1A from near the southeast corner of the Lot 

Subject site at right center of photograph 
Taken by Matt Bender on 4/18/2018 
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Looking to the north from along the eastern boundary of Lot 3A-1A near the southeast corner of the lot 

Subject site at left center of photograph 
Taken by Matt Bender on 4/18/2018 

 
 

 
Looking to the south from along the eastern boundary of Lot 3A-1A near the northeast corner of the lot 

Subject site at right center of photograph 
Taken by Matt Bender on 4/18/2018 
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Looking to the southwest along the Suburban Ditch that runs through Lot 3A-4 

Taken by Matt Bender on 4/18/2018 
 
 

 
Cement culverts and other items located on the northern boundary of Lot 3A-5 

Taken by Matt Bender on 4/18/2018 
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SITE MAP 
 

 

Subject parcels outlined in purple. 
 

The subject property is an irregularly shaped site made up of three parcels with a gross area of 441,568 SF+.  Lot 3A-1A has a 

gross area of 159,671 SF +.  Lot 3A-4 has a gross area of 196,029 SF +.  This lot has an easement for a private drive that provides 

60’ of frontage along the north side of King Avenue East.  There is also a 30’ wide easement for the Suburban Ditch that runs 

through Lot 3A-4.  Lot 3A-5 has a gross area of 85,868 SF +.  This lot has an easement for a private drive that provides 60’ of 

frontage along the west side of South Billings Boulevard. 

 

King Avenue East and South Billings Boulevard have curb/gutters.  The private drive that provides access to the site – Commerce 

Way – is paved with some curb/gutter.  There is also paving and some curb/gutter on the private portion of Southgate Drive along 

the eastern boundary of the subject site.  

 

Vehicular access to the property is from a Southgate Drive and Commerce Way off King Avenue East and Commerce Way off 

South Billings Boulevard. 

 

The site is generally level and at grade with the adjacent roads and properties. 

 

Public sanitary sewer and water, natural gas, electricity, and phone service are available. 
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According to FIRM Map No. 30111C1270E, the site is not situated within a designated flood zone.  Yellowstone County is located 

within Seismic Zone 1. 

 

The physical inventory of the subject site did not reveal any other visual easements and/or restrictions, encroachments, nuisances, 

hazards, detrimental influences or private deed restrictions that would impact site utilization or value. 
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HIGHEST AND BEST USE 

 

In appraisal practice, the concept of highest and best use represents the premise upon which value is based.  The four criteria the 

highest and best use must meet are 1)  legal permissibility, 2)  physical possibility, 3)  financial feasibility and 4) maximum 

profitability.  Highest and best use analysis involves assessing the subject as if vacant and as improved. 

 

Vacant Land Highest and Best Use 

 

The site is situated within the Entryway General Commercial (EGC) Zoning District.  According to Billings City Code, this zoning 

district is designed to “provide a specialized classification for hotels, restaurants, and other tourist-related facilities near major 

highway interchanges.” 

 
This site is also subject to easements with covenants and restrictions (Document # 3666528) filed with the Yellowstone County 

Clerk and Recorder on 5/3/2013.  The easements with covenants and restrictions define how the property can be developed and 

maintained, but generally adhere to EGC Zoning District restrictions.  The easement for the Suburban Ditch (Document #290063, 

Book # 170, Page 184) filed with the Yellowstone County Clerk and Recorder on 3/1/1934, is also mentioned in the covenants and 

restrictions.  The covenants state the ditch can be relocated or enclosed with the approval of the Suburban Ditch Company.  There 

are also easements that provide access to, and signage along, South Billings Boulevard and King Avenue East. 

 

Refer to the following table for a summary of zoning requirements for properties situated in the EGC Zoning District: 

 

Zoning Requirements 

EGC Zoning Classification 
Minimum Lot Area in Square Feet 
Minimum Yard Requirements 
     Adjacent Interstate right-of-way 
     Adjacent any other right-of-way 
     Adjacent to a residential zone 
     Adjacent to non-residential zone 
Maximum Height 
Maximum Lot Coverage in Percent 

20,000 
 

25’ 
25’ 
25’ 
10’ 
40’ 

  50% 
  

 

The subject site does not appear to be situated in a designated flood hazard zone. 

 

The appraiser is not aware of any other private covenants, conditions or restrictions (CCR’s), nuisances, hazards or detrimental 

influences that run with the land.  A survey and the title report should be consulted for final determination. 

 

The subject parcel has a gross site area of 441,568 SF+.  All utility services are available.  Access to the site is from a Southgate 

Drive and Commerce Way off King Avenue East and Commerce Way off South Billings Boulevard.  The soils have not been 
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independently researched and no opinion as to the suitability for any specific use has been rendered by the appraiser.  In summary, 

there are no obvious physical deficiencies that preclude proper development of the site. 

 

Surrounding improvements include a city park, a hotel, fast-food restaurants and an auto repair shop with vacant land dispersed 

throughout the area. The South Billings Boulevard/Interstate 90 interchange is less than a mile away from the subject site. 

 

The subject site has convenient access from both King Avenue East and South Billings Boulevard.  Additionally, there are 

easements for signage along those arterial streets that would provide some visibility.  The subject site is located in close proximity 

to the interstate.  The most recent commercial development in the area has been a Taco Bell restaurant at 749 Commerce Way, the 

Comfort Suites hotel at 4908 Southgate Dr., the 4B’s Restaurant at 4907 Southgate Dr., the My Place Hotel at 4770 King Ave. 

East, the Popeyes Louisiana Kitchen at 750 Southgate Dr. and the America Family Restaurant at 4910 Southgate Dr. 

 

Realtors familiar with the area report restaurant and retail uses would probably desire a location on an arterial, which the subject 

property lacks.  Amend Park located to the north and west of the subject site draws a large number of visitors for games/events and 

lack of parking is a concern.  Because the subject site lacks significant arterial frontage and abuts a large city park/recreational 

facility, it would be desirable for uses compatible with the park. 

 

It is concluded that the maximally productive use of the subject sites as vacant may be for hotel, tourist-related or recreational uses 

or additional surface parking for Amend Park. 

 

Improved Property Highest and Best Use 

 

Not applicable at this point in time. 
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THE VALUATION PROCESS 

 

The valuation process is a systematic procedure which involves defining the problem, taking a physical inventory of the subject 

property, conducting a highest and best use analysis, selecting, collecting and analyzing the necessary data, reconciling the value 

indications and reporting the final value estimate(s). 

 

Appraisers usually consider three approaches to estimating the market value of real property, the Cost Approach, Income 

Capitalization Approach and the Sales Comparison Approach. 

 

The Cost Approach assumes that an informed buyer would pay no more than the cost of developing a similar property with the 

same utility.  This approach is applicable when the improvements are relatively new and represent the highest and best use of the 

land or when the property has unique or specialized improvements for which there are limited or no sales or income/expense data 

from comparable properties. 

 

The Income Capitalization Approach reflects the market’s perception of a relationship between the potential income a property can 

generate and its market value.  This approach converts the anticipated net operating income from the property into a value 

indication through capitalization.  The methods used to determine a value indication are direct capitalization and/or a discounted 

cash flow analysis.  This approach is generally used in appraising income-producing properties. 

 

The Sales Comparison Approach assumes that an informed buyer would pay no more for a property than the cost of purchasing 

another existing property with the same utility.  This approach is appropriate when there is an active market with sufficient and 

reliable data.  The Sales Comparison Approach is less reliable in an inactive market or when estimating the value of a property for 

which no comparable data is available.  The Sales Comparison Approach is often relied upon for owner-user properties. 

 

Reconciliation of the various approaches utilized to determine a value indication of a property into a conclusion of value is based 

on an evaluation of the quality and quantity of data available for each approach and the applicability of each approach to the 

property being appraised. 

 

Adjustments 

 

Comparable land and building sales and rent comparables have been considered herein.  Adjustments have been made reflecting 

anticipated market reaction to those items of significant variation between the subject and the comparable properties.  If a 

significant item in the comparable property is superior to or more favorable than the subject property, a minus (-) adjustment is 

made thus reducing the indicated value of the subject.   If a significant item in the comparable is inferior to or less favorable than 

the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject. 
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Specific dollar amounts or percentage adjustments have been utilized whenever possible.  When specific adjustments can not be 

extracted from the available data, qualitative analysis was utilized in estimating the value of the subject property.  Qualitative 

analysis is a technique used to develop a supportable or defensible opinion of value.  It is appropriate when one or more elements 

of comparison are known to affect value, but data are insufficient to estimate a specific lump sum or percentage adjustment.  It is 

not a shortcut to avoid the extraction of market-derived data. 

 

VALUATION METHODS SELECTED 

 

The following traditional valuation methods have been selected as being appropriate for estimating the defined value of the subject 

property. 

 

Cost Approach  Income Capitalization Approach  Sales Comparison Approach X 
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LAND/SITE VALUATION 
 
The sales comparison approach of estimating the value of the subject site will be utilized.  The price per square foot of gross site 

area is the unit of comparison commonly used in the community for this property type and will be emphasized.  Five sales of sites 

in the community were identified and analyzed  

 

LAND SALE LOCATION MAP 
 

 
 

Land Sale 1 is a corner site located at the corner of two private access roads just east of the Cabela’s parking lot south of King 

Avenue East and east of South Billings Boulevard.  The buyer purchased the property as an investment has listed the property for 

lease for a “built to suit” property.  This property has covenants and restrictions that limit uses. 

 

Land Sale 2 is made up of nine lots that are located to the to the north and west of Cabela’s south of King Avenue East and east of 

South Billings Boulevard.  The buyer purchased the lots as an investment and listed them for sale after the purchase.  One lot 

(Land Sale 1) subsequently sold.  This sale is subject to the same covenants and restrictions as Land Sale 1. 

 

Land Sale 3 is an interior site located west of Land Sale 1.  This site has frontage on the South Billings Boulevard/Interstate 90 

Interchange westbound off-ramp, but no access.  A My Place hotel has been developed on the site.  This site is subject to the same 

covenants and restrictions as Land Sales 1 and 2. 

 

Land Sale 4 is an interior site located just west of the intersection of King Avenue East and South Billings Boulevard, northwest of 

the South Billings Boulevard/Interstate 90 Interchange.  A Ledgestone Hotel has been developed on the site. 
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Land Sale 5 is an interior site located southwest of the South Billings Boulevard/Interstate 90 Interchange.  This site has frontage 

on the eastbound off-ramp, but no access.  There is a 30’ foot easement for the Suburban Ditch that runs through the property.  

This site was used to expand the adjacent Billings Police impound facility. 

 

Refer to the following page for a direct comparison summary for the subject site: 

 

Popelka Commerce Center Subdivision Lots 3A-1A, 3A-4 & 3A-5 
Summary Grid of Land Sales 

Item Subject Land Sale 1 Land Sale 2 Land Sale 3 Land Sale 4 Land Sale 5 
Sale Price 

 
$481,000  $2,250,000  $546,000  $500,000  $600,000  

Financing 
 

Cash Cash Cash Cash Cash 
     Adjustment 

 
$0  $0  $0  $0  $0  

Conditions of Sale 
 

Normal Normal Normal SIDs Normal 
     Adjustment 

 
$0  $0  $0  $22,375  $0  

Date of Sale 4/18/2018 9/22/2017 12/15/2016 9/2/2013 5/3/2013 2/22/2013 
     Adjustment 

 
$0  $0  $0  $0  $0  

Adjusted Sale Price 
 

$481,000  $2,250,000  $546,000  $522,375  $600,000  
Size 441,568 SF 64,124 SF 722,660 SF 68,259 SF 87,423 SF 99,225 SF 
Sale Price Per SF Site Area   $7.50 SF $3.11 SF $8.00 SF $5.98 SF $6.05 SF 

  
     

DIRECT COMPARISON 
 

     
Location Good Similar Similar Similar Similar Similar 
     Adjustment 

 
= = = = = 

Zoning EGC Similar Similar Similar Similar Similar 
     Adjustment 

 
= = = = = 

Arterial Frontage No Similar Superior Similar Superior Superior 
     Adjustment 

 
= - = - - 

Ditch Easement Yes Superior Superior Superior Superior Similar 
     Adjustment 

 
- - - - = 

Size 441,568 SF 64,124 SF 722,660 SF 68,259 SF 87,423 SF 99,225 SF 
     Adjustment 

 
($2.64 SF) $1.97 SF ($2.61) SF ($2.48) SF ($2.40) SF 

Indicated $/SF 
 

$4.86 SF $5.08 SF $5.39 SF $3.50 SF $3.65 SF 

 

Adjustments 

 

Financing – All of the sales were reported to be cash or cash equivalent transactions; no adjustments are warranted. 

 

Conditions of Sale – There were $22,375 in SIDs for curb/gutter and street improvements that the buyer assumed at the time of 

Land Sale 4; the SIDs will be added to the sale price.  There were no conditions of sale that had an impact on the sale price for the 

other land sales; no adjustments are warranted. 

 

Date of Sale – This item of adjustment is for time elapsed between the date of a sale and the date of valuation.  The sales span a 

time frame from 2/22/2013 to 9/22/2017 or up to 62 months prior to the date of valuation.  There are no land sales identified that 

suggest an upward adjustment for market conditions.  Therefore, the land sales analyzed are assumed to reflect current market 

conditions. 
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Location – The subject site is located in close proximity to the South Billings Boulevard/Interstate 90 interchange with good 

access.  All of the land sales are similar to the subject property with respect to location; no adjustments are warranted. 

 

Zoning – The subject site is situated in the EGC zoning district.  All of the land sales are similar to the subject property with 

respect to zoning; no adjustments are warranted. 

 

Arterial Frontage – The subject parcel is an interior lot that is served by private access roads.  Land Sales 2, 4 and 5 all have 

frontage on arterial streets, which is superior to the subject site; downward adjustments are warranted.  Land Sales 1 and 3 are 

similar to the subject site with respect to arterial frontage; no adjustments are warranted. 

 

Ditch Easement – The subject site has a 30’ easement for the Suburban Ditch that runs through the property.  Land Sale 5 also has 

a 30’ easement for the Suburban Ditch, which is similar to the subject site; no adjustment is warranted.  The remaining land sales 

are superior to the subject property with respect to ditch easements; downward adjustments are warranted. 

 

Size – Smaller sites typically have higher square foot prices.  Land Sale 2 is larger than the subject site; an upward adjustment is 

warranted.  Land Sales 1, 3, 4 and 5 are smaller than the subject site; downward adjustments are warranted.  Analysis of land sales 

in the area suggests an adjustment of $0.000007 SF difference in size.  The adjustment is calculated by taking the difference 

between the sale’s site size and the subject’s site size times $0.000007 SF.  Refer to the grid for the amount of adjustment for each 

land sale. 

 

Final Correlation and Conclusion of Land Value: 

 

The indicated adjusted value range is $3.50 SF to $5.39 SF with a mean of $4.50 SF and a median of $4.86 SF.  Land Sales 1, 2 

and 3 are in the upper half of the indicated range.  These sales are all located near Cabela’s and Sam’s Club between King Avenue 

East and Interstate 90.  While these sites are subject to covenants and restrictions in addition to zoning, it should be noted that most 

of those covenants and restrictions are designed limit uses that would be in competition with Cabela’s and Sam’s Club.  These sites 

are superior with respect to interstate visibility and arterial access and were fully improved with utilities at the time of the sale.  

These sale are superior overall to the subject property.  This suggests a value of less than $4.86 SF. 

 

Land Sales 4 and 5 are both in the lower half of the indicated range.  Land Sale 5 is similar to the subject property with respect to 

the fact the Suburban Ditch runs through this sale.  However, Land Sale 5 has arterial frontage and interstate visibility.  This 

suggests a value less than $3.65 SF.  Land Sale 4 is the most similar sale with respect to location and is subject to the same zoning, 

covenants and restrictions as the subject property.  But the Suburban Ditch does not enter this property.  This suggests a value of 

less than $3.50 SF. 

 

It is not clear where the value of the subject property should fall.  This property is unique because it’s zoned Entryway General 

Commercial but lacks significant arterial frontage and has a ditch easement.  A specific dollar or percentage adjustment for having 



Land/Site Valuation Page 40 of 50 

 

Popelka Commerce Center Subdivision 
Block 1, Lots 3A-1A, 3A-4 and 3A-5, Billings, MT 
SBURA2018-3 

Matt Bender, Real Estate Appraiser and Consultant 
 

 

a ditch easement could not be extracted from the land sales.  And although the ditch could be rerouted or enclosed, it would be an 

additional cost of development that would have some influence on land value. 

 

The landowner has signed a Letter of Intent to sell the property to the South Billings Urban Renewal Association for $1,250,000 or 

$2.83 SF.  An analysis of the land sales indicates a value of less than $3.50 SF.  Brokers on both sides of the proposed sale report 

the presence of the ditch was a key factor when they negotiated the sales price.  Considering all the above, it is concluded that 

$2.83 SF is reasonable and supports the negotiated sales price of $1,250,000. 

 

The estimated market value of the subject site is 441,568 SF x $2.83 SF = $1,250,000 (R). 
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COST APPROACH 
 

The subject property is vacant land.  Therefore a value opinion by the Cost Approach has not been included in this report. 
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INCOME CAPITALIZATION APPROACH 

 

There were no sales of leased vacant sites similar to the subject property identified.  Therefore, a value by the Income 

Capitalization Approach has not been included in this report. 
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SALES COMPARISON APPROACH 
 

Direct Comparison 

 

In this approach, the market value of the subject property is estimated by direct comparison analysis.  Refer to the Land/Site 

Valuation section of this report. 

 

HISTORY 
 

The subject property is owned by Popelka Enterprises LLC.  South Billings Urban Renewal Association signed a Letter of Intent 

dated 3/21/2018 to purchase the property for $1,250,000. 

 

Indication of Sale – 

 

Sale Price       $1,250,000 

Land      441,568 SF 

         $1,250,000/441,568 SF = $2.83 SF 

 

Analysis indicates that this purchase price appears to be reasonable and supportable. 

 

EXPOSURE TIME 
 

Exposure times for vacant land sales in this area of the community are limited.  While the subject site could be developed with a 

stand-alone facility, assemblage with adjacent properties for expansion is possible.  The subject parcel is situated near an interstate 

interchange and has convenient access.  There is a limited number of vacant sites of this size available for development in this area 

of the community.  Based on the current demand/supply for similar properties and the location subject property, the best estimate 

of a reasonable exposure period for the subject property assuming proper pricing and marketing may be at least 12 months. 
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CERTIFICATION OF VALUE 
 
The undersigned certifies that to the best of my knowledge and belief, 
 

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

 The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting conditions and 
are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

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

with respect to the parties involved. 
 

 I have performed no appraisal services, as an appraiser or in any other capacity, regarding the property that is the subject 
of this report within the three-year period immediately preceding acceptance of this assignment. 

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

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

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

value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 

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

Standards of Professional Appraisal Practice. 
 

 I certify that to the best of my knowledge and belief, the reported analysis, opinions, and conclusions were developed, and 
this report has been prepared in conformity with the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

 
 I certify that the use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives. 
 

 As of the date of this report, I have completed the Standards and Ethics Education Requirements for Practicing Affiliates 
of the Appraisal Institute. 

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

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

 
 
Respectfully submitted, 

 
Matt Bender 
Certified General Real Estate Appraiser 
State Of Montana License No. REA-RAG-LIC-9279 
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PLAT MAP LOT 3A-1A 
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PLAT MAP LOTS 3A-4 & 3A-5 
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APPRAISER’S QUALIFICATIONS 
 

Summary of Qualifications 
Matthew L. Bender 

 
Certification 

 
Montana Board of Real Estate Appraisers Certified General Appraiser, License No. REA-RAG-LIC-9279 awarded June 2017. 
 
 

Professional Affiliations 
 

Practicing Affiliate of Appraisal Institute 
 
 

Work Experience 
 

June 2017 to Present:  Full-time independent fee appraiser doing business as Matt Bender, Real Estate Appraiser and Consultant. 
 
March 2012 to March 2017:  Appraiser Trainee working under the supervision of Mentor Appraiser George L. Simek. 
 
February 2005 to January 2012:  Assistant General Manager, Billings Mustangs Professional Baseball Club, Billings, Montana. 
 
October 2003 to February 2005:  Reporter, KTVQ-Television, Billings, Montana. 
 
March 2003 to October 2003:  Game producer for MLB.com, the official website of Major League Baseball.  
 
August 1998 to August 2002:  Sales/Customer Service for Ryan Distributing, Billings, Montana. 
 
February 1995 to August 1998:  Reporter, The Billings Gazette, Billings, Montana. 
 
July 1993 to February 1995:  Reporter, The Montana Standard, Butte, Montana. 

 
Education 

 
B.S. in Journalism, 1993, University of Oregon, Eugene, Oregon. 
 
Real Estate Education 
 
Appraisal Institute Courses – 
 
 Basic Appraisal Principles    General Appraiser Sales Comparison Approach 
 Basic Appraisal Procedures   General Appraiser Market Analysis Highest & Best Use 
 15-hour National USPAP Course   General Appraiser Site Valuation & Cost Approach 
 Business Practices and Ethics   General Appraiser Report Writing & Case Studies 
 Advanced Income Approach   Real Estate Finance, Statistics & Valuation Modeling 
 
McKissock Courses – 
 
 General Appraiser Income Approach 
 

Property Types Appraised/Reviewed 
 

Warehouse    Retail    Veterinary Clinic/Kennel 
Multi-family    Service    Office/Shop/Warehouse 
Subsidized Housing   Vacant Land   Office/Condominium 
Professional Office   Airplane Hangar   Office/Retail/Strip Center 
Truck Service Shop   Mini-Storage Warehouse  Drive-through Bank 
Restaurant/Casino 
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APPRAISAL REVIEW SUMMARY 
 

             
Subject of Appraisal Review Assignment:   Lots in Popelka Commerce Subdivision adjacent Amend Park 
             
Location of Parcels:     King Ave. East & So. Billings Boulevard, Billings, MT 
 
Property Legal Description:    Lots 3A-1, Lot 3A-4, Lot 3A-5 of the Popelka Commerce 

Center Subdivision, in Sec. 8, T1S, R26E, Yellowstone 
County, MT. 
 
Containing 10.137 +/- gross acres  

 
Project Number(s):     N/A 
 
Designation:      So. Billings Urban Renewal District TIF 
 
Reviewer's Client & Intended Users:     Steven Zeier, SBURA Authorized Representative 
             
Client Contact / Department:      Steven Zeier, SBURA Authorized Representative 

NAI Business Properties 
3312 4th Avenue North, 
Billings, MT  59101 

 
Client Contact Phone Number:     406-670-6969 
             
Intended User(s) of Review:      SBURA, City of Billings 
             
Intended Use of Reviewer's Opinions and Conclusions:  Quality control, audit, qualification, or confirmation of the  
        appraiser’s work product. 
 
Purpose of the Review Assignment:  Determine if the appraisal is adequately supported and in 

compliance with all appropriate standards.  This review does 
NOT require the development of the reviewer's opinion of 
value. 

 
Size of Acquisition Parcel(s):    10.137 gross acres in fee interest 
 
Property Interest Appraised:     Surface Rights of Ownership (Encumbered Fee) 
 
Concluded Value Estimate:    $890,000 
 
Effective Date of Work Under Review:   03 May 18 
             
Date of the Report Under Review:   07 Jun 18 
 
Effective Date of the Review:      14 Jun 18 
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Appraiser’s Name / Firm Name:    David C. Thomas, MAI 
        Thomas Appraisal Services, Inc. 
        175 No. 27th Street, Suite 1220 
        Billings, MT  59101 
 
Reviewer / Firm Name:        Steven M. Repac, The Appraisal Group, Ltd. 
        1533 Clark Avenue, Billings, MT  59102 

Montana Certified General Appraiser No. 58 
 

 
SCOPE/EXTENT OF THE REVIEW PROCESS 

 
When the term Appraisal Review is used herein it refers to the accompanying documentation.  In 
reviewing the content and conclusions of the Appraisal Report, the reviewer completed the following 
specific procedures, which were considered necessary to produce a credible assignment: 
 

PROCEDURE GUIDELINES YES NO 

Reviewed the appraisal request form and engagement letter/contract. 
  
 X 

 
Read the Appraisal Report prepared for the property. X  

Inspected the subject property and surrounding market area. 
  
X  

 
Inspected the comparable properties cited in the Appraisal Report (either on-the-
ground or from aerial photos). X  
 
Confirmed some/all of the comparable sales either through public records or a 
party with direct knowledge of the transaction. 

  
X  

 
Conducted an independent market search to determine if additional transactions 
should have been considered within the Appraisal Report. 

  
X  

 
Reviewed various methodologies applicable to this assignment for completeness. X  
 
Math calculations were verified for the following:   
 
  Cost Approach N/A  
  Sales Comparable Grids X  
  Cash Equivalencies and Present Worth Calculations N/A  
  Overall Adjustments X  
 
 
Floor plans were reviewed: N/A  
 
Area calculations were checked: N/A  
 
The legal descriptions were reviewed and confirmed: (as far as possible) X  
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SUMMARY OF REVIEWER'S OBLIGATORY OPINIONS 
 
 
1.  The Reviewer's opinion as to the completeness of the report under review given the scope of work applicable in the 
assignment:  
             
The appraiser appears to have sufficiently described the subject and the neighborhood area, developed a conclusion as to the 
Highest and Best Use of the parcel, and used all applicable approaches to value in the report.  The appraiser does consider 
additional analysis for factors such as entrepreneurial incentive, construction contingency costs, a possible discount for a bulk 
sale and the possible impact that competitive lot listings have on the value of the subject property.  The final report is 
considered to be an adequately completed appraisal.   
 
2.  The Reviewer's opinion as to the apparent adequacy and relevance of the data and the propriety of any adjustments to 
the data given the scope of work applicable in the assignment: 
             
Sales data was used to bracket the subject property’s salient characteristics; the bracketing appears to have been within 
"normal" or "typical" market parameters.  The adequacy of the comparable sales is considered to be satisfactory given the 
few sales that share pertinent characteristics with the undeveloped subject platted lots.  The comparable sales used in the 
report were considered among the best available at the time of the report.  All adjustments to the sales appear plausible and 
were supported to the best extent possible by factual market evidence or secondary data. 
 
3.  The Reviewer's opinion as to the appropriateness of the appraisal methods and techniques used and develop the 
reasons for any disagreement given the scope of work applicable in the assignment: 
 
The Sales Comparison approach was the only approach used in this report; it was considered to be appropriately developed 
and applied. 
 
4.  The Reviewer's opinion as to whether the analyses, opinions and conclusions in the report under review are 
appropriate and reasonable given the scope of work applicable in the assignment and develop the reasons for any 
disagreement: 
 
It appears, from my study of the appraisal and the comparable sales used, that the analyses of the subject property are 
generally consistent with my observations for a completed task assignment.  The conclusions of value by the appraiser seem 
to be appropriate and reasonable from my review. 
 
5.  Other pertinent information relating to this report: 
 
None applicable. 
 

 
6.  Conclusions of Appraisal Report Under Review: 
 
The appraiser initiates a fairly comprehensive search for appropriate sales data and in my opinion collects suitable sales data 
that is fitting and proper for the assignment.  The appraiser bracketed the subject property with sales data that would seem apt 
for analysis.  The conclusion of value for the subject property is thought to have been produced from correctly completed 
research and analyses.  The appraiser does consider additional analysis for factors such as entrepreneurial incentive, 
construction contingency costs, a possible discount for a bulk sale and the possible impact that competitive lot listings have 
on the value of the subject property.  This analysis has produced a credible result.  
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A. Status of the Reviewed Appraisal Report 
 
This appraisal report has been recommended ☒ as the basis for the establishment of the amount believed to be just 
compensation. 
 
This appraisal report has been accepted ☐ (meets all requirements, but not selected as recommended or approved). 
 
This appraisal report was ☐ not accepted. 
 
 
B. Summation of Concluded Value 
 
Encumbered Fee Interest 
    Gross 
    Acres  $/Ac.  $/Sq. Ft.  Total $ 

     Proposed Acquisition:  10.137  $  87,797 $2.02  $890,000 
 
Encumbered Fee Interest 
    Net 
    Acres  $/Ac.  $/Sq. Ft.  Total $ 

     Proposed Acquisition:    7.872  $113,059 $2.60  $890,000 
 
Final Concluded Value          $890,000 
 

  



The Appraisal Group, Ltd.  Popelka Comm. Sub. Lots – Thomas Review 
1533 Clark Avenue  SBURA & City of Billings 
Billings, MT  59102 Page 5 of 5 6/18 

 

 
CERTIFICATION 

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

• The statements of fact contained in this report are true and correct.  
• The reported analyses, opinions, and conclusions are limited only by the assumptions and limiting 

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

• I have no present or prospective interest in the property which is the subject of the work under 
review, and no personal interest with respect to the parties involved. 

• I have performed no services, as an appraiser or in any other capacity, regarding the property that 
is the subject of the work under review within the three-year period immediately preceding 
acceptance of this assignment. 

• I have no bias with respect to the property that is the subject of the work under review or to the 
parties involved with this assignment. 

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

• My compensation is not contingent on an action or event resulting from the analyses, opinions, or 
conclusions in this review or from its use. 

• My compensation for completing this assignment is not contingent upon the development or 
reporting of predetermined assignment results or assignment results that favors the cause of the 
client, the attainment of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal review. 

• My analyses, opinions, and conclusions were developed and this review report was prepared in 
conformity with the Appraisal Foundation’s Uniform Standards of Professional Appraisal 
Practice, and complies with those areas of the Uniform Appraisal Standards for Federal Land 
Acquisitions that might require invocation of USPAP’s Jurisdictional Exception Rule (see Scope 
of Work for details). 

• I have [  X  ] have not [    ] made a personal inspection of the property of the work under review.  
• No one provided significant appraisal or appraisal review assistance to the person signing this 

certification. 
             

 I do not authorize the out-of-context quoting from, or partial reprinting of this Appraisal 
Review.  

 
 Further, neither all nor any part of this Appraisal Review shall be disseminated to the general 

public by the use of the media for public communication without the prior written consent of 
the review appraiser signing this Appraisal Review.         

 

 
______________________________________  Date:  09 May 18 
Steven M. Repac, MT. Certified General No. 58 
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APPRAISAL REVIEW SUMMARY 
 

             
Subject of Appraisal Review Assignment:   Lots in Popelka Commerce Subdivision adjacent Amend Park 
             
Location of Parcels:     King Ave. East & So. Billings Boulevard, Billings, MT 
 
Property Legal Description:    Lots 3A-1, Lot 3A-4, Lot 3A-5 of the Popelka Commerce 

Center Subdivision, in Sec. 8, T1S, R26E, Yellowstone 
County, MT. 
 
Containing 10.137 +/- gross acres  

 
Project Number(s):     N/A 
 
Designation:      So. Billings Urban Renewal District TIF 
 
Reviewer's Client & Intended Users:     Steven Zeier, SBURA Authorized Representative 
             
Client Contact / Department:      Steven Zeier, SBURA Authorized Representative 

NAI Business Properties 
3312 4th Avenue North, 
Billings, MT  59101 

 
Client Contact Phone Number:     406-670-6969 
             
Intended User(s) of Review:      SBURA, City of Billings 
             
Intended Use of Reviewer's Opinions and Conclusions:  Quality control, audit, qualification, or confirmation of the  
        appraiser’s work product. 
 
Purpose of the Review Assignment:  Determine if the appraisal is adequately supported and in 

compliance with all appropriate standards.  This review does 
NOT require the development of the reviewer's opinion of 
value. 

 
Size of Acquisition Parcel(s):    10.137 gross acres in fee interest 
 
Property Interest Appraised:     Surface Rights of Ownership (Encumbered Fee) 
 
Concluded Value Estimate:    $1,225,900 
 
Effective Date of Work Under Review:   18 Apr 18 
             
Date of the Report Under Review:   08 Jun 18 
 
Effective Date of the Review:      14 Jun 18 
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Appraiser’s Name / Firm Name:    Matthew L. Bender, Real Estate Appraiser No. 9279 
        Matt Bender Real Estate Appraiser & Consultant 
        2320 3rd Avenue North 
        Billings, MT  59101 
 
Reviewer / Firm Name:        Steven M. Repac, The Appraisal Group, Ltd. 
        1533 Clark Avenue, Billings, MT  59102 

Montana Certified General Appraiser No. 58 
 

 
SCOPE/EXTENT OF THE REVIEW PROCESS 

 
When the term Appraisal Review is used herein it refers to the accompanying documentation.  In 
reviewing the content and conclusions of the Appraisal Report, the reviewer completed the following 
specific procedures, which were considered necessary to produce a credible assignment: 
 

PROCEDURE GUIDELINES YES NO 

Reviewed the appraisal request form and engagement letter/contract. 
  
 X 

 
Read the Appraisal Report prepared for the property. X  

Inspected the subject property and surrounding market area. 
  
X  

 
Inspected the comparable properties cited in the Appraisal Report (either on-the-
ground or from aerial photos). X  
 
Confirmed some/all of the comparable sales either through public records or a 
party with direct knowledge of the transaction. 

  
X  

 
Conducted an independent market search to determine if additional transactions 
should have been considered within the Appraisal Report. 

  
X  

 
Reviewed various methodologies applicable to this assignment for completeness. X  
 
Math calculations were verified for the following:   
 
  Cost Approach N/A  
  Sales Comparable Grids X  
  Cash Equivalencies and Present Worth Calculations N/A  
  Overall Adjustments X  
 
 
Floor plans were reviewed: N/A  
 
Area calculations were checked: N/A  
 
The legal descriptions were reviewed and confirmed: (as far as possible) X  
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SUMMARY OF REVIEWER'S OBLIGATORY OPINIONS 
 
 
1.  The Reviewer's opinion as to the completeness of the report under review given the scope of work applicable in the 
assignment:  
             
The appraiser described the subject and the neighborhood area, developed a conclusion as to the Highest and Best Use of the 
parcel, and used the Sales Comparison approach to value in the report.  However, the final report is not considered to be an 
example of a complete appraisal, due to the absence of consideration for factors such as entrepreneurial incentive, 
construction contingency costs, and a possible discount for a bulk sale that are pertinent to the conclusion of value.   
 
2.  The Reviewer's opinion as to the apparent adequacy and relevance of the data and the propriety of any adjustments to 
the data given the scope of work applicable in the assignment: 
             
The adequacy of the comparable sales is considered to be satisfactory given the few sales that share pertinent characteristics 
with the undeveloped subject platted lots.  The comparable sales used in the report were considered among the best available 
at the time of the report.  Sales data was used to bracket the subject property’s salient characteristics and the bracketing 
appears to be within "normal" or "typical" market parameters; however, the adjustments to the sales do not reflect 
consideration for factors such as entrepreneurial incentive, construction contingency costs, and a possible discount for a bulk 
sale.   
 
3.  The Reviewer's opinion as to the appropriateness of the appraisal methods and techniques used and develop the 
reasons for any disagreement given the scope of work applicable in the assignment: 
 
The appraisal methods and techniques used in this report are not considered to be fully developed and applied.  No 
consideration is given to factors such as entrepreneurial incentive, construction contingency costs, and a possible discount for 
a bulk sale, and the final reconciliation of value does not reflect consideration for the affect that competitive properties 
(economic supply and demand) might have on the value of the subject property. 
 
4.  The Reviewer's opinion as to whether the analyses, opinions and conclusions in the report under review are 
appropriate and reasonable given the scope of work applicable in the assignment and develop the reasons for any 
disagreement: 
 
It appears, from my study of the appraisal and the comparable sales used, that the analysis of the subject property generally 
stops short of a completed task assignment.  Because the considerations of factors such as entrepreneurial incentive, 
construction contingency costs, a possible discount for a bulk sale and the availability of competitive lots for sale were not 
explored or analyzed the overall conclusion of value by the appraiser does not appear credible. 
 
5.  Other pertinent information relating to this report: 
 
None applicable. 
 
6.  Conclusions of Appraisal Report under Review: 
 
The appraiser initiates a fairly comprehensive search for appropriate sales data and in my opinion collects suitable sales data 
that is fitting and proper for the assignment.  The appraiser bracketed the subject property with sales data that would seem apt 
for analysis.  In appraisals of platted but undeveloped land however, additional analysis should be undertaken to consider 
factors such as entrepreneurial incentive, construction contingency costs, a possible discount for a bulk sale and the possible 
impact that competitive lot listings have on the value of the subject property.  The absence of consideration for these factors 
erodes the credibility of the overall report. 
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A. Status of the Reviewed Appraisal Report 
 
This appraisal report has been recommended ☐ as the basis for the establishment of the amount believed to be just 
compensation. 
 
This appraisal report has been accepted ☐ (meets all requirements, but not selected as recommended or approved). 
 
This appraisal report was ☒ not accepted. 
 

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

• The statements of fact contained in this report are true and correct.  
• The reported analyses, opinions, and conclusions are limited only by the assumptions and limiting 

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

• I have no present or prospective interest in the property which is the subject of the work under 
review, and no personal interest with respect to the parties involved. 

• I have performed no services, as an appraiser or in any other capacity, regarding the property that 
is the subject of the work under review within the three-year period immediately preceding 
acceptance of this assignment. 

• I have no bias with respect to the property that is the subject of the work under review or to the 
parties involved with this assignment. 

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

• My compensation is not contingent on an action or event resulting from the analyses, opinions, or 
conclusions in this review or from its use. 

• My compensation for completing this assignment is not contingent upon the development or 
reporting of predetermined assignment results or assignment results that favors the cause of the 
client, the attainment of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal review. 

• My analyses, opinions, and conclusions were developed and this review report was prepared in 
conformity with the Appraisal Foundation’s Uniform Standards of Professional Appraisal 
Practice, and complies with those areas of the Uniform Appraisal Standards for Federal Land 
Acquisitions that might require invocation of USPAP’s Jurisdictional Exception Rule (see Scope 
of Work for details). 

• I have [ X ] have not [    ] made a personal inspection of the property of the work under review.  
• No one provided significant appraisal or appraisal review assistance to the person signing this 

certification. 
             

 I do not authorize the out-of-context quoting from, or partial reprinting of this Appraisal 
Review.  

 
 Further, neither all nor any part of this Appraisal Review shall be disseminated to the general 

public by the use of the media for public communication without the prior written consent of 
the review appraiser signing this Appraisal Review.         

 

 
______________________________________  Date:  14 Jun 18 
Steven M. Repac, MT. Certified General No. 58 
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