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August 19, 2019

Limit of Liability

The liability of Coldwell Banker Commercial is limited to the fee collected from the client. We assume no responsibility for any costs incurred to discover

or correct any deficiencies of any type present in the property...physically, financially or legally. This Opinion should not be used in lieu of a Complete
Appraisal Report prepared by a qualified Commercial Appraiser.

Fee: N/A

A Warmer

Signature

George A Warmer, Broker Owner
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Alleyway Between N 17th St & N 16th St
Billings, MT 59101

The alleyway runs north and south between N 17th St and N 16th ST. The alleyway is approximately 300’ long between 2nd ave N and 1st Ave N as well as a
150’ long section between 1st Ave N and Montana Ave.

Sales Comparison Evaluation: $74,790
Income Evaluation: N/A
Cost Approach Evaluation: N/A

INDICATED $74,790 USD (rounded)
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Overview Site Specs

Client
] & S Properties Inc

Property Owner N
J & S Properties Inc Building

Property Address Approx.  None

Alleyways with boundaries located between N
17th St & N 16th St and 2nd Ave N and Montana Ave Zoning East Billings Central Works

Property Legal

Alleyway located between BILLINGS ORIGINAL TOWNSITE, $33, TO1 N,
R26 E, BLOCK 81, Lot 1 - 24, (09) and BILLINGS ORIGINAL TOWNSITE, $33, TO1
N, R26 E, BLOCK 120, Lot 13 - 24

Lot Size
Approx. 9,000 SF

CBCMONTANA. cComM Coldwell Banker Commercial
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Building Specs
Property Type: City Alleyway
Year Built: N/A
Building Square Footage: N/A
Land Square Footage: 9,000
Water: N/A
Sewer: N/A
Power: N/A
Gas: N/A
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Area Description

The subject property is located in the City of Billings, Montana, which is situated in the south central region
of Montana State in Yellowstone County.
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Site Details

Subject property borders:

North East Billings Central Works
South East Billings Central Works
East East Billings Central Works
West East Billings Central Works

Trends, Future Outlook of Billings

The Billings area is a major financial, medical, wholesale and retail center. Agricultural products, natural resources, health care, retail,
wholesale trade and tourism have contributed to area growth.
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Definitions of Value

As Commercial Agents at Coldwell Banker Commercial, we assist Landlords in an Agency Relationship i.e. the Listing of Prop-
erty. To establish a lease rate we use the three common methods of appraisal listed below. However, one should be aware
that there exists an ebb and flow to Real Estate Transactions in which at any given time, depending on need, properties can
and do fluctuate in value. The “Gold Standard” which exists is the consummation of a transaction resulting in a executed
lease establishing the actual “Market Rate”. (see below) Additionally, one must realize that all methodology is based on the
principal of substitution in which like properties are evaluated and graded with respect to the subject.

Market Value

The most probable sale price which a property should bring in a competitive and open market under all conditions requisite

to a fair market value. Both buyer and seller are to act prudently, knowledgeably and assuming the value is not affected by
undue stimulus.
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Sales Comparison Approach

By analyzing the valuation factors for similar property that is offered for sale in the open market, one can produce a duplicate of the subject

property and thus estimate the subject value. It must be realized, no two properties are ever exactly alike and adjustments must be made for
the items of dissimilarity.

Income Capitalization Approach (Not Considered)

Analysis of a property in terms of its ability to provide sufficient net annual return on investment capital is an important means of validating the
market value indicated by the Lease Comparison Approach. The estimate is developed in the income capitalization approach by capitalizing the
projected net income at a rate commensurate with the investment risks inherent to the ownership of the property.

Cost Approach (Not Considered)

The Author makes no representations to the accuracy of the information provide below as said estimate only represents the Author’s opinion

related to prior construction projects. For specific estimated/actual construction costs, reviewer should consult a licensed contractor, architect,
and/ or engineer.

The Cost Approach was not used for the purposes of this evaluation

Exclusions

Furnishings, equipment, personal property or business operations have been disregarded with only the improved real estate being considered
in the value estimate, unless otherwise stated.
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Sale Comparison Approach related to Subject Property

The Sales Comparison Approach is based upon the assumption that there is adequate activity within a given market area to compare market rates.

Time, land/building mix, location, quality and condition are factors of adjustment in the normalization.

Subject
Sales Date 9/2018 4/2014 6/2013
Sale Price $84.000 $190,000 $1,250,000
Alleyways 221 N 18th St 1611 3rd Ave N Block 257

Address Billings, MT 59101 gijlings, MT 59102 Block 33 Lots 1-6 Lots 2-23
Land Sq. Ft 9,000 SF 10,500 SF 21,000
Building Sq. Ft
Total Land Sg. Ft 9,000 SF 10,500 SF 21,000 SF 291,460 SF
Zoning East Billings East Billings East Billings Controlled

Central Works Central Works Central Works Industrial
Year(s) Built
Price per SQFT Land $8.00 $9.05 $4.95
*Adjusted Value PSF $7.95
Average $/sqft $8.33
Estimated Value $74,970
Adjusted for size &
Demolition Costs
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Income Approach

The method uses a modified version of the Direct Capitalization Approach by estimating potential gross income and deducting estimated vacan-
cy losses and typical expenses such as real estate taxes, property insurance, utilities, etc., from which NOI (net operating income) is deduced. To
calculate value a market derived (lending & equity returns, etc.) overall CAP rate is applied to NOI.

The income approach was not used for this evaluation.
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Cost Approach

The cost approach to value represents a summation of the contributory value of land and factored depreciation of improvements. Land costs are
directly extracted from the market. Area land sales that have some similar utility are used as comparables. The properties will have different lo-
cations and most likely are of distinct size and shape. They may have dissimilar zoning or even be in varying stages of on and off site improve-
ments i.e. water and sewer, etc. They must be able to be used for similar purposes.

The cost approach was not used for this evaluation.

CBCMONTANA.COM

Coldwell Banker Commergial
CBS

1215 24Th St West

Billings, MT 59102
406.656.2001




COLDWEILL

Weighted Value

BANKER
COMMERCIAI

CBS

Scction |

Value Change and Alteration of Opinion

The estimated value is subject to change with market movement over time; value is highly related to exposure,
time, promotional effort, terms, motivation and conditions surrounding the offering. The estimate considered

the productivity and relative attractiveness of the property physically and economically in the marketplace as it
contributes to an economic or social need.

Report of Defined Value

With adequate verified data of information available, we can estimate the lease rate with careful consideration
of the two approaches selected for this evaluation. Sometimes relative data regarding the subject property

does not exist. When this occurs, we use best judgment and apply those approaches with sufficient data to
give relativity to our opinion.
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Nondisclosure State

The client should understand that the State of Montana is a nondisclosure jurisdiction. Consequently, lease rates for real
estate transactions are not publicly recorded and no centralized database of comparable leases exists. Additionally, no
one associated with a particular transaction is obligated to release or verify lease terms. Therefore, it is possible that
there are leases for comparable properties of which we have no knowledge or incomplete knowledge.

Modifications

The author reserves the right to alter statements, analysis, conclusion or any value estimate in the opinion if there be-

comes known to the author facts pertinent to the process which were unknown to the author at the time of report prep-
aration.

Copies, Publication, Distribution, or Other Use of the
Opinion

Possession of this report or any copy thereof does not carry with it the right of publication; the physical report remains
the property of the Author for the use of the client, the fee being for the analytical services only.

CBCMONTANA.COM

Coldwell Banker Commercial
CBS

1215 24Th St West
Billings, MT 59102
406.656.2001




Ornion Details

COLDWELI

BANKER
COMMERCIAL

CBS

Amy comnmntn or queshons regacding the web mim wmy e dueted e e Wk Dol

reae o — T —
Illf Orion Detail
e Rl e o - —~
[etanemmer N ety gy A eyt b msrerpiei
Oria: tall -
™ Dot Crermcr Informaces
Lol e L Tl mmmas oy ol e
AT s S PRt Sty T g et - R — ya nec i
T e
Cremer Tfsrmarion — Q1 w25 33 e 120000
. 9T AV N KD Lm0 391 -
prite enLDws TousmTE. .
- o ™ {2 omgs T — = CuOIMOMAL AN, TOL M, R R, KLOCK, Lom 12, oy
e ) Blee Dmta [ viva Qe |
Cme 5103554 1000w
pran— e B w s e w01
Trae— R e sousma Atk To) K B HLOCK 120, L 1030 oroserrerre e — -
ki BT - Tupmved Devpmy - Citem. [P h— [t -
A e — st
FiNap——— 20 Sy Py Tepagrapmey
Other Bullding and Yard Impreresments
e - Type Qo Ao Unl Chrar et
it Duta | Ve Comiia | IS D g =TT Y et 5 VPR~
0.0005TeITe  Lecases. - Commarciat Ar
i et - m8n 03800 Froumma Mo Sz x Courra) Bsamems Diamicrvs sy - Skt tkess men Toxy Ve direcued 10 tee Sab Denioper.
(aitaas toem O fremny SR el
i, iy 3
Vo 000 nq v Wovopar 1
Other Budling and Vard Iaprmvrsnrmur
Cote = Ty prim ik .
CPAL- Peve et T — =
51 e vy v e = v in

CBCMONTANA.COM

Coldwell Banker Commercial
CBS

1215 24Th St West

Billings, MIT 59102
406.656.2001




Property Tax Details

COLDWEILL
BANKIER
COMMERCIA

CBS

iy e fer e e e

‘ niSsrmens Comey, Moattmn
'l‘i“ll-"-l.nllll__rl.l.«‘ e
£
ATEREm AN Ofun = ay s Ownar information
Owtor infarmaion: Tl e Ourmer sndrary o wsind Sy U Mattens Depurimest of Bevemme = oo opden
et g "DOR effies 32 2802900, Roceed 12 he
P b vogbied L ? an= = b e ¥
irises > ol m..rl 3300 7 o - ‘v sl wll e iy 2 e 't s
Lt TR e
P L T p—" TexI: ADOIT2
TxD: ADST3 .ni_..ul.u-....a Jas v
Primmry Owner Nomen: 1kS PROPERTIES, INC Qe Eliatocy 2019 Maitmg Addwmt: “!ﬂmﬂgﬂﬁg
 Mading Addyvas: 1S FROPERTIES, INC BILLINGE. MT 390713
EEEE:“ 50107-1292 ﬁ .:._n jd _a,.ﬂ»m bi]
- @ S
Praparry Addrac 6TH ST Sbirvgae %ﬁ.%ﬁ Hock- 120 L 13
st 1N Rmger 6E Secior 33  BILLINGS CRNENAT TOWNEITE, 551, 707 K, I8 E BLOKCE 1% Lor
Sbehvisio ORKENAL TOWNSIE Blk: 13 Loc 19 Falilenl 3 g
BILLINGS ORRENAL TOWNSITE, 33, TO) % B4 £ SLOCE 130, Lat Coslinly 2140335341100 0000
Fallagal 5 34 B a e (M 2wt o e menr propanes
GeoCale: M-103)-13-4-11-02-0000 Property Assssamant Information
it oo . (MY Y wovk for STeme mevesr pyopurtia ) FAST FLIINGS
Proparty Asseesment Information 910 Ao Vit Smmary
Levy Districr: EAST BILLINGS URBAN RENEW Armwd g Wil = §. 138,363
2015 Asmmped Visher Sumvmurry el Eollieg ) Ui L
Ao Ll Vile =5 15816200 Tend Avsacaad tihar =% 1270020
Ascamd Bodngl) ek = 24,538.00
Toteh Asmarod Valoe = $ 122,700, .00 Acaeced Valag Dotad Tax Yeur: 2019
Clam Code: Amoux
Aned Valor Detall Tz Vaar: 2019 207 - Comuercial Ciry or Town Lam =$. 13,1610
Cam Cole Amomt 3307 - Ieymovests an Coxomersial City or Town Lon =$  24,538.00 S— [ S T—
2207 - Cormpearul City o Towa Low = $ 15116200 Tomd =1 183 70000
3307 - Eprsoverneass an Cammareaal City or Town Lok =$ 24,5300
Toml=$ 1270000 B Vslowmes Oy, Momims
ﬂz-n!nll!. gl.!LE.vaiE,
ey i e ] nuw- s mformatn Rurnl SID Payoff Informtion : e zazaracs 3 e ota
=== oﬂ!ﬂ.l? i off b NOKE -
Vsliomnions Tolaanese Tivns S0 Byt Indsimmtion 4
WD Property Tex Billing Histoey Owner Information
e —— Property Tax B8iing History NJHH nd Finlt N.._ Plaesr . = Th st ket
P Arrres Leasr s ———— yam: T s c
o= s S I Bal 2Bl T B i — oty i s ..M”ﬂ.i&l.]sﬂi
Cmat Infrrmnanan = e 0,80 P LILES B P —
Twry v Rircrsas T et ADRS3
oy T
" o ) eyl o e s o ry J& INC  Qumcrship Bistory
Tix 1D ABOS] 2019 Maling Addem: 1 & S FROPERTIES INC
PO BOX 3192
Lt ] BILLINGS, MT S9107-1292
Prpenty Addrea: 1617 1ST AVE
2019 Maling Addeewr J & S FROPFRIIES INC i' oN 26E Sactios
POBOX 31292 EE?..E Hock 31 Lot 13
“—h‘“ﬁmﬂ:—.!s._s Pl §§§E.§ZEF§FE
Properny Addeess: Lagk 13
. - ,
Sk 1 WETGRRAL TOSNGE ock B Lot s G 0033 334149100
Fall Legat Eﬂﬁps ORICENAL TOWNSTTE, 511, TOI N, RS E, BLOCK. Shwrw on Sep Bewer propertias,
OeCate: $-1033-33-4-14-20-000 Levy Dimrax EAST HILLIN RENEW
S Mo, (hay mxX work for some newer proparties) 2019 Axmaed Valne Summmry
Propecty Assasament Inomosinn pery
oL ki BAST SLUINGS URBAN FENEW -3

Coldwell Banker Commercial
CBS

1215 24Th St West

Billings, MT 59102
406.656.2001



COLDWELI

BANKER
COMMERCIAL

CBS

BACKGROUND

Local market knowledge and honest and exceptional service are the keys to success
for George and his clients. As the Managing Partner of Coldwell Banker Commercial
CBS he brings together the most well-known commercial real estate company with
one of the industry’s leading brokers. As a CCIM designee, George offers his clients
industry leading analytical expertise.

AREAS OF FOCUS

Retail, Office, Investment Properties & Development

CREDENTIALS
cCiM

MBA—University of Denver

ICSC Member
Rotarian

Billings Library Foundation Treasurer

George A. Warmer Broker/Owner
Coldwell Banker Commercial CBS
1215 24th Street West
Billings, MT 59102
CBCMONTANA.COM
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