
 

 

Real Estate Appraisal 
 

 
 

250 NW Canton Street, John Day 

Grant County, Oregon 97845 

 

As of: 
July 22, 2021 

 

Prepared For: 
Oregon Parks and Recreation Department 

Attn: Tabitha Henricksen, Real Property Specialist 
725 Summer Street NE, Suite C, Salem, OR 97301 

 

Prepared by: 
Aaron Still Appraisal 

Aaron D. Still, MAI - OR-C000990  
File Name: AS2021-2492 

 
 



 

Aaron D. Still, MAI 
1834 Main Street, Baker City, OR  97814 
Aaron.D.Still@Gmail.com  541-523-2940 

September 30, 2021                                                                      FILE: AS2021-2492 
 
 
Oregon Parks and Recreation Department 
Attn: Tabitha Henricksen, Real Property Specialist 
725 Summer Street NE, Suite C 
Salem, OR  97301 
PH: 503-339-6806 
Tabitha.Henricksen@oregon.gov 
 

RE: For an appraisal report employing all applicable valuation approaches for 

the property described as tax lot 3000 of Township 13S Range 31, and Section 
23CC.  The property can also be identified as Assessors Reference number 8784, 

or the street address of 250 NW Canton Street, John Day OR, County of Grant, 
State of Oregon.  The purpose of the appraisal report is to estimate the fee simple 

market value of the subject property in “as is” condition as of a current effective 
date.  The intended use of this appraisal report is to aid the client in establishing 

the most reasonable purchase price of the subject property given the estimate of 
market value.  The client and intended user of the appraisal report is identified as 

the Oregon Parks and Recreation Department.  The City of John Day is included 
as an assignee at the discretion of the client.  Any use of the appraisal by an 

unidentified third party is an unauthorized and unintended use. 
 

Dear Ms. Henricksen,  

Per your request and authorization, Aaron D. Still, MAI has inspected the above 
referenced property as of July 22, 2021 (the effective date of this report), to prepare an 
appraisal report utilizing all applicable approaches to value with the conclusions and 

supporting data reported in herein.   

Please reference the scope of work section of this report for information regarding the 
scope of research and analysis employed for this appraisal, including property 
identification, inspection, highest and best use analysis, and valuation methodology.  I 
certify that I have no present or contemplated future interest in the property beyond this 
estimate of value.  Given the condition of the property, several assumptions have been 
made about the zoning of the subject property as well as the approval of a conditional use 
permit and or rezone.  Your attention is directed to the scope of work and limiting 
conditions and general assumptions section of this report regarding assumptions employed 
in this analysis.  The acceptance of this report constitutes an agreement with these 

conditions and assumptions.   

To report the assignment results, I use the Appraisal Report option of Standards Rule 2-
2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information 
in an Appraisal Report depending on the intended use and intended users of the appraisal. 
This Appraisal Report summarizes the information analyzed, the appraisal methods 
employed, and the reasoning that supports the analysis, opinions, and conclusions. 



 

Aaron D. Still, MAI 
1834 Main Street, Baker City, OR  97814 
Aaron.D.Still@Gmail.com  541-523-2940 

The client has determined this scope of work is sufficient to meet their needs.  The report 
will conform to USPAP 2020-2021 standards as well as 2 CFR part 200 (Uniform 
Administrative Requirements, Cost Principles, and Audit Requirements for Federal 
Awards).  No other supplemental standards have been identified.  

The purpose of the appraisal is to provide a supported opinion for the “as is” market value 
of the subject property in its “as is” condition.  The intended use of the appraisal report is 
to aid the client in the acquisition of the property based on the estimate of market value.  
The client and intended user of the appraisal report is identified as the Oregon Parks and 
Recreation Department.  The City of John Day is included as an assignee at the discretion 
of the client.   

I have not been provided with an environmental assessment or study pertaining to the 
appraised subject parcel.  I have not found any evidence that environmental contaminants 
exist, therefore, the subject has been appraised as though none exist.  I have not been 
advised of any adverse environmental soil, mineral, or any other conditions. 

I have been provided with a condition assessment for the improvements on the property 
which are discussed in detail within the body of this report.   

For the purposes of this report, I have employed several assumptions including the 
presumption that environmental and/or any other unknown conditions do not exist or 
adversely affect the subject property other than those stated in building inspection 
provided to the appraiser by the client.  It is noted that there are brownfields in proximity 
to the subject, however I have not been provided with an environmental assessment nor is 
there evidence to suggest the subject has been impacted by any plumes from nearby 
properties.  Given the lack of evidence of soil contamination, the subject has been 
appraised as though no environmental issues exist.  I have not been advised of any 
adverse environmental soil, mineral, or any other conditions.  Please refer to the Limiting 
Conditions and General Assumptions sections for more details. 



 

Aaron D. Still, MAI 
1834 Main Street, Baker City, OR  97814 
Aaron.D.Still@Gmail.com  541-523-2940 

 

VALUE CONCLUSION 

Based on the data and analyses developed in this appraisal, I have reconciled to the 
following fee simple value conclusion for the “as is” condition of the subject property, as 
of July 22, 2021, subject to the Limiting Conditions and Assumptions of this appraisal, as 

follows: 

NINETY-SEVEN THOUSAND DOLLARS 

($97,000) 

*Rounded to the Nearest $1,000 

*See scope of work for extraordinary assumptions employed in this analysis. 

 

The above referenced value conclusion is for a fee simple ownership interest in the 
subject property. The market value assumes a typical exposure period.  The support for 
my estimate of exposure period is discussed in the executive summary of facts.  In this 
instance, I have estimated an exposure period of 12 to 18 months for the subject property 

in its “as is” condition. 

Thank you for giving me the opportunity of appraising this property for you.  If there are 

any questions concerning this appraisal report, please do not hesitate to contact me. 

 
Respectfully submitted, 

 

 
Aaron D. Still, MAI 
Aaron Still Appraisal 
President 
Oregon General Certification #C000990  
Expires 05/31/2023  
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Summary of Important Facts and Conclusions 
GENERAL 

Subject: 

 

250 NW Canton Street, John Day, OR  97845 
Grant County 
 

Owner of Record: 

 

CITY OF JOHN DAY 

Tax Identification: 

 

8784 (Grant County) 

Date of Report: 

 

September 30, 2021 

Intended Use: 

 

The intended use of this appraisal report is to aid the 
client in establishing the most reasonable purchase price 
of the subject property given the estimate of market 
value. 
 

Intended User(s): 

 

The client and intended user of the appraisal report is 
identified as the Oregon Parks and Recreation 
Department.  The City of John Day is included as an 
assignee at the discretion of the client.  Any use of the 
appraisal by an unidentified third party is an 
unauthorized and unintended use.   
 

Taxes:  

 

Publicly owned and tax-exempt property. 

Sale & Listing History: 

The City of John Day has owned the subject property over 10 years.  Gleason Pool 
opened on June 7, 1958.  It was funded by a capital improvement bond and paid for by 
John Day residents, who maintained the pool using the City’s general fund and local 
option levies until 1990, when the John Day/Canyon City Parks and Recreation 
(JDCCPR) District took over operations. 
 
The JDCCPR District was formed in 1989 to reopen the pool and help manage it after it 
closed due to insufficient funding.  The City of John Day signed a management 
agreement with the new JDCCPR District in June 1990, which was amended and 
extended in August 2000 for an additional 20 years.  The agreement ended in 2020 and 
the pool has not been in use since the COVID-19 health restrictions were put in place 
preventing any social gatherings and or the operation of public pools. 
 
There is no record of the subject property ever having been publicly marketed for sale or 
listed on the local MLS (RMLS).  The contemplated transaction is between government 
entities and the subject has not been offered for sale to private entities. 
 
Given that the subject property surrounds the Kam Wah Chung State Heritage Site, the 
client has expressed interest in acquiring the site for the expansion of the heritage site.  
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The intended use of this appraisal report is to aid the client in establishing the most 
reasonable purchase price of the subject property given the estimate of market value. 
 
Exposure Time: 

I have estimated an exposure period of 12 to 18 months.  This estimate is based on my 
interviews of market participants and general sales and listing data from the local market 
as well as the listing history of the subject.  Given the very limited amount of data, the 
reliability of the estimate has been diminished slightly.  The property would likely sell 
quicker if vacant and ready for development, and an estimated exposure period of 12 
months is made for the site if vacant. 
 

PROPERTY 

Land Area: 

 

Total: 131,116 square feet or 3.01 acres. 
Usable: 131,116 square feet or 3.01 acres. 
 
The subject is a primarily level site with a small area of 
sloped topography along the subject’s western property 
line and the eastern bank of Canyon Creek.  This sloped 
area is within the building setback and does not create 
additional unusable areas.  The irregular shape of the 
property appears to be the result of selling off parcels and 
retaining three separate points of access as well as 
retaining as much creek frontage as possible. 
 

Improvements: The subject improvements consist of a community pool 
with locker room and administration building, equipment 
building, cyclone fencing, landscaping, pool, pool 
decking, slide, and other associated equipment.  I have 
been provided an assessment of the condition of these 
improvements stating that the improvements have 
exceeded their economic life.   
 

Zoning: 

 

Recently Changed to Park Reserve (PR) from 
Residential. See extraordinary assumptions in Scope of 
Work section of this report. 
 

Highest and Best Use  

of the Site: 

 

Partition into three separate residential sites. 

Highest and Best Use 

as Improved: 

Demolish existing improvements and partition into three 
separate residential sites. 
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VALUE INDICATIONS 

Value Conclusion As If Vacant and Ready for Development 

Based on the data and analyses developed in this appraisal, I have reconciled to the 
following fee simple value conclusion for the “as if vacant” condition of the subject 
property, as of July 22, 2021, subject to the Limiting Conditions and Assumptions of this 
appraisal, as follows: 
 

TWO HUNDRED AND TWENTY-TWO THOUSAND DOLLARS 

($222,000) 

*Rounded to the Nearest $1,000 
*See scope of work for extraordinary assumptions employed in this analysis. 

The above referenced value conclusion is for a fee simple ownership interest in the 
subject property.  The market value assumes a typical exposure period.  In this instance, I 
have estimated an exposure period of 12 months for the subject property “As if vacant 
and ready for development”. 

Value Conclusion for the As Is Condition of the Subject Property  

Based on the data and analyses developed in this appraisal, I have reconciled to the 
following fee simple value conclusion for the “as is” condition of the subject property, as 
of July 22, 2021, subject to the Limiting Conditions and Assumptions of this appraisal, as 
follows: 
 

NINETY-SEVEN THOUSAND DOLLARS 

($97,000) 

*Rounded to the Nearest $1,000 
*See scope of work for extraordinary assumptions employed in this analysis. 

 
The above referenced value conclusion is for a fee simple ownership interest in the 
subject property.  The market value assumes a typical exposure period.  The support for 
my estimate of exposure period is discussed in the executive summary of facts.  In this 
instance, I have estimated an exposure and marketing period of 12 to 18 months for the 
subject property in its “as is” condition. 
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Scope of Work 
According to the Uniform Standards of Professional Appraisal Practice, it is the 
appraiser’s responsibility to develop and report a scope of work that results in credible 
results that are appropriate for the appraisal problem and intended user(s).  Therefore, the 
appraiser must identify and consider: 
 
       ● the client and intended users; 
       ● the intended use of the report;        
       ● the type and definition of value;        
       ● the effective date of value; 
       ● assignment conditions; 
       ● typical client expectations; and       
       ● typical appraisal work by peers for similar assignments. 
 

This appraisal is prepared for the Oregon Parks and Recreation Department.  The City of 

John Day is included as an assignee at the discretion of the client.  Any use of the 

appraisal by a third party, or for a use other than the use stated above, is an unintended 

and unauthorized use.  The problem to be solved is to estimate the 'as is' market value of 

the subject property.  The intended use of this appraisal report is to aid the client in 

establishing the most reasonable purchase price of the subject property given the estimate 

of market value. 

SCOPE OF WORK 

Report Type: This is an Appraisal Report as defined by Uniform 
Standards of Professional Appraisal Practice under 
Standards Rule 2-2(a). 
 

Property Identification:  The subject property has been identified by the 
physical address, map and tax lot, and Assessor's 
reference number. 
 

Inspection:  A complete interior and exterior inspection of the 
subject property and photographs taken by Aaron D. 
Still, MAI on July 22, 2021.  The appraiser was 
accompanied by a representative of the City of John 
Day who is very knowledgeable on the property as 
well as the condition and maintenance needs of the 
property. 
 

Market Area and Analysis of 

Market Conditions: 

 

A brief analysis of market conditions has been made.  
The appraiser has reviewed the market for sales and 
listings relevant to this analysis.  Several market 
participants have been interviewed in regard to current 
market conditions, the available supply of properties 
and overall demand for residential properties. 
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Highest and Best Use 

Analysis: 

 

A complete "as vacant" and "as improved" highest and 
best use analysis for the subject has been made. 
Physically possible, legally permissible, and 
financially feasible uses were considered, and the 
maximally productive uses were concluded. 

 
Valuation Analyses 

 

Cost Approach: 

 
 
 

A cost approach is considered but not applied 
inasmuch as land cannot be created and the 
improvements on the site are for a non-economic use.  
The cost approach has been considered in my highest 
and best use conclusions. 
 

Sales Comparison Approach: 

 
 
 

A sales approach is applied, as it is representative of 
the actions of buyers and sellers in the local market.  
The sales comparison approach best represents the 
actions of buyers and sellers in the marketplace in this 
instance. 
 

Income Approach:  

 
 
 

An income approach has not been considered as it has 
been found to not be a reliable indication of value for 
the subject property and it does not accurately 
represent the actions of buyers and sellers in the local 
market area in this instance. 
   

Hypothetical Conditions: 

None, the subject property has been appraised in “as is” condition. 
 
Extraordinary Assumptions: 

The appraisal has been made based on the following extraordinary assumptions: 

 The appraisal is based on the extraordinary assumption that the property if offered 
for sale on the open market would be rezoned to residential.  This assumption has 
been made based on my interview of John Day City Manager, Nicholas Green.  
The current zoning of Park Reserve creates a non-economic use for the subject 
property.  The subject property along with several adjacent properties have 
recently (November 2018) been rezoned from Residential Limited to Park 
Reserve but remain designated for residential or park use in the comprehensive 
plan.  My interview of Mr. Green revealed that the property would revert back to 
the residential zoning if privately marketed.  This assumption has been employed 
for the purpose of reasonable analysis as the current zoning creates a non-
economic use unless a condition use permit is granted.  Residential is a sited an 
allowable conditional use within the Park Reserve zone. 

 The appraiser has been provided with a condition assessment for the 
improvements on the subject property.  The assessment concludes that the pool 
related improvements have reached the end of their economic life as extensive 
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capital expenditures will be necessary to extend the useful life of the 
improvements and some of these improvements including pool resurfacing may 
not be effective.  A copy of the condition assessment provided to the appraiser is 
attached as an addendum item to this report. 

 Portions of the subject property appear to be located within the 100-year 
floodplain.  These areas are generally on the western and eastern portions of the 
property.  Based on my interview of local contractors, the site can be elevated in 
these areas to be outside of the floodplain.  The appraisal has been completed 
under the extraordinary assumption that the subject is not adversely impacted by 
development restrictions due to proximity to the 100-year floodplain.  This is the 
most reasonable assumption given surrounding land uses as well as my interviews 
of local contractors.  See attached flood map. 

 I have interviewed contractors with regards to the cost to demolish the existing 
improvements and make the site ready for development.  Given the season, I am 
unable to find a reputable contractor to provide a formalized quote, and I am 
forced to rely upon quick estimates.  Of the two contractors interviewed, one of 
which visited the property, relatively similar cost estimates were received.  Each 
of the cost estimates was made under the assumption that no hazardous material 
abatement would be required.  I have made the extraordinary assumption that the 
cost estimates provided are near the estimates that would be considered by the 
typical buyer interested in purchasing the subject property for redevelopment. 

 
If the extraordinary assumption is found to be incorrect, the value estimate in this report 
is subject to change. 
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Area and Neighborhood Analysis 

Area Map 
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Location Map 
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Area Analysis 
Grant County consists of 4,528 square miles and is drained primarily by the four forks of 
the John Day River which eventually flow into the Columbia River.  The County is 
characterized by sparse population, abundant public lands that include a mix of 
mountains, hilly areas, prairies, canyons, and fertile bottom lands.  Due to relative 
isolation, limited transportation corridors, the decline of the timber industry and few other 
resources, the economic and population growth of the area is limited to a wallowing 
wood products industry, ranching, recreation, and local residence services. 
 
The population of Grant County has been characterized by decline and flat numbers for 
many years.  The population in 1985 was 8,230 people, decreasing to 7,950 as of 2000, 
7,445 in 2010, 7,415 in 2017, and 7,400 in 2018.  According to the Portland State 
University’s Population Research Center, the population of Grant County in 2019 was 
7,360 which fell to 7,315 in 2020 for a loss of 45 individuals or -.6%.  Grant County has 
fewer than two persons per square mile.   
 
The prominent towns in Grant County include John Day (1,735), Prairie City (915), 
Canyon City (705), Mt. Vernon (525), Long Creek (195), and Dayville (155).  
 
Grant County is an arid to temperate region, with average annual precipitation ranging 
from 9 inches near Picture Gorge, to over 40 inches in the Strawberry Mountains.  
Annual precipitation in the valley averages between 12 and 14 inches, while the uplands 
or highlands of the county average between 16 and 24 inches.  Grant County averages 
between 40 and 60 days each year that see more than 0.10 inches of precipitation.  A 
great deal of the county's precipitation comes in the form of winter snow in the 
mountains.  This snowpack is vital to recharge aquifers, resulting in spring run-off, and 
in-stream flows of water throughout the year.  
 
Average temperatures in the county range from the warmest community, Monument, 
with average daily highs/lows of 90°/50 F in July and 42°/22 °F in January; to the coolest 
community, Seneca, with average daily highs/lows of 80°/38 °F in July and 33°/8 °F in 
January. Extreme temperatures in the county show 30-year highs/lows of: 103°/-37 °F at 
Austin; 112°/-23 °F at John Day; 108°/-25 °F at Long Creek; 112°/-26 °F at Monument; 
and 100°/-48 °F at Seneca.  
 
Grant County has an estimated 200 days of clear sunny or mostly sunny days, or an 
estimated 300 days of clear sunny, mostly sunny, or partly sunny days each year. The 
county experiences an estimated 65 days of overcast skies, with about 165 days of partly 
to mostly cloudy days annually.  
 
Approximately 63% of the land area of the county is controlled by the Federal 
Government, most of which is controlled by the U.S. Forest Service, and the Bureau of 
Land Management.  Grant County contains most of the Malheur National Forest and 
sections of the Wallowa–Whitman, Umatilla and Ochoco National Forests, and has more 
than 150,000 acres of federally designated Wilderness Areas.  
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Economy 

Due mainly to federal land management policies and global market pressures affecting 
timber and agricultural production and extraction, Grant County has experienced the 
second highest unemployment rate in Oregon for more than 30 years.  The county has 
experienced some growth in recreational activities including hunting and tourism, as well 
as cottage industry, but residents have struggled to develop new productive industries and 
to diversify their economy.  Slightly more than a quarter of the county's workforce is 
employed by some level of government or public services. 
 
Grant County has unfortunately been losing employment in recent decades, while the US 
and Oregon have generally experienced positive job growth outside of recessionary 
periods.  Grant County saw additional job loss after the most recent recession, but levels 
have stabilized since roughly 2011.  Annual growth rates have typically lagged behind 
the state and have often been negative during this period.   
 
The employment base in Grant County has a higher share of self-employment, including 
farms and other self-proprietorships.  “Wage and salary” employment (i.e., non-self-
employment) accounts for less than 70% of overall estimated employment in the county. 
This compares to rates approaching 80% statewide as well as nationally. 
 

 
 
Grant County’s employment peaked in the mid-1990’s at over 4,550 jobs, or an estimated 
1.35 jobs per household. Since that time, employment fell consistently, until stabilizing 
after the most recent recession.  As of 2017, there are an estimated 3,780 jobs in the 
County, or 1.2 jobs per household.  
 
Local employment profile is highly seasonal however, reflecting the area’s relatively high 
proportion of agricultural employment.  Employment tends to peak in August and 
September during peak harvest periods and falling to lowest levels by mid-winter.    
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Surrounding Land Uses 

Land uses immediately surrounding the subject property include: 

 Residential to the north.  

 Public use (heritage center) and commercial uses to the east followed by 
residential uses to the east. 

 Public use (parking lot), followed by residential and commercial to the south. 

 Commercial uses across Canyon Creek fronting Highway 26 to the west. 

Land Use Map 

 

 

Market Conditions 
Grant County has remained relatively stable over the past 10 years.  While having 
undergone a significant decrease in property values during the great recession, recovery 
has been much slower and characterized by relatively flat, low values relative to other 
areas of the state of Oregon.  I have interviewed and received building permit data from 
Shana Joslin of the Grant County Planning Department.  There has been limited new 
construction activity within John Day / Canyon City over the past two years with eight 
new home permits (4 stick built and 4 manufactured homes) in 2020 and three new home 
permits in 2021 to date (1 stick built and 2 manufactured homes. a new commercial 
permit for an office building for a local non-profit organization, and a new Dollar 
General retail store. 
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Many of the market participants I have interviewed site antidotal narratives regarding the 
“Great Reshuffle” caused by the global pandemic in which individuals are fleeing the 
cites for rural areas.  The only transactional data to support outside interest in the area is 
an increase price points.  This increase appears to be caused primarily by historically low 
interest rates and a lack of supply of available properties.  Statistical data provided by 
RMLS is summarized in the table below regarding sales per month per year followed by 
new listings per month per year. 

Jan Feb March April May June July Total

2018 6 8 8 5 10 11 3 51

2019 3 3 10 9 5 11 10 51

2020 8 3 5 3 4 9 9 41

2021 6 9 8 10 6 17 13 69

RMLS Sales Per Month Per Year January Through July

 

Jan Feb March April May June July Total

2018 10 9 11 10 15 13 5 73

2019 10 6 7 12 12 10 19 76

2020 3 10 13 6 12 10 8 62

2021 4 2 17 17 12 15 16 83

New Listings By Month Throguh July

 
As shown, there were 10 fewer sales in 2020 than there were in 2018 and 2019, but there 
was a 68% increase from 2020 to 2021 and 35% increase from 2019 to 2021.  My 
interviews of market participants indicate that sales volume declined in 2020 due to the 
pandemic.  Listing activity also declined in 2020 but then increased in 2021 at a lower 
rate of 34% from 2020 and 9% from 2019.  The increase in demand has slightly outpaced 
listings creating an undersupply of residential properties and increasing price points. 
 
My interviews of market participants indicate a surge in activity with increasing price 
points over the past six months as the lockdown response to the global pandemic subsides 
and the state of Oregon begins to open.  To date properties affected are primarily 
residential with a significant increase in optimism towards future price increases.  
Statistical data provided by RMLS indicates a significant in the Median sales price in 
Grant County from 2020 to 2021 as illustrated in the graph and table below. 
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While improved residential home prices are increasing, there is not sufficient data to 
complete a meaningful trend analysis for vacant residential land.  It is noted that there is a 
significant supply of sites available for purchase and no shortage is noted in terms of 
vacant residential building sites.  Interviews of local brokers indicate that improved 
properties remain affordably priced in contrast to new construction.  Recent increases in 
construction prices have reduced interest in vacant building sites in the area and 
increasing price points remain at an inflationary rate only for vacant residential land. 
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Property Description 
The following descriptions are based on my property inspection, information provided by 
the City of John Day, Grant County Assessor records, and my interview of the 
representatives of the City of John Day. 
 

SITE 

Location: The subject property is located in Central John Day. 
  

Current Use of the 
Property: 

The subject property has historically been used as a community 
pool and park.  This use has recently been discontinued. 
 

Site Size: Total: 131,116 square feet or 3.01 acres. 
Usable: 131,116 square feet or 3.01 acres. 
 
Excess: The subject can legally be partitioned into multiple 
sites.  See highest and best use for further discussion on the 
subject’s excess land potential. 
 

Shape: The site is of an irregular shape that does diminish the overall 
use potential of the property due to limited frontage and narrow 
width in some areas. 
 

Access / Visibility: There are three points of vehicular access to the property.  
There are two points of access on NW Canton Street at the 
north and south of the eastern property line and one point of 
access at the northwest corner from NW 3rd Street.  
 

Topography: The subject is a primarily level site with a small area of sloped 
topography along the subject’s western property line and the 
eastern bank of Canyon Creek.  This sloped area is within the 
building setback and does not create additional unusable areas. 
 

Soil Conditions: The soil conditions observed at the subject appear to be typical 
of the region and adequate to support development. 
 

Utilities: 
 

Electricity: Oregon Trail Electric Cooperative 
Sewer: City of John Day 
Water: City of John Day  
Natural Gas: Propane Onsite 
Underground Utilities: Water and Sewer. 
 

Flood Zone: The subject is located in an area mapped by the Federal 
Emergency Management Agency (FEMA). The subject is 
located in FEMA flood zone C, which is not classified as a 
flood hazard area.  It is of note that portions of the property doe 
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appear to be located within the 100-year floodplain, but the plat 
map is not definitive.  The subject has frontage on Canyon 
Creek on the western property line and there appears to be low 
areas on the eastern property line that may also be within the 
floodplain.  See attached flood map and extraordinary 
assumption in scope of work section. 
 
FEMA Map Number:  4100770001C  
FEMA Map Date: February 23, 1982 

 
  
Environmental Issues: 
 

I have not been provided with an environmental assessment or 
study pertaining to the appraised subject parcel.  I have not 
found any evidence that environmental contaminants exist, 
therefore, the subject has been appraised as though none exist.  
I have not been advised of any adverse environmental soil, 
mineral, or any other conditions. 
 

Encumbrance / 
Easements: 
 

No adverse easements or encumbrances were noted during my 
review of the subject plat map, viewing of the subject site, and 
interview of the current owner and current tenants. 
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Plat Map 

 



AS2021-2492                                      Gleason Public Pool and Park, John Day, OR 97845 

AARON STILL APPRAISAL                                                                                  Page 22 

Plat Map (zoomed)  
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Aerial Photo  
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Flood Map  
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Improvement Description 
The current improvements have been designed and built for public use and is considered 
a non-economic use.  The appraiser has been provided with a condition assessment 
completed by the City of John Day.  A copy of the condition assessment is attached as an 
addendum item to this report.  Information in the assessment has been relied upon in this 
analysis with regards to the determination that the subject improvements have reached the 
end of their economic life and are also near the end of their useful life.  I have included a 
brief description of the subject improvements below, although the improvements are only 
relevant inasmuch as it will require a capital expenditure to remove them from the 
property in order to develop the property to its highest and best use. 
 

 116’x12’ men’s and women’s restrooms each with sink and commode.  This 
building was constructed in 2007 and is in good shape but does not contribute to a 
residential use in any way.  I have estimated the replacement cost less 
depreciation for this building as it may contributed to the intended use of the 
client which is a state agency with the intent of purchasing the property for public 
use.  For details regarding my depreciated replacement cost estimate please see 
the final reconciliation of value section of this report. 

 The pool house includes men’s and women’s locker rooms with showers toilets 
and sinks.  There is a reception area as well as small office area.  The exterior 
dimensions of this building are 60’x40’.  This building has been adequately 
maintained but is in need of significant repair and ongoing maintenance due to the 
low quality of construction.  The design of this building provides little 
opportunity for any use other than as a locker room / pool house.   

 There is roughly 15,000 square feet of asphalt paving that is in overall average 
condition on the northeast corner of the property which serves as a parking lot. 

 Swimming pool is 66 years old, and the surface is deteriorating and will no longer 
hold paint.  In addition, the condition assessment notes that tunnels and piping 
under the pool have deteriorated.  In addition to the pool there is a significant 
amount of concrete decking, and ancillary items such as a slide. 

 Equipment building (Boiler Room) and pool equipment are in need of significant 
repair and maintenance and do not serve an economic purpose.  Significant rot is 
noted in this building according to the condition assessment provided. 

 12’x22’ Ancillary covered storage area.  This structure is located near the 
northern property line and within the building setback and would likely have to be 
removed prior to any redevelopment of the property. 

 There is a parking area at the south end of the property with gravel surface and 
wood parking barricade that does not provide a contribution to the property for 
the highest and best use. 

 The site has good landscaping with mature trees as well as a picnic area and 
covered small, covered area. 

None of the improvements contribute to the subject property in terms of the highest and 
best use.  I have contacted local Contractors Iron Triangle LLC as well as Tidewater 
Contractors with regards to the cost to remove the current improvements to make the 
property ready for redevelopment including compaction. 
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Subject Photographs 

 
 



AS2021-2492                                      Gleason Public Pool and Park, John Day, OR 97845 

AARON STILL APPRAISAL                                                                                  Page 27 

 



AS2021-2492                                      Gleason Public Pool and Park, John Day, OR 97845 

AARON STILL APPRAISAL                                                                                  Page 28 



AS2021-2492                                      Gleason Public Pool and Park, John Day, OR 97845 

AARON STILL APPRAISAL                                                                                  Page 29 

 



AS2021-2492                                      Gleason Public Pool and Park, John Day, OR 97845 

AARON STILL APPRAISAL                                                                                  Page 30 

Assessment and Taxes 
The Oregon Constitution limits the rate of growth of property value subject to taxation.  
The limit is based on a property's maximum assessed value (MAV).  MAV can't increase 
by more than 3% each year, unless there are changes to the property, such as the addition 
of a new structure, improvement of an existing structure, or subdivision or partition of the 
property.  In 1997, all assessed values were set to the estimated 1995 market value, less 
10%.  Assessed values cannot exceed market values, thus, market values are determined 
for the purpose of setting the maximum assessed value. 
 

REAL ESTATE ASSESSMENT AND TAXES 

Taxing Authority Grant County Assessor 
Assessment Year 2020 

ASSESSED VALUES 

Tax Identification Number 8784 
Land Real Market Value $44,900 
Building Real Market Value $127,750 

Other Property Assessed Value None 
Total Real Market Value $172,650 
Total Assessed (taxable) Value $0.00 (Tax Exempt Under Current Ownership) 
Tax Amount $0.00 (Tax Exempt Under Current Ownership) 
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Zoning 
The City of John Day had changed the zoning of the subject property from Residential 
Limited to Park Reserve in November of 2018 in preparation of the current project.  My 
interview of City Manager, Nicholas Green revealed that if the property were to be 
offered for sale to the general public, the zoning would revert back to Residential 
Limited.  As previously discussed, the current zoning creates a non-economic use of the 
property.  Given that the purpose of the appraisal is to estimate the market value of the 
property as defined, the property has been completed for a residential use of the property 
as would be the intended use of the most likely buyer of the subject property.  The land 
use controls of the Residential Limited zoning are summarized in the table below. 
 

LAND USE CONTROLS 

Zoning Code: RL  

Zoning Description: Residential Limited 
Zoning Change Likely: Yes. The subject is currently zoned Park Reserve, 

if exposed to the market the subject’s zoning 
would revert to residential limited. 

Zoning Comments: 
The City of John Day zoning department has confirmed the subject’s zoning.  The 
Residential Limited (RL) district is intended to accommodate a wide variety of housing 
types, including attached and detached housing on small to medium size lots in the 
neighborhoods close to downtown.  The RL district also supports parks, schools, places 
of worship, and other services at an appropriate neighborhood scale. 
 
Minimum lot requirements are summarized in the table below: 

Single Family, not attached 5,000          

Single Family, attached 4,000          

Single Family with Secondary DU 7,500          

Duplex 7,500          

Multiple-Family or Cottage Cluster 10,000       

Non-Residential Uses 10,000       

Lot Size on Slopes >20%, except as modified through a 

Master Planned Development

Minimum Lot Area* (square feet)

 
 

Single Family, not attached 40                

Single Family, attached 20                

Duplex 50                

Multiple-Family or Cottage Cluster 50                

Non-Residential Uses 20                

For flag lots, width is measured at the front building line.

Minimum Lot Depth is 2 times the Min. Width

Minimum Lot Width
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Zoning Map 
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Highest and Best Use 

Highest and best use of a site as though vacant 

The definition of Highest and Best Use of land or a site as though vacant is defined in the 

Dictionary of Real Estate Appraisal, Sixth Edition, 2015 as follows: 

“Among all reasonable, alternative uses, the use that yields the highest present 
land value, after payments are made for labor, capital, and coordination.  The use 
of a property based on the assumption that the parcel of land is vacant or can be 

made vacant by demolishing any improvements.” 

The following analysis presents my estimation of the legally permissible, physically 

possible, financially feasible, and maximally productive use of the subject site. 

1. Legally Permissible Use: The City of John Day had changed the zoning of the subject 
property from Residential Limited to Park Reserve in November of 2018 in preparation 
of the current project.  My interview of City Manager, Nicholas Green revealed that if the 
property were to be offered for sale to the general public, the zoning would revert back to 
Residential Limited.  As previously discussed, the current zoning creates a non-economic 
use of the property.  Given that the purpose of the appraisal is to estimate the market 
value of the property as defined, the property has been completed for a residential use of 
the property as would be the intended use of the most likely buyer of the subject property.   
 
The legally permissible uses within the RL zone are residential.  The test of legally 
permissible limits the subject property to a residential use in terms of economic uses are 
concerned. 
 

2. Possible Use.  The physical characteristics of the subject site do significantly diminish 
the use potential of the subject site.  There are three separate points of vehicular access on 
the to the subject property.  In addition, there are areas of the site that are too narrow to 
accommodate a public street and meet the 80-foot minimum lot depth.  Because of the 
limited access and with, the subject is limited to three large residential building sites.  
Each of the three access points meet the minimum lot width for single family detached 
housing.  The subject site 3.01 acres.  It is noted that two of the access points are over 80 
feet wide and could accommodate two frontages.  A partition of three large sites is more 
likely as this process is considered a minor partition and does not require the applicant to 
go before the planning commission.  In other words, a three-site partition plat is a legally 
permissible use outright within the zone.   In addition, the three-parcel configuration 
provides less likelihood of any of the potential building sites being impacted by the 100-
year floodplain. 
 

3. Feasible Use.  The cost to complete a three-parcel partition plat includes the cost of a 

survey ($3,500 to $4,000), application fees, and recording costs ($125).  Additional costs 

would be incurred during the selloff of the excess properties.  Given price points within 

the area, it is not financially feasible to speculate on the construction of dwellings on the 

property.  Homes constructed in the market area are typically built for the homeowner on 
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a previously purchased site.  The most likely configuration of a potential residential 

partition of the subject property is illustrated below.  Please note site sizes are 

approximate based on GIS mapping software and the analysis is based on the site being 

partitioned into three roughly equal sized 1-acre sites with the additional .01 acre being 

attributed to the one acre site and of no material consequence to the analysis. 
 

 
 

4. Maximally Productive.    
The maximally productive use of the subject site is to partition the property into three 
buildable residential sites.  The maximally productive use of the subject site “as if 
vacant” is single family residential of each site after partition.  The ideal improvement on 
each site is a single level single family residence with between 1,400 square feet and 
2,200 square feet containing three bedrooms, two bathrooms, and an attached double car 
garage.  Site one would likely be developed with the most modest improvements of the 
three sites as sites two and three have frontage on Canyon Creek. 

Highest and best use "as improved” 

The definition of Highest and Best Use of a property as improved (proposed) is defined 
in the Dictionary of Real Estate Appraisal, Sixth Edition, 2015 as follows: 
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“The use that should be made of a property as it exists.  An existing property 
should be renovated or retained as is so long as it continues to contribute to the 
total market value of the property, or until the return from a new improvement 
would more than offset the cost of demolishing the existing building and 

constructing a new one.”   

It is important to recognize the possibility that the highest and best use of the land could 
differ from the highest and best use of the property.  The "demolition rule" as stated by 
the Appraisal Institute in its Advanced Income Capitalization Course states: 

“If the value of the property as improved is equal to or greater than the value of 
the land as if vacant less costs of demolition, then the current improvements 
should not be demolished.  This does not mean that the current use is necessarily 
the highest and best use, because conversion or renovation must be considered.” 

For there to be a change in the highest and best use from the "as if vacant" to the "as 
improved" condition, one of three conditions must occur:  (1) the site value, less the cost 
of demolishing the improvements, less the cost of acquiring occupancy (leased condition) 
must exceed the value of the property as improved; (2) the current improvement is a 
higher use than is available as if vacant (legally nonconforming use); or (3) the cost to 
add improvements to the property is financially feasible. 

The highest and best use of the subject property as improved is to demolish the existing 

improvements as they do not provide an economic use of the land.  The most likely buyer 

of the subject property is an owner occupant interested in demolishing the existing 

improvements and completing a partition of the property into three sites in order to sell 

off two excess sites and pay for the demolition and site development fees of the primary 

creek front site which would be retained for immediate residential development and 

owner occupancy.  The timing for demolish is immediate although the southern potential 

site could likely be sold off prior to demolition in order to pay for expenses incurred.   
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Valuation Methodology 
Three basic approaches may be used to arrive at an estimate of market value. They are: 

1. The Cost Approach 
2. The Income Approach 
3. The Sales Comparison Approach 

Cost Approach 

The Cost Approach is summarized as follows: 
Cost New- Depreciation+ Land Value= Value 

Income Approach 

The Income Approach converts the anticipated flow of future benefits (income) to a 
present value estimate through a capitalization and or a discounting process. 

Sales Comparison Approach 

The Sales Comparison Approach compares sales of similar properties with the subject 
property.  Each comparable sale is adjusted for its inferior or superior characteristics.  
The values derived from the adjusted comparable sales form a range of value for the 
subject.  By process of correlation and analysis, a final indicated value is derived. 

Final Reconciliation 

The appraisal process concludes with the Final Reconciliation of the values derived from 
the approaches applied for a single estimate of market value.  Different properties require 
different means of analysis and lend themselves to one approach over the others.  

Analyses Applied 

A cost analysis is considered but not applied inasmuch as land cannot be created and the 
improvements on the site are for a non-economic use.  The cost approach has been 
considered in my highest and best use conclusions. 

 
A sales analysis is applied, as it is representative of the actions of buyers and sellers in 

the local market.  The sales comparison approach best represents the actions of buyers 

and sellers in the marketplace in this instance. 

An income analysis has not been considered as it has been found to not be a reliable 
indication of value for the subject property and it does not accurately represent the 
actions of buyers and sellers in the local market area in this instance.  
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Sales Comparison Approach – Land Valuation 
The Sales Comparison Approach is based on the premise that a buyer would pay no more 

for a specific property than the cost of obtaining a property with the same quality, utility, 

and perceived benefits of ownership.  It is based on the principles of supply and demand, 

balance, substitution, and externalities. The following steps describe the applied process 

of the Sales Comparison Approach. 

 The market in which the subject property competes is investigated; comparable 
sales, contracts for sale and current offerings are reviewed. 

 The most pertinent data is further analyzed, and the quality of the transaction is 
determined. 

 The most meaningful unit of value for the subject property is determined. 

 Each comparable sale is analyzed and where appropriate, adjusted to equate with 
the subject property.  

 The value indication of each comparable sale is analyzed, and the data reconciled 
for a final indication of value via the Sales Comparison Approach. 

Land Comparable Sales 

I have completed an exhaustive search of the regional MLS and County records for Grant 
County in order to find the most similar and most recent comparable land sales available 
for this analysis; these are documented in the table below followed by an adjustment grid.  
In addition to the most similar land sales, I have completed a search of the MLS for 
residential properties available for purchase.  A search for vacant residential building 
sites within the city limits and between 10,000 square feet and 5 acres revealed 6 active 
listings and one pending sale.  All but one of these properties is located to the south of 
John Day in Canyon City.  The one listing in John Day is a sloped site on the north edge 
of John Day but within the city limits.  The listings and one pending sale found are 
summarized in the table below.  None of the listings or the pending sale are ideal for 
comparison to the subject as all have sloped topography and will require significant 
excavation costs. 

 

MLS# Tax ID Address City Size (sf) Topo Price $/SF DOM

21666131 14S3102DA1700 01 Adams DR Canyon City 21,344 LEVEL $19,500 0.91$ 175

21174691 14S3102DA1500 0 S Adams DR Canyon City 26,572 GEN-SLP $32,000 1.20$ 175

21641466 14S3102DA1400 S Adams DR #1400 Canyon City 26,572 SLOPED $32,000 1.20$ 175

21043320 13S3122A2800 219 Valley View DR John Day 27,007 LEVEL, STEEP $53,500 1.98$ 83

21665218 14S3102DA1400 01 Adams DR Canyon City 53,143 SLOPED $57,000 1.07$ 160

21489864 14S3101CC100 26531 NELSON RD Canyon City 87,120 LEVEL, SLOPED $87,000 1.00$ 156

20655820 14S3102636 0 West Bench RD Canyon City 87,120 LEVEL, SLOPED $87,000 1.00$ 384 Pending

John Day and Canyon City Residential Land Listings

 
In addition to the above listings, a bulk lot land listing is noted for the sale of a finished 
subdivision with 48 remaining lots.  All horizontal improvements are in place including 
paved roads and buried utilities with each site having been graded for a building pad.  
The property is listed with an asking price of $675,000 or $14,063 per site if sold in bulk.  
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The listing reports that over $1,500,000 has been spent on this subdivision.  The property 
has been listed for 114 days at this asking price.  This is of little relevance to the value of 
the subject as all sites within the subdivision are considerably smaller than the subject 
sites.  

 

Residential land sales have been few and far between in Grant County over the past three 
years.  I am forced to consider dated land sales as well as land sales form the most similar 
competing market areas.  Market conditions have been relatively stable in the Grant 
County market area for vacant land, and market condition adjustments are applied at a 
minimal inflationary rate.  Aggregate sale data from which I have selected the most 
similar sales from to compare to the subject are summarized in the table below.  These 
land sales have also been considered in my formulation of adjustments as well as market 
trends. 

 

Address City Map & Tax Lot # Topo, Other Sale Date
 Sales 

Price 

 Size 

(ac) 
 Size (sf) 

 Unit 

Price  

($/sf) 

313 S Canyon Blvd John Day 13S3126BD TL 900 Level, Old Shp 8/28/2020 20,000$ 0.11      4,792 4.17$ 

TBD Elk View Dr. Canyon City 13S3135CA TL 2707 Level 2/10/2021 50,000$ 0.36 15,682   3.19$ 

410 Bridge ST Prairie City 13S3311BA 2210 Level, Rvr Fr 3/12/2021 40,000$ 0.40 17,424   2.30$ 

TBD Adam Dr. Canyon City 14S3102AD TL 700 Sloped, View 6/14/2021 32,000$ 0.41 17,860   1.79$ 

Elkview Drive Canyon City 13S3135CA TL 2705 & 2706 Level, 2 Sites 3/4/2020 50,000$ 0.41 17,860   2.80$ 

335 N Cozart St Prairie City 13S3302CB TL 2800 Level, Old Stg 7/24/2020 43,000$ 0.48 20,909   2.06$ 

857 NW Bridge St John Day 13S3123CB TL 507 Sloped, View 2/19/2021 50,000$ 0.51 22,216   2.25$ 

214 Valley View Dr John Day 13S3122A TL 1700 Sloped, View 5/28/2021 64,500$ 0.53 23,087   2.79$ 

TBD Valley View Dr. John Day 13S3122A TL 4200 Sloped, View 11/23/2020 26,500$ 0.65 28,314   0.94$ 

215 N JOHNSON ST Prairie City 13S3302CC 5200 Level, Old Stg 4/12/2021 63,000$ 0.72 37,899   1.66$ 

0 S Adam Drive Canyon City 14S3102DA TL 1000, 1100 Sloped, View 5/29/2020 12,500$ 0.87 37,897   0.33$ 

454 SW 4th Ave John Day 13S3126BC TL 1200 Graded Pad, Vw 10/21/2019 35,900$ 1.07    46,609 0.77$ 

TBD Patterson Dr. John Day 13S3135 TL 1002 Sloped, View 9/24/2020 26,000$ 1.34 58,370   0.45$ 

TBD Patterson Dr. John Day 13S3135 TL 709 Sloped, View 8/20/2021 30,000$ 1.86 81,022   0.37$ 

591 Industrial Park Ln John Day 13S3127D TL 600 & 700 Sloped, View 7/28/2021 31,000$ 2.00 87,120   0.36$ 

TBD Patterson Dr. John Day 13S3135 TL 704 Sloped, View 6/1/2021 36,500$ 2.40 104,544 0.35$ 

 

A prominent observation of the sales data above is that marginal utility or size regression 
is significant in the market area.  In other words, as the size of a site increases, the 
incremental price per square foot market participants area willing to pay for surplus land 
area decreases.  It is likely over pronounced by the above data as several of the larger 
sites have sloped topography.  Topography also has a significant impact on the price paid 
for a site as sloped topography causes increased excavation and overall development 
costs.  Size regression is further illustrated in the graph below which has been created 

with the above data set and logarithmic trend line. 
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Sales considered for comparison to the subject have been researched through numerous 
sources, verified with public record, and confirmed by the appraiser with a party to the 
transaction when possible. 

 

The sales price and price per square foot are the actual price paid prior to expenditures at 
time of sale, financing adjustments, and other considerations.  The table below 

summarized the land sales considered for comparison to the subject “as if vacant”. 

 

Address City Map & Tax Lot # Topo, Other Sale Date
 Sales 

Price 

 Size 

(ac) 
 Size (sf) 

 Unit 

Price  

($/sf) 

410 Bridge ST Prairie City 13S3311BA 2210 Level, Rvr Fr 3/12/2021 40,000$ 0.40 17,424  2.30$ 

335 N Cozart St Prairie City 13S3302CB TL 2800 Level, Old Stg 7/24/2020 43,000$ 0.48 20,909  2.06$ 

857 NW Bridge St John Day 13S3123CB TL 507 Sloped, View 2/19/2021 50,000$ 0.51 22,216  2.25$ 

214 Valley View Dr John Day 13S3122A TL 1700 Pad, View 5/28/2021 64,500$ 0.53 23,087  2.79$ 

215 N JOHNSON ST Prairie City 13S3302CC 5200 Level, Old Stg 4/12/2021 63,000$ 0.72 37,899  1.66$ 

 
The sales above indicate a relatively tight range of sale prices for a residential building 
site from $40,000 up to $64,500.  The low end of the range is for a river front site located 
in the slightly inferior market area of Prairie City.  The high end of the range represents a 
recent sale of a sloped view lot with a level building pad.  All sites are inferior to the 
subject’s potential building sites in size, and only one of the sales has water frontage.  I 
have included the sales in the below adjustment grid and have applied adjustments for the 
most prominent elements of comparison. 
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Analysis Grid 

The above sales have been analyzed and compared with the subject property.  I have 
considered adjustments in the areas of: 

 Property Rights Sold  Location 

 Financing  Size 

 Conditions of Sale  Topography/Flood Issues  

 Expenditures at time of sale  View 

 Market Trends  

 
The sales comparison grid displaying the comparable sales, and the adjustments applied 
is included below. 
 

SALES DATA

SALE PRICE 40,000$             43,000$         50,000$              64,500$              63,000$                 

SALE DATE 3/12/2021 7/24/2020 2/19/2021 5/28/2021 4/12/2021
SIZE (SF) 17,424 20,909 22,216 23,087 37,899

PRICE/SF 2.30$                  2.06$             2.25$                   2.79$                   1.66$                     
PROPERTY RIGHTS -$                -$            -$                -$                -$                  

FINANCING OR CONCESSIONS -$                -$            -$                -$                -$                  

TERMS OF SALE -$                -$            -$                -$                -$                  

EXPENDITURES AT TIME OF SALE -$                -$            -$                -$                -$                  

MARKET CONDITIONS 355$               1,052$         523$                238$                430$                  

CASH EQUIVALENT PRICE 40,355$             44,052$         50,523$              64,738$              63,430$                 

CE PRICE PER SF 2.32$                  2.11$             2.27$                   2.80$                   1.67$                     

ELEMENTS OF COMPARISON

LOCATION 20.0% 20.0% 0.0% 0.0% 20.0%

SIZE -38.0% -35.0% -33.0% -32.0% -5.0%

TOPOGRAPHY/FLOOD ISSUES 0.0% 0.0% 20.0% 5.0% 0.0%

VIEW 0.0% 10.0% 0.0% 0.0% 10.0%

ADJUSTED PRICE/SF 1.90$                  2.00$             1.98$                   2.05$                   2.09$                     

SALE 1 SALE 2 SALE 3 SALE 5SALE 4

 

Comparable Land Sale Adjustments 

All of the comparable properties sold in fee simple ownership, with cash or cash 
equivalent financing.  None of the comparable transactions sold with atypical or adverse 
conditions.   
 
Market conditions for vacant commercial land has been relatively stable with mild 
increases and an upward adjustment has been made at an inflationary rate 2.5% annually 
or 0.208% per month to each sale from the date of sale to the effective date of the 
appraisal.   
 
Location adjustments have been applied to the sales located in Prairie City (sales 1, 2, & 
5).  The adjustment has been made based on my review of the aggregate sales data and 
cross referenced with my interviews of market participants during the sale confirmation 
process. 
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Size adjustments are based on my trend analysis of historical land sales from within the 
area as illustrated in the graph below the aggregate land sales table.  As the size of a site 
increases, the price paid per square foot decreases, therefore a superior sized site requires 
a downward adjustment.  All five sales require a downward site size adjustment to 
varying extents.   
 
Sales three and four have topography issues and is of a shape that diminishes the utility of 
surplus land area.  In the case of sale three, the topography will require extensive 
excavation and capital expenditures prior to development and a large upward adjustment 
is warranted.  Sale four has a level building pad and a smaller adjustment has been 
applied to account for the diminished utility of surplus land area. 
 
Sale one is on the John Day River and is considered similar to the subject’s two creek 
front sites.  Sales three and four have very good valley views which is considered to be 
equivalent to the subject’s creek frontage.  Sales two and five have no significant view or 
frontage and require an upward adjustment.  The adjustment has been made based on a 
pairing of sale one and sale two after consideration of market conditions.  Based on this 
pairing, the subject’s two sites with creek frontage will sell for roughly 10% more than 
the site without creek frontage.  The adjustment grid has been completed for the two sites 
with creek frontage. 
 
All adjustments have been made based on my pairing of sales, trend analysis, and 
interviews of market participants.  As a test of reasonableness each adjustment is tested 
using sensitivity analysis from within the dataset.  Given the limited size of the subject’s 
market area, the sample of data is not large enough to provide definitive support for 
adjustments and several adjustments are more subjective than I would like.  This cannot 
be avoided due to the lack of sales data from within the subject’s immediate market area. 

Sales Comparison Approach Conclusion – Land Valuation 

The range of unadjusted sale prices is from $1.66 per square foot up to $2.79 per square 
foot.  I am unable to bracket all attributes of the subject, and all five sales are smaller than 
the subjects’ three potential building sites which will be roughly 1 acre each.  After 
adjustments are applied, the range sale price is narrowed to $1.90 per square foot to $2.09 
per square foot.  Market participants would likely consider the range for one acre sites as 
a whole from $1.90 x 43,560 = $82,764 up to $91,040.40. 
 
Sale one is relatively recent, has river frontage similar to the creek frontage of two of the 
subject’s potential sites, but is located in a competing market area and is a significantly 
smaller site.  Sale two is also located in a competing market area, is dated (nearly one 
year old), is a significantly smaller site, and has no significant view.  Sales three and four 
are from the subject immediate market area, however sale three will require extensive 
excavation and required a large topography adjustment.  Sale four is the most recent and 
overall, most similar sale available as it has a level building pad but is a considerably 
smaller site.  Sale five is level, relatively recent, but from an inferior competing market 
area and does not have a significant view. 
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I have given primary consideration (30%) to sale four in my reconciliation with 
secondary consideration (25%) being placed on sale five.  Sales one, two, and three have 
been given tertiary consideration (15%).  This weighting of the sales results in weighted 
average indication of $2.02 per square foot.  The average and mean adjusted price per 
square foot is $2.00 per square foot.  Given all indications, I have reconciled to the 
weighted indication.  
 

As If Vacant Market Value Estimate of Potential Creek Front Site 

Indicated Value per Square Foot: $2.02 
Site Size: 43,560 

Indicated Value: $87,991 
Rounded: $88,000 

Eighty-Eight Thousand Dollars 
 
The potential interior site of the subject will not have a significant view and the view 
adjustment is therefore applied downward to sale one, three, and four.  The view 
adjustment is removed from sales two and five.  As a result of the change in view 
adjustments, the adjusted sale price range is $1.67 per square foot up to $1.92 per square 
foot.  After applying appropriate view adjustments for the interior site, I have changed the 
weighting of sale five to 30% and sale four to 25% with sale one two and three remaining 
at 15% each.  This weighting results in a weighted average of $1.80 per square foot.  The 
average adjusted sales price is $1.78, and the median is $1.77.  I have reconciled to a 
price per square foot near the weighted indication of $1.80 per square foot given the 
indication of sale five.  The additional 0.01 acre of site size of the subject’s total 3.01 
acres is attributed to the interior site for a size of 43,996 square feet. 
 

As If Vacant Market Value Estimate of Interior Potential Site 

Indicated Value per Square Foot: $1.80 

Site Size: 43,996 (1.10 ac) 

Indicated Value: $79,192 

Rounded: $79,000 

Seventy-Nine Thousand Dollars 

 

Land Value “As If Vacant and Ready for Development” 

I have concluded a retail site value as if vacant and ready for development of $88,000 for 
the two creek fronting sites and $79,000 for the interior site.  This equates to a total retail 
value of $255,000.  The most likely buyer of the subject property is an owner occupant 
interested in retaining one of the building sites for residential development and 
occupancy while selling of the two excess sites to offset demolition costs and the cost of 
the primary building site.  Inasmuch as the intent is to retain a building site and sell-off 
two excess sites, the cost to complete the partition would be considered as well as the 
cost to sell of the excess sites.  The most likely buyer would retain one of the creek front 
sites while selling off the southern creek front site and the interior site.  Once vacant, the 
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typical market participant and most likely buyer would calculate an offering price 
estimating the cost to complete the partition including survey and recording, and the cost 
to market and sell off the excess sites while also retaining an allowance for contingencies 
and a line item for entrepreneurial incentive.  Entrepreneurial incentive takes into account 
that a discount from the market value would be required to entice a buyer into taking on 
the project rather than purchasing an otherwise ready to build home site.  Sales 
commissions have been deducted at 6% of the sales price for the two excess sites.  I have 
confirmed survey costs based on a recent partition plat of three sites completed by 
Benchmark Surveying.  Application fees and recording fees are based on the Grant 
County fee schedule which is $250 application per new site and $125 recording fee of the 
new plat map.  Taxes for one excess site are estimated to be $125 while one years weed 
control for the excess site is estimated to be $1,125.  Given the lack of development 
activity in recent years, I have estimated contingencies and entrepreneurial incentive 
based on interviews of market participants.  The partition of the property “as if vacant” is 
a relatively low risk with little to no contingencies required.  My interviews revealed a 
range of expectations of profit from 10% to 35%.  In this instance, profit would be based 
on the gross retail values of each of the excess sites.  I have applied a line item at the low 
end of the range of 10% for the “as if vacant” valuation scenario.  The two excess sites 
are anticipated to sell within one year and no extended holding cost are anticipated, and 
no discounting is necessary.  A summary of my estimate of the fee simple market value 
of the subject property “as if vacant” is illustrated in the table below. 

88,000$        

79,000$        

10,020$        

4,000$          

750$             

125$             

Less 1 Years of Holding Costs(Weed Control & taxes) 1,250$          

Less Entrepreneurial Incentive (10%) 16,700$        

134,155.00$ 

Estimated Value of Subject Home Site 88,000.00$   

Total Estimate of Subject Site (as if vacant) 222,155.00$ 

Estimate of Site Value"As If Vacant" (Rounded to the nearest $1,000) 222,000.00$ 

Contributory Value Excess Sites

Sale Price of Excess Interior Site

Estimate of Site Value"As If Vacant"

Sale Price of Excess Creek Front Site

Less Sales Commissions

Less Cost of Survey

Less Application Fee

Less Recording Fees

 
Based on the data and analyses developed in this appraisal, I have reconciled to the 
following fee simple value conclusion for the “as if vacant” condition of the subject 
property, as of July 22, 2021, subject to the Limiting Conditions and Assumptions of this 
appraisal, as follows: 
 

TWO HUNDRED AND TWENTY-TWO THOUSAND DOLLARS 

($222,000) 
*Rounded to the Nearest $1,000 
*See scope of work for extraordinary assumptions employed in this analysis. 

The above referenced value conclusion is for a fee simple ownership interest in the 
subject property. The market value assumes a typical exposure period.  In this instance, I 
have estimated an exposure period of 12 months for the subject property “As if vacant 
and ready for development”.    
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Value Estimate for the “As Is” Condition of the Subject 
The cost to make the site ready for development would be considered by the typical 
buyer interested in the subject property in its “as is” condition.  I have interviewed three 
contractors familiar with the market area and two of which took the time to visit the 
property.  
 
I Spoke with Doug Robbins of Tidewater Contractors regarding the cost to remove the 
current improvements and compact the site in preparation for development.  Mr. Robbins 
visited the property and determined that extensive research would need to be completed 
prior to issuing an estimate and he is currently unable to meet the request within a 
reasonable time frame due to prior obligations.  Mr. Robbins did state that a cost of 
$75,000 would be needed and it would be higher if hazardous material abatement is 
needed.  Mr. Robbins emphasized that this is not a formal quote, rather a quick 
guestimate of the minimal costs necessary due to his lack of time available to commit to 
the estimate. 
 
I have interviewed Steve Ritch of SREC in Baker City.  Mr. Ritch is an experienced 
environmental and excavation contractor operating in Oregon, Idaho, and Washington.  
Mr. Ritch discussed component costs for the hypothetical project based on descriptions 
and sizes I provided.  My interview revealed that the concrete for the pool and decking 
would need to be removed in order to properly compact the site.  The concrete could 
possibly be broken down and used as fill rock, but this could cost as much as bringing in 
new fill rock.  It would require roughly 1200 yards of rock to fill the pool at a cost of $15 
per years is $18,000 and an additional $15 per years is required to haul and compact the 
rock.  Fill and compaction of the site is estimated to be $36,000.  Under the assumption 
that there are no hazardous materials present on the property, a cost of $12/sf to $14/sf of 
the subject’s 2,340 square feet of building area and miscellaneous concrete is needed to 
demolish and remove improvements from the site. At the high end of the range a cost 
$32,760 would be incurred.  The minimal cost to be incurred would then be $68,760.   
 
The most thorough estimate provided as it is inclusive is from Lance Woodcock of Iron 
Triangle LLC.  Mr. Woodcock visited the property and prepared a cost estimate to make 
the property ready for development which is summarized below as it was provided to the 
appraiser. 
 

 Removal of main building and foundation $16,500.00 

 Removal of boiler building$13,500.00 

 Removal of restrooms $4,500.00 

 Removal of the two pools and aprons $36,550.00 

 Backfill and bring to grade $11,500.00 
Total $82,900.00 

 
Mr. Woodcock emphasized that the quote does not include the abatement of any 
hazardous materials, and the estimate would be higher if the job is to be prevailing wage.  
It is also noted that the itemized costs total $82,550 and there may be an additional $350 
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not included in the summation email.  I have rounded this estimate to the nearest $1,000 
or $83,000. 
 
Given that the first two estimates were informal in nature and made as a basis for the 
minimal costs to be incurred, I have relied primarily on the quote provided via email from 
Lance Woodcock of Iron Triangle LLC.  I have attached a copy of the email quote as an 
addendum item to this appraisal.  Demolition costs relied upon in this analysis total 
$83,000.   
 
In additional costs necessary to make the site ready for development, a significant 
increase in risk is added for the “as is” condition of the subject property.  Given the 
nature of site development and unknown factors associated with demolition of the 
improvements and compaction of the site, a higher line item for contingencies and 
entrepreneurial incentive is warranted.  My interviews revealed that entrepreneurial 
incentive ranges from 10% to 35% based primarily on the amount of risk involved and 
effort expended on a project.  The demolition and compaction of the subject property is 
considered risky, and a line item and the high end of the range is warranted.  Given the 
increased risk of the partition caused by construction, the line item for contingencies and 
entrepreneurial incentive is increased to 35% for the “as is” condition estimate.  The 
estimate of value for the as is condition of the subject is summarized in the table below. 
 

88,000$        

79,000$        

83,000$        

10,020$        

4,000$          

750$             

125$             

Less 1 Years of Holding Costs(Weed Control & taxes) 1,250$          

Less Entrepreneurial Incentive (35%) 58,450$        

9,405.00$     

Estimated Value of Subject Home Site 88,000.00$   

"As Is" Value Esttimate 97,405.00$   

"As Is" Value Esttimate (Rounded to the nearest $1,000) 97,000.00$   

Less Recording Fees

Contributory Value Excess Sites

Less Demolition and Compaction Costs

Less Application Fee

Sale Price of Excess Creek Front Site

Sale Price of Excess Interior Site

Less Sales Commissions

Less Cost of Survey
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Final Reconciliation 
The process of reconciliation involves the analysis of each approach to value.  The 
quality of data applied the significance of each approach as it relates to market behavior 
and defensibility of each approach are considered and weighed.  Finally, each is 
considered separately and comparatively with each other.  In this instance, only the sales 
comparison approach to value is applicable as properties similar to the subject are 
typically purchased for at least partial owner occupancy.  The conclusions reached in the 
sales comparison approach are then applied to estimate the value of the property during in 
a partition scenario considering the cost to create three separate marketable sites as well 
as an allowance for profit (entrepreneurial incentive).  The weakness in this approach is 
most certainly the line item for entrepreneurial incentive which is based on my interview 
of market participants.  The lack of recent land development in the market area gives 
little empirical market data to test the reasonableness of the line item applied.  Increasing 
the line item to 45% lowers the value estimate to $81,000.  Lowering the line item to 
25% increases the value estimate to $114,000.  At the lower end, the property would 
likely be purchased and uses for single owner occupancy of the entire 3.01-acre site.  
Given the risk associated with the project, it is not likely that a market participant would 
be willing to expend the energy for a diminished profit.  Given all indications available, 
the value conclusion is considered reliable and has been estimated in a similar manner in 
which would be employed by the most likely buyer of the subject property.   

Value Conclusion 
Based on the data and analyses developed in this appraisal, I have reconciled to the 
following fee simple value conclusion for the “as is” condition of the subject 
property, as of July 22, 2021, subject to the Limiting Conditions and Assumptions of 
this appraisal, as follows: 
 

NINETY-SEVEN THOUSAND DOLLARS 

($97,000) 

*Rounded to the Nearest $1,000 
*See scope of work for extraordinary assumptions employed in this analysis. 
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Depreciated Replacement Cost of Restroom Building 
The men’s and women’s restrooms constructed in 2007 may contribute to the clients 
intended use of the property but have no functionality towards an economic use of the 
subject property.  I have estimated the replacement cost of this structure given the 
intended use of the client.  To estimate the replacement cost less depreciation of the 
structure, I have relied upon Marshall & Swift Commercial Cost Estimator.  The structure 
most closely resembles an above average quality class C Restroom Building and totals 
192 square feet.  Marshall & Swift recommends a total economic life of 38 years.  The 
restrooms were built in 2007 and have an effective age equal to the actual age of 14 
years.  This equates to a total depreciation of 37%.  The total replacement cost estimate is 
$369.40 or $70,925.  After deducting physical depreciation of $26,243, a depreciated 

replacement cost of $44,682 is indicated.  During my interview of Lance Woodcock of 
Iron Triangle LLC, I discovered that he was the builder of this structure.  I summarized 
the indications from Marshall & Swift to Mr. Woodcock.  He stated that given current 
costs the replacement cost estimate is reasonable.   
 
This is not the contributory value of the building as there is not an economic use for the 
structure.  The replacement cost estimate has been made given the intended use of the 
client.  The depreciated replacement cost estimate from Marshall & Swift is included as 
an addendum item to this report. 
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Certification Statement 
I hereby certify that I am a competent appraiser of real estate and am competent and 
qualified to appraise the subject property.  My expertise and experience encompass over 
nineteen years in real estate consulting, appraising, and management.  Consulting and 
appraisal assignments have included various commercial real estate projects, industrial 
properties, vacant commercial land, shopping centers, subdivisions, and offices.  I also 
have experience doing feasibility studies and appraising for special-use properties.  I have 
a broad experience conducting real estate market studies and market analyses. 
 
The undersigned do hereby certify that, except as otherwise noted in this appraisal report, 
the following is true and correct to the best of my knowledge and belief. 
 
USPAP 2020-2021 CERTIFICATION 

1. The statements of fact contained in this report are true and correct. 
2. The reported analyses, opinions, and conclusions are limited only by the 

reported assumptions and limiting conditions and is my personal, unbiased 
professional analyses, opinions, and conclusions.  All contingent and limiting 
conditions and/or assumptions are contained herein.   

3. I have no present or prospective interest in the property that is the subject of 
this report, and I have no personal interest or bias with respect to the parties 
involved.   

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

5. My engagement in this assignment was not contingent upon developing or 
reporting predetermined results.   

6. 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 or the property owner, 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.   

7. I have made a personal inspection of the property that is the subject of this 
report.   

8. No professional assistance was provided. 
9. I have not been engaged to perform services regarding the subject property 

within the prior three years immediately preceding the effective date of 
appraisal, as an appraiser or in any other capacity. 

10. The reported analyses, opinions, and conclusions were developed, and this 
report has been prepared, in conformity with the requirements of Uniform 
Standards of Professional Appraisal Practice (USPAP) as well as the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice.  (AI C.S.R. 1-1). 

11. The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives.  (AI C.S.R. 1-2). 
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12. The “Estimate of Market Value” in the appraisal report is not based in whole 
or in part upon the race, color, or national origin of the prospective owners or 
occupants of the property appraised, or upon the race, color, or national origin 
of the present owners or occupants of the properties in the vicinity of the 
property being appraised. 

13. To the best of the appraisers’ knowledge and belief, all statements and 
information in this report are true and correct, and the appraiser(s) have not 
knowingly withheld any significant information. 

14. As of the date of this report, I have completed the continuing education 
program for Designated Members of the Appraisal Institute. 

 

Value Conclusion 

 
Based on the data and analyses developed in this appraisal, I have reconciled to the 
following fee simple value conclusion for the “as is” condition of the subject property, as 
of July 22, 2021, subject to the Limiting Conditions and Assumptions of this appraisal, as 
follows: 
 

NINETY-SEVEN THOUSAND DOLLARS 

($97,000) 

*Rounded to the Nearest $1,000 

*See scope of work for extraordinary assumptions employed in this analysis. 
 
The above referenced value conclusion is for a fee simple ownership interest in the 
subject property. The market value assumes a typical exposure period.  The support for 
my estimate of exposure period is discussed in the executive summary of facts.  In this 
instance, I have estimated an exposure and marketing period of 12 to 18 months for the 
subject property in its “as is” condition. 
 
Thank you for giving me the opportunity of appraising this property for you.  If there are 
any questions concerning this appraisal report, please do not hesitate to contact me. 
 
Respectfully submitted, 

 

 
Aaron D. Still, MAI 
Aaron Still Appraisal 
President 
Oregon General Certification #C000990  
Expires 05/31/2023  
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Limiting Conditions and Assumptions 
Acceptance of and/or use of this report constitutes acceptance of the following limiting 
conditions and assumptions; these can only be modified by written documents executed 
by both parties. 
 
This appraisal is to be used only for the purpose stated herein.  While distribution of this 
appraisal in its entirety is at the discretion of the client, individual sections shall not be 
distributed; this report is intended to be used in whole and not in part. 
 
No part of this appraisal, its value estimates, or the identity of the firm or the appraiser(s) 
may be communicated to the public through advertising, public relations, media sales, or 
other media. 
 
All files, work papers and documents developed in connection with this assignment are 
the property of Aaron Still Appraisal.  Information, estimates and opinions are verified 
where possible, but cannot be guaranteed. Exhibits and diagrams provided are intended to 
assist the client in visualizing the property; no other use of these exhibits or diagrams are 
intended or permitted. 
 
I have not been provided with an environmental assessment or study pertaining to the 
appraised subject parcel.  I have been provided with a building inspection completed 
specifically for the identification of hazardous materials.  The building inspection states 
that there is asbestos (chrysotile) in some of the wall texture and popcorn ceiling of the 
second level of the building.  In addition, insulation around the boiler contains asbestos, 
and the exterior of the building contains led based paint.  These materials are very 
common in buildings of this age.  It is noted that abatement is not required for the 
conveyance of title, nor is abatement required for commercial use. 
 
For the purposes of this report, I have employed several assumptions including the 
presumption that environmental and/or any other unknown conditions do not exist or 
adversely affect the subject property other than those stated in building inspection 
provided to the appraiser by the client.   It is noted that there are brownfields in proximity 
to the subject, however I have not been provided with an environmental assessment nor is 
there evidence to suggest the subject has been impacted by any plumes from nearby 
properties.  Given the lack of evidence of soil contamination, the subject has been 
appraised as though no environmental issues exist.  I have not been advised of any 
adverse environmental soil, mineral, or any other conditions.  Please refer to the Limiting 
Conditions and General Assumptions sections for more details. 
 
Unless stated herein, the property is assumed to be outside of areas where flood hazard 
insurance is mandatory.  Maps used by public and private agencies to determine these 
areas are limited with respect to accuracy.  Due diligence has been exercised in 
interpreting these maps, but no responsibility is assumed for misinterpretation. 
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Good title, free of liens, encumbrances, and special assessments is assumed.  No 
responsibility is assumed for matters of a legal nature.  
 
Necessary licenses, permits, consents, legislative or administrative authority from any 
local, state or Federal government or private entity are assumed to be in place or 
reasonably obtainable. 
 
It is assumed there are no zoning violations, encroachments, easements or other 
restrictions which would affect the subject property, unless otherwise stated. 
 
The appraiser(s) are not required to give testimony in court in connection with this 
appraisal.  If the appraisers are subpoenaed pursuant to a court order, the client agrees to 
pay the appraiser(s), Aaron Still Appraisal, the regular per-diem rate plus expenses. 
 
Appraisals are based on the data available at the time the assignment is completed.  
Amendments/modifications to appraisals based on new information made available after 
the appraisal was completed will be made as soon as reasonably possible for an additional 
fee.  
 
Americans with Disabilities Act (ADA) of 1990 

A civil rights act passed by Congress guaranteeing individuals with disabilities equal 
opportunity in public accommodations, employment, transportation, government 
services, and telecommunications. Statutory deadlines become effective on various dates 
between 1990 and 1997. Aaron Still Appraisal has not made a determination regarding 
the subject’s ADA compliance or non-compliance. Non-compliance could have a 

negative impact on value; however, this has not been considered or analyzed in this 

appraisal.  
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Definitions 
Market Value: As defined by the Office of the Comptroller of Currency (OCC) under 12 
CFR, Part 34, Subpart C-Appraisals, 34.42 Definitions, the Board of Governors of the 
Federal Reserve System (FRS) and the Federal Deposit Insurance Corporation in 
compliance with Title XI of FIRREA, as well as by the Uniform Standards of Appraisal 
Practice as promulgated by the Appraisal Foundation, is as follows. 

Market value means the most probable price which a property should bring in a 
competitive and open market under all condition’s requisite to a fair sale, the buyer and 
seller each acting prudently and knowledgeably, and assuming the price is not affected by 
undue stimulus.  Implicit in this definition are the consummation of a sale as of a 

specified date and the passing of title from seller to buyer under conditions whereby: 

1. Buyer and seller are typically motivated 

2. Both parties are well informed or well advised and acting in what they consider 
their own best interest. 

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

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

arrangements comparable thereto 

5. The price represents the normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted by anyone associated with the 
sale 

A Fee Simple interest is defined1 as: 
 
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. 
 
A Leased Fee interest is defined1 as: 
 
An ownership interest held by a landlord with the rights of use and occupancy conveyed 
by a lease to others.  The rights of the lessor (the leased fee owner) and the leased fee are 
specified by contract terms contained within the lease.  
 
Marketing Time is defined1 as: 
 

1. The time it takes an interest in real property to sell on the market sub-sequent 
to the date of an appraisal. 
 

2. Reasonable marketing time is an estimate of the amount of time it might take 
to sell an interest in real property at its estimated market value during the 

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015). 
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period immediately after the effective date of the appraisal; the anticipated 
time required to expose the property to a pool of prospective purchasers and to 
allow appropriate time for negotiation, the exercise of due diligence, and the 
consummation of a sale at a price supportable by concurrent market 
conditions.  Marketing time differs from exposure time, which is always 
presumed to precede the effective date of the appraisal. (Advisory Opinion 7 
of the Appraisal Standards Board of The Appraisal Foundation and Statement 
on Appraisal Standards No. 6, "Reasonable Exposure Time in Real Property 
and Personal Property Market Value Opinions" address the determination of 
reasonable exposure and marketing time.)  

 
Exposure Time is defined1 as: 
 

1. The time a property remains on the market. 
 

2. The estimated length of time the property interest is being appraised would have 
been offered on the market prior to the hypothetical consummation of a sale at 
market value on the effective date of the appraisal; a retrospective estimate based 
on an analysis of past events assuming a competitive and open market.  Exposure 
time is always presumed to occur prior to the effective date of the appraisal.  The 
overall concept of reasonable exposure encompasses not only adequate, sufficient, 
and reasonable time but also adequate, sufficient, and reasonable effort.  Exposure 
time is different for various types of real estate and value ranges and under 
various market conditions. (Appraisal Standards Board of The Appraisal 
Foundation, Statement on Appraisal Standards No. 6, "Reasonable Exposure 
Time in Real Property and Personal Property Market Value Opinions")  
 
Market value estimates imply that an adequate marketing effort and reasonable 
time for exposure occurred prior to the effective date of the appraisal.  In the case 
of disposition value, the time frame allowed for marketing the property rights is 
somewhat limited, but the marketing effort is orderly and adequate.  With 
liquidation value, the time frame for marketing the property rights is so severely 
limited that an adequate marketing program cannot be implemented.  (The Report 
of the Appraisal Institute Special Task Force on Value Definitions qualifies 
exposure time in terms of the three above-mentioned values.)  See also marketing 
time. 

 
Gross Building Area (GBA) is the total floor area of a building, including below-grade 
space but excluding unenclosed areas, measured from the exterior of the walls.  Gross 
building area for office buildings is computed by measuring to the outside finished 
surface of permanent outer building walls without any deductions.  All enclosed floors of 
the building including basements, mechanical equipment floors, penthouses, and the like 
are included in the measurement.  Parking spaces and parking garages are excluded.1  
 
Rentable Area (RA) is the amount of space on which the rent is based; calculated 
according to local practice.1  
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Gross Leasable Area (GLA) the total floor area designed for the occupancy and 
exclusive use of tenants, including basements and mezzanines, and measured from the 
center of interior partitioning to outside wall surfaces; the standard measure for 
determining the size of shopping centers where rent is calculated based on the GLA 
occupied.  The area for which tenants pay rent. 1  
 
 

As Is Value  
The value of specific ownership rights to an identified parcel of real estate as of the 
effective date of the appraisal; relates to what physically exists and is legally permissible 
and excludes all assumptions concerning hypothetical market conditions or possible 
rezoning. 1  
 
Stabilized Value 

1. A value opinion that excludes from consideration any abnormal relationship 
between supply and demand such as is experienced in boom periods, when cost 
and sale price may exceed the long-term value, or during periods of depression, 
when cost and sale price may fall short of long-term value. 
 

2. A value opinion that excludes from consideration any transitory condition that 
may cause excessive construction costs, e.g., a bonus or premium for material, the 
abnormal inefficiency of labor, the cost of delay or an excessive sale price, e.g., a 
premium paid due to a temporary shortage of supply.1 
 
In layman’s terms, stabilized value is the prospective value of a property after 
construction has been completed and market occupancy and cash flow have been 
achieved.2  

 
As Complete Value 

The prospective value of a property after all construction has been completed.  This value 
reflects all expenditures for lease-up and occupancy that may be expected to have 
occurred at that point in time, which may or may not put the property at stabilized value. 1  
 

 
2 Narrative1.com. Thomas W. Armstrong, MAI 
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CONDITION ASSESSMENT 

 

 



  

  
 

 

 



  

  
 

 

 
 

 



  

  
 

 

DEMOLITION AND COMPACTION COST ESTIMATE 
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APPRAISER’S QUALIFICATIONS 

 

Aaron D. Still, MAI 

1834 Main Street, Baker City, OR  97814 
Aaron.D.Still@gmail.com  541-523-2940 

QUALIFICATIONS PROFILE 

Performance-driven, insightful commercial real estate appraiser with excellent research, 
analysis, and communication skills. 

 Skilled at consulting with clients to delineate and analyze their income, expense, and 

value scenarios regarding multiple property types, including retail, industrial, office, 
agricultural, timber/grazing, rangeland, and vacant development sites. 

 Comprehensive knowledge of and experience in direct income capitalization, band of 
investment, yield capitalization, land residual analysis, cost approach, and sales 
comparison approach to value. 

 Proven leadership coupled with the ability to manage client relationships. 

PROFESSIONAL EXPERIENCE 

AARON STILL APPRAISAL, BAKER CITY, OREGON                                                              2010 
to Present 

Owner / Operator 

Real estate valuation and consulting including high quality and in-depth appraisal 
analysis in rural areas of Eastern Oregon.  Complex assignments have included special 
purpose properties, mixed use properties, multi-family developments, condemnation, 
retrospective values, and general consulting.     

LS APPRAISAL SERVICES – Lake Havasu City, Arizona                                                - 
2002 to 2009 

Staff Appraiser 

Complete high quality and in-depth appraisal analysis for a multitude of property types, 
for a multitude of intended uses and intended users. Complex assignments have included 
lease hold interest, subdivision analysis, retrospective values, feasibility analysis, partial 
interest, condemnation, and general consulting.     

 

RELATED EXPERIENCE 

• BAKER CITY PLANNING COMMISSION, BAKER CITY, OREGON                                                              
November 2015 to Present 

• REAL ESTATE DEVELOPER AND INVESTOR 

2002 to Present 

EDUCATION AND CREDENTIALS 



  

  
 

Oregon State University – Corvallis, Oregon 
 Bachelor of Science in Business Administration, Management of Information 
Systems (2002)  
Professional Licenses:  OREGON GENERAL CERTIFIED APPRAISER # C000990 
Professional designations: DESIGNATED MEMBER OF THE APPRAISAL INSTITUTE 

JANUARY 2019 

 
Professional Training: 

Course / Seminar Name Provider Hours
Completion 

Date
Principles of Real Estate Appraisal Lincoln Graduate Center 15 8/15/2000

USPAP 15 hour Course Lincoln Graduate Center 15 8/17/2000

Practice of Real Estate Appraisal Lincoln Graduate Center 15 8/19/2000

Residential Case Studies 1 American College of Appraisal 15 6/7/2003

Residential Case Studies 2 American College of Appraisal 15 6/21/2003

USPAP 15 hour Course
AZ School of Real Estate and 

Business
15 1/22/2005

FHA, and The New Residential Appraisal Forms Appraisal Institute 7 2/6/2006

Basic Income Capitalization Appraisal Institute 39 1/27/2007

USPAP Update Appraisal Institute 7 3/8/2007

Condominiums, Co-ops, and PUDs' Appraisal Institute 7 3/9/2007

General Applications Appraisal Institute 40 5/9/2007

Report Writing and Valuation Analysis Appraisal Institute 40 7/28/2007

USPAP 15 hour Course
AZ School of Real Estate and 

Business
15 8/18/2007

Advanced Applications Appraisal Institute 40 9/19/2007

General Appraiser Market Analysis and Highest and Best Use Appraisal Institute 30 9/10/2008

Basic Appraisal Principles Appraisal Institute 30 2/20/2009

Online Real Estate Finance Statistics and Valuation Modeling Appraisal Institute 15 3/17/2009

Gerneral Appraiser Site Valuation and Cost Approach Appraisal Institute 30 4/11/2009

Genreral Appraiser Income Capitalization 2 Appraisal Institute 30 4/21/2009

General Appraiser Sales Comparison Approach Appraisal Institute 30 4/30/2009

Arizona Appraisers Conference AZ Appraiser Coalition 14 10/10/2009

Business Practices and Ethics Appraisal Institute 7 12/14/2011

USPAP Update Appraisal Institute 7 1/28/2011

Appraising Manufactured Homes McKissock 7 5/1/2011

Appraising FHA Today McKissock 7 5/1/2011

Ad Valorem Tax Consultation McKissock 3 5/1/2011

Advanced Income Capitalization Appraisal Institute 33 3/15/2013

Uniform Appraisal Standards for Federal Land Acquisitions Appraisal Institute 14 5/12/2015

Advanced Concepts and Case Studies Appraisal Institute 38 4/23/2016

Uniform Appraisal Standards for Federal Land Acquisitions Appraisal Institute 15 8/15/2017

Fundamentals of Separating Real Property, Personal Property, 

and Intangible Business Assets
Appraisal Institute 15 2/15/2019

Rural Appraisal Basics Appraisal Institute 7 4/19/2019

Eminant Domain
American Society of Farm Managers 

& Rural Appraisers
14 3/9/2021

* USPAP &-Hr Update taken every other year.  
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