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Mr. David Schaub, Executive Director  

Inland Northwest Land Conservancy  

35 W Main Street - Suite 210 

Spokane, WA  99201 

 

RE: Butterworth Parcel “Parcel 6” – APN 25103.9065 

 Spokane County, WA  

  

  

Dear Mr. Schaub: 

 

At your request, the real property referenced above has been analyzed in order to form an opinion 

of the fee simple market value "As Is". This is a complete appraisal, which is described in detail 

in the attached report and Addenda. All appropriate approaches have been used. This appraisal 

report has been prepared in accordance with the Standards of Professional Practice and Code of 

Ethics of the Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice of 

the Appraisal Foundation.  The subject property consists of one unimproved Assessor’s Parcel, 

(APN 25103.9062.) 10 acres located 0.7 mi west of the City of Spokane, in Spokane County with 

Rural Traditional Zoning.  An Extraordinary Assumption that may affect value opinion has 

been employed regarding a Road Easement across the Subject to benefit Palisades City Park 

– the assumption is that this easement is still in force. 

 

A physical inspection of the property was performed on October 11, 2018, which is the effective 

date of this appraisal. The market for this type of property and other pertinent facts affecting value, 

have been researched. Well-informed brokers, buyers and sellers, developers, civil engineers, 

regulatory authorities in several jurisdictions and other participants in the market were interviewed 

for the purpose of forming an opinion of value. Based upon examination and study of the 

properties and the market, and subject to assumptions and limiting conditions in this report, our 

opinion of the market value of the fee simple interest for the subject is $70,000. 

 

Respectfully submitted, 

 

 

 

John A. Hoye, CDP 

Washington State Certified General Appraiser    

Cert. No. 1101796 

 
D. Eric James, MAI 

Washington State Certified General Appraiser    

Cert. No. 1100325 
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CERTIFICATIONS 

 

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

 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions, and is my personal, impartial, unbiased professional analyses, 

opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of this report, and I 

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

to the property that is the subject of this report or to the parties involved with this assignment. 

• I have performed no services, as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding the 

acceptance of this assignment.  

• My engagement in this assignment is not contingent upon developing or reporting prede-

termined results. My compensation for completing this assignment is not contingent upon the 

development or reporting of predetermined value or direction in value that favors the cause of 

the client, the amount of the value estimate, the attainment of a stipulated result, or the 

occurrence of a subsequent event directly related to the intended use of this appraisal. I have 

made a personal inspection of the subject of this appraisal. 

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice, and the 

requirements of the Code of Professional Ethics and Standards of Professional Appraisal 

Practice of the Appraisal Institute. The use of this report is subject to the requirements of the 

Appraisal Institute relating to review by its duly authorized representatives. 

• As of the date of this report, I have completed the Standards and Ethics Education 

Requirements for Candidates of the Appraisal Institute. 

• No one provided significant real property appraisal assistance to the person singing this 

certification, apart from D. Eric James. 

• I am a Certified General Real Estate Appraiser in the State of Washington. 

 

 

John A. Hoye, CDP 

Washington State Certified General Appraiser  

Cert. No. 1101796                 Date of Value:  October 11, 2018 
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I certify that, to the best of my knowledge and belief: 

 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions, and are my personal, impartial, unbiased professional analyses, 

opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of this report, and I 

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

to the property that is the subject of this report or to the parties involved with this assignment. 

• I have performed no services, as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding the 

acceptance of this assignment.  

• My engagement in this assignment is not contingent upon developing or reporting prede-

termined results. My compensation for completing this assignment is not contingent upon the 

development or reporting of predetermined value or direction in value that favors the cause of 

the client, the amount of the value estimate, the attainment of a stipulated result, or the 

occurrence of a subsequent event directly related to the intended use of this appraisal. I have 

not made a personal inspection of the subject of this appraisal. 

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice, and the 

requirements of the Code of Professional Ethics and Standards of Professional Appraisal 

Practice of the Appraisal Institute. The use of this report is subject to the requirements of the 

Appraisal Institute relating to review by its duly authorized representatives. 

• No one provided significant real property appraisal assistance to the person singing this 

certification, apart from Mr. John Hoye. 

• As of the date of this report, I have completed the requirements of the continuing education 

program of the Appraisal Institute. 

 
D. Eric James, MAI 

Washington State Certified General Appraiser  

Cert.  No. 1100325 

Date of Value: October 11, 2018 
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INTRODUCTION 

 

The following Narrative Appraisal Report is intended to comply with the reporting requirements 

as set forth under Standards Rule 2-2(b) of the Uniform Standards for Professional Appraisal 

Practice (USPAP).  It contains a discussion of the data, reasoning, and analyses that were used to 

develop the opinion of value.  It also includes a description of the subject property, the property's 

locale, the market for the property type, and the appraiser's opinion of highest and best use. Any 

data, reasoning, and analyses not discussed in this report are retained in the appraiser's work file.  

The depth of discussion is sufficient for the need of the client, and for the intended use as stated.  

John A. Hoye was the primary appraiser.   

 

This report is prepared for the sole use and benefit of the client and is based, in part, upon 

documents, writing, and information owned and possessed by the client. Neither this report, nor 

any of the information contained in it, including value opinions, shall be used or relied upon for 

any purpose by any person or entity other than the client. The appraisers are not responsible for 

the unauthorized use of this report. 
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EXECUTIVE SUMMARY 

Subject: The subject of this report is part of a set of four contiguous 

unimproved rural parcels located west of the city of Spokane and 

west of Rimrock Drive.  Each is approximately 10 acres in size.   

 

Because these parcels have many similar features, and because 

they have all been appraised in separate reports with the same 

date of value by the same appraisers for the same client, much of 

the introductory regional and site data includes a discussion of all 

of them. 

 

However, specific value analysis for each parcel is separate, and the 

opinion of value in this report is for only one, otherwise known as 

Parcel 6. 

 

The parcels have been numbered in an uncommon manner that is 

consistent with the Client’s internal numbering scheme.  The map 

below indicates the Parcel IDs (2, 5, 6, 7) and Assessor’s parcel 

numbers in red. 

 

 
 

Wetlands identified by Spokane County and The Washington State 

Department of Ecology have been identified on Parcels 2, 5, and 7; 

setback restrictions also affect Parcel 6. 
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Subject, continued: 

 

Access to Parcels 6 (subject here) and 7 is provided by an easement 

from Grove Road recorded as Auditor’s number 5963703 on 

12/22/2010 that also provides for placement of utilities, shown 

below in red.   

 

A second easement providing access only, no utilities, through 

Parcels 2 and 6 was recorded as document 5934599 on 9/16/2010, 

and 5934323 (9/15/2010) – see green below.  This easement has 

not been relinquished and we have assumed as an 

Extraordinary Assumption that it is still in force.  In that it 

encumbers Parcels 2 and 6, it likely affects value, although there is 

no evidence of recent use. 

 

 

 
 

 

Location and 

Access: 

The subject is located in unincorporated Spokane County east of the 

northeast corner of Mission Road and paved Grove  

Road.  Principal access from the Spokane CBD is via Greenwood 

Road.  Palisades City Park is immediately east of the subjects.  
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Client: Mr. David Schaub, Executive Director  

Inland Northwest Land Conservancy  

35 W Main Street - Suite 210 

Spokane, WA  99201 

 

Appraisers: D. Eric James, MAI, John A. Hoye, Jr., CDP 

DataTrend Services, Inc. 

1202 E. Sprague, #208 

Spokane, Washington   99202 

 

Type of Appraisal: Narrative Appraisal Report 

 

Property Rights 

Appraised: 

Fee Simple  

 

Date of Inspection: October 11, 2018 

 

Effective Date of 

Value: 

October 11, 2018 

 

Date of Report: October 23, 2018 

 

Interest Valued: Market Value of Fee Simple Interest 

 

Intended Use: This report is prepared for the Client to use in purchase or purchase 

option considerations.   

 

Legal Description: Parcel 6: 

The south 568 feet of the east 1863.5 feet of the southwest quarter 

of Section 10, Township 25 North, Range 42 East of the Willamette 

Meridian; except the East 1,096.68 feet of said southwest quarter; 

situate in the County of Spokane, State of Washington. 

 

Owner of Record: 

 

Intended Users: 

 

 

Butterworth Living Trust 

 

The Intended User is the Client.  Another intended user is the owner 

of this specific parcel.  Specifically excluded are prospective buyers 

who might otherwise rely on any component of this report for 

investment or purchase decisions.  The appraisers are not 

investment advisors; this report is not intended as investment 

advice.  No other users are intended users for any purpose. 
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Easements and Title 

Issues 

 

 

A preliminary title report has been provided.  This appraisal report 

is prepared under the assumption that only title conditions or issues 

presented to us and discussed here affect value in any way.   

 

Access to Parcels 6 and 7 is provided by an easement from Grove 

Road recorded as Auditor’s number 5963703 on 12/22/2010 that 

also provides for placement of utilities, shown below in red.  

 

 
 

A second recorded easement to Parcel 6 was discussed above.  It is 

shown as a dotted line below – red lotlines are approximate only. 
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Site Size and 

Topography: 

Parcel 2:  10.02 ac  

Parcel 5:  10.00 ac  

Parcel 6:  10.00 ac (Subject) 

Parcel 7:  10.02 ac 

 

The topography is generally level at grade with Grove Road. 

 

Zoning/Jurisdiction/

Flood Plain: 

The Spokane County Zone is Rural Traditional.  This zone is 

intended for rural residential uses and farming: 

 

 
 

The minimum lot size for a dwelling is ten acres.  Although the 

Clustering Amendment applies (allowing smaller lots around an 

Open Space parcel), these individual lots are too small to benefit 

from that opportunity. 

 

Other permitted uses include general agriculture, greenhouses, 

dairies, daycare centers, veterinary clinics, golf courses, wildlife 

rehabilitation and research facilities, community recreation 

facilities, schools through junior high, and public parks. 

 

Current use as vacant is complaint. 

 

FEMA Flood Panel 53063C0536D dated 7-6-2010 indicates “Zone 

X” for the subjects – very low risk of floods. 

 

Environmental 

Considerations: 

No evidence of environmental contamination of any kind was seen 

during inspection.  This report is prepared with the explicit 

assumption that there is no significant contamination at the subject 

sites.  Wetlands are present and/or impact via setback requirements 

all parcels – discussed elsewhere. 

 

Improvements: The subject parcel is unimproved with the exception of fences 

showing significant deferred maintenance. 
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EXPOSURE AND MARKETING PERIODS 

The Exposure and Marketing periods are the same and are estimated to be between twelve and 

twenty-four months for complete absorption and sale. 

 

SPECIAL ASSUMPTIONS & LIMITING CONDITIONS  

An Extraordinary Assumption that may affect value opinion has been employed regarding 

a Road Easement across the Subject to benefit Palisades City Park – the assumption is that 

this easement is still in force. 

 

INTEREST VALUED 

The property right appraised is the fee simple interest, subject to known limitations to title such 

as easements of record, leases in place, and normal governmental regulations, such as the power 

of taxation, eminent domain, police power, and escheat. The property is appraised as though free 

and clear of any liens or indebtedness, and all taxes and assessments are assumed paid unless 

otherwise noted. At the time of inspection, the subject was vacant and idle. We have reviewed a 

preliminary title policy and noted no conditions or easements which adversely affect value.  This 

report is prepared under the assumption that no conditions of ownership, easements or access 

issues significantly affect market value. 

 

DEFINITION OF MARKET VALUE  

The most probable price which a property should bring in a competitive and open market under 

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 

definition are the consummation of a sale as of a specified date and the passing of title from seller 

to buyer under conditions whereby: 

 

• Buyer and seller are typically motivated; 

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

their own best interest; 

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

• Payment is made in terms of cash in United States dollars or in terms of financial 

arrangements comparable thereto;  

• 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."1 

 

  

                                                 
1Source: Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42, Definitions (f). 
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SCOPE OF THE ASSIGNMENT 

John Hoye physically inspected the property and neighborhood on October 11, 2018.  Eric James 

did not specifically inspect the property for this assignment but is familiar with this property and 

the neighborhood in general.  The local and regional market was surveyed and researched for data 

and factors that relate to and impact the value of the subject property. The local market was 

investigated and researched for similar comparable sales so that an opinion of value by the Sales 

Comparison Approach could be developed. Sales data were verified by the buyer, seller, or broker.  

The Sales Comparison Approach is common and adequate to provide a well-supported opinion of 

value – no other Approaches are necessary. 

     

 

CONCLUSION OF VALUE  

The conclusion of the Fee Simple Interest in the Subjects as of October 11, 2018, is $70,000. 
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REGIONAL DESCRIPTION 

 

 
 

EXHIBIT 1: LOCATION OF SPOKANE / SUBJECT 

 

 
 

EXHIBIT 2: REGIONAL LOCATION MAP 
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REGIONAL DATA 

 

Spokane County, Washington 
 

Location 

 

The subject is located within the Spokane MSA, four miles west of the Spokane CBD, but less 

than one mile from the city limits, in a transition area with rural homes to the north, west and 

south, and steep hillsides leading down to cemeteries, a major railroad line and the Spokane River.  

Palisades city Park is easterly and abutting; Riverside State park is one mile north.  

 

 Spokane is the economic and cultural center of a 36-county, 80,000 square mile region known as 

the “Inland Northwest,” which spans eastern Washington, northern Idaho, western Montana, 

portions of northeastern Oregon, and portions of two provinces in Canada.  Additional comments 

distinguishing Spokane from Spokane Valley neighborhoods appear later in this section.  This 

region has abundant natural resources and varying land use.  The gradually sloping Columbia 

River Basin provides dry land farming and rangeland to the west.  The Palouse to the south 

provides agricultural lands that produce world-record crops of peas, lentils and wheat.  

Northeastern Washington, northern Idaho, and western Montana have timber and mineral-rich 

mountains which, along with numerous lakes, have excellent recreational appeal.  

 

HIGHWAY DISTANCE FROM SPOKANE 

Community/area Est. Distance Principal Route(s) 

Coeur d'Alene, ID 40 mi. East I-90 East 

Seattle, WA 289 mi. West I-90 West 

Portland, OR 363 mi. SW I-90 to Hwy 395 S. to I-84 

Boise, ID 438 mi. SE I-90 to Hwy 395 S. to I-84 

Missoula, MT 200 mi. East I-90 East 

Tri-Cities, WA 147 mi. South I-90 to Hwy 395 S. to Pasco 

Yakima, WA 214 mi. SW I-90 West to I-82 South 

Moses Lake, WA 115 mi. West I-90 West 

 

Geography 

 

Physical: The channeled scablands in the southwestern part of the county consist of a broad basalt 

plateau stripped of soils by glacial floodwaters.  The southeastern part of the county is in the 

Palouse Hills region, which is characterized by rolling to hilly topography and deep soils that 

formed in silty material deposited by wind.  The northern part of the county is in the Okanogan 

Highlands.  This region consists of mountains, foot-hills, glaciated valleys, broad glacial lake 

terraces, and outwash terraces.  It includes Mount Spokane, the highest point in the county, which 

has an elevation of 5,878 feet.   

 

Climate: Spokane’s weather is generally arid and mild in the summer, and cold and more humid 

in the winter.  The average annual precipitation level is 16 inches (at the airport), with most falling 
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in the winter and spring. Precipitation rises west to east across the county, being near 23” per year 

at the Idaho border. Spokane has a fairly long growing season of 120 to 180 days. 
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Climate near the Subject Parcels 
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Demographics 

 

Spokane County has seen moderate population growth the past five years (±.8%/yr.), but the state 

Office of Financial Management (OFM) projects growth at 1.27%/yr. for the next ten years. This 

OFM figure is for planning purposes, and tends to be high, but ESRI, our demographic source, 

projects growth at 0.8%/yr. The area’s moderate growth, combined with high costs in California 

and the west side of Washington, makes Spokane attractive to companies and individuals wishing 

to escape the gridlock and costs of those areas. We believe this growth cycle began in mid-2003 but 

was slowed by the recessionary years of 2008-2011.  Spokane County is similar demographically 

to the country as a whole. Median household income is slightly lower. Spokane County median 

home value and household income is lower than that for Washington State, due to the heavy 

influence of the urban Puget Sound area. 

 

The 68-segment ESRI community tapestry system represents the fifth generation of market 

segmentation systems that began 35 years ago. See ESRI web site for more detailed descriptions at 

http://doc.arcgis.com/en/esri-demographics/data/tapestry-segmentation.htm. Tapestry segments 

use census data to identify lifestyle classifications or segments of actual neighborhoods. This 

demographic “clustering” is based on the premise that people tend to gravitate towards others who 

are like them, settling into communities and neighborhoods of relative homogeneity. Such factors 

include age, income, education, ethnicity, occupation, housing type and family status. Furthermore, 

neighbors share similar patterns of predictable consumer behavior. The need to “keep up with the 

Joneses” reflects this tendency for neighbors to buy the same products, shop at the same stores, 

drive similar cars, and dine out at the same restaurants. Such demographic modeling is critical to 

customer profiling. These tapestry segments are grouped into 14 LifeMode groups representing a 

market segment that shares similar experience. These are numbered next to each segment. Lower 

numbers of the 14 tend to be more affluent, and the higher numbers, less affluent. 

 

 
 

Spokane County’s primary tapestry segment is “Set to Impress”, which is in the “Midtown 

Singles” LifeMode. This is a younger, lower middle class demographic living in urban outskirts, 

Year 2016 2021 2016 2021 2016 2021 2016 2021 2016 2021

Population 216,113 222,088 94,179 98,149 495,689 515,637 7,177,994 7,585,878 323,580,626 337,326,118

Annual Growth Rate %

Median Age

Average Household Size

Owner-Occupied Housing

Renter-Occupied Housing

Vacant Housing Units

Employed Occ.% (WC/Serv/BC)*

Unemployment

Education 4+yrs (25+yrs old)

Median Household Income

Median Home Value

Tapestry Segment 1

Tapestry Segment 2

Tapestry Segment 3 Set to Impress (11)Front Porches (8) Old/Newcomers (8) Front Porches (8) Savvy Suburbanites (1)

*White Collar/Service/Blue Collar; Source: ESRI

Spokane Valley

0.8%

2016

37.8

2.45

Set to Impress (11) Set to Impress (11) Green Acres (6) Green Acres (6)

Rustbelt Traditions (5) Rustbelt Traditions (5) The Great Outdoors (6) Southern Satellites (10)

Parks & Rec (5)

Old/Newcomers (8)

$43,027 $51,621 $60,959 $54,149 

$162,490 $193,734 $296,396 $198,891 

$50,450 

$183,138 

5.3% 5.0% 6.2% 6.4%

29.8% 30.0% 33.7% 30.4%

5.3%

22.6%

8.1% 7.5% 9.5% 11.7%

59.7/21.9/18.4 61.5/19.5/19.0 61.1/17.6/21.3 60.5/18.4/21.1

6.4%

59.4/17.2/23.4

51.4% 58.4% 56.7% 55.4%

40.5% 34.1% 33.8% 32.9%

56.8%

36.9%

36.3 37.7 38.1 38.0

2.33 2.45 2.53 2.59

0.6% 0.8% 1.1% 0.8%

2016 2016 2016 2016

Regional Demographics

Spokane City Spokane County Washington State U.S.

http://doc.arcgis.com/en/esri-demographics/data/tapestry-segmentation.htm
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and with high hopes of obtaining the American Dream. “Rustbelt Traditions” is traditional living, 

i.e. middle aged, middle income, Middle America. They occupy urban outskirts or suburban 

periphery. Spokane County is both less rural and affluent than the upper middle class Green Acres 

and The Great Outdoors segments most common in Washington State. These latter tend to be 

empty nesters in pastoral settings. 
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Recent Population Trends – Spokane County 

 

 
 Source:  EWU Community Indicators Initiative 

 

 

Economy 

 

    The Spokane economy suffered through a regional recession during most of the 1980s.  The early 

to middle 1990s brought slow but sustained economic growth and prosperity to the Spokane area 

and to the Inland Northwest in general. As the pace of in-migration moderated during the last half 

of the 1990s, the local economy slowed, falling into a mild recession during 2001 and 2002. 

During 2003, Spokane’s economy began to rebound, with growth in all major economic 

indicators.  However, the national recession was felt strongly in the Spokane area as demonstrated 

by the data below compiled from reliable sources.  The period from 2008 – 2010 reflected the 

national and regional recession, with unemployment peaking near 10% in 2011. This has declined 

sharply; in November, 2016, the Spokane County unemployment rate was 6.3%, and reached 6.2% 

in February, 2017. By April of 2018 it was 5.4%.  Spokane County added 3,500 jobs in the twelve 

months ending in June, 2018, according to Grant Forsyth, economist with Avista, in the 

Spokesman-Review on July 1, 2018.  A list of large Spokane County private employers appears 

below. 
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Employer # Employees  Sector

Providence 5,688 Health Care

Kalispell Tribe 1,792 Gaming

URM 1,467 Wholesale Grocery

Wal-Mart 1,417 Retail

Rockwood Clinic 1,155 Health Care

Avista 1,152 Electric / Nat. Gas

Deaconess Hospital 1,110 Health Care

Ecova 935 Energy/Business Mgmt

Alorica Business Solutions 932 Call Center

Kaiser Aluminum 900 Energy Management

Source:  Journal of Business-Book of Lists-January, 2018

Largest Private Employers - Spokane County - 12/21/2017
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Household Income continues to grow: 

 

 
  

Airport activity has improved slightly in recent months, also shown below.  Note the 

comparison with Boise, per capita. 

 

 
      Source:  Spokane Airports 
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Countywide taxable sales data (gold bars below) showed a decline in 2008, a steeper decline in 

2009, but a recovery beginning in 2010, continuing yearly since then – 2017 was $9.7B: 
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SUBJECT MARKET ANALYSIS 

 

Sales of rural residential properties west of the Spokane CBD are increasing: 

 

The two charts below are taken from the Spokane regional MLS system.  The first shows a slow 

increase in the number of sold listings of bare land with a price range of $65,000 to $120,000 or 

more in the past eight years.  The second chart indicates the declining period to absorb these lot 

listings.  This data clearly indicates an improving market for rural residential lots in the general 

neighborhood of the subjects 
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Residential Real Estate - General  

 

The residential real estate market is experiencing a powerful surge in all areas.  According to 

Sabrina Jones, a speaker at the recent annual Real Estate forum in Spokane, unit sales were up 

from 4,075 in 2011 to 8,137 in 2017 which essentially doubles the sales volume in six years.  The 

average sales price for a single-family residence moved from $206,000 in 2016 to $228,732 in 

2017, an increase of 11% in one year. The median price also increased 8% from 2016 to 2017.  

The median sales price in June, 2018 was $246,250, an increase of 13.9% since  

June of 2017. Unsold listings are down 40% from 2015.  The number of days on market was in 

rapid decline in 2017, see chart below for the entire MLS for the last 16 months.  However, the 

market has been more in balance in 2018. 
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Lots and Land 

 

On October 17, 2018, there were 40 active listings of acreage plots, of between 5 and 15 acres 

with a median listing price of $75,000, in the broad neighborhood west of Spokane and south of 

the Spokane River  

 

The chart below is for lots and land specific to the neighborhood of the subjects with a listing/sales 

price of >$50,000 and less than $120,000.  It was taken directly from the MLS database research 

application, from January, 2012 to the present.  It shows a steady increase in the number of sales 

(blue bars) and a decline in available listings (green shaded.)  Again, a balance appears to be 

forming as listings have increased and sales have leveled or decreased in the last three months. 
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Conclusion 

 

In-migration has cycled up and down but is important to the community.  Since growth enhances 

demand for a variety of goods and services, the overall economy has improved correspondingly.  

The pace of in-migration moderated through the last half of the 1990s, and the early part of the 

2000s, but increased between 2002 and 2007, recovering in 2010; it increased past 1% in 2015.  

There is essentially full employment in the region, as discussed above. The Housing Affordability 

index for Q2 of 2018 in the Spokane MSA was 130, down from 218.3 in 2013, suggesting that 

housing prices are increasing faster than incomes.  However, the statewide index is 105, 

suggesting that Spokane real estate is relatively more affordable. 

 

However, national monetary policy uncertainty and increasing interest rates could adversely affect 

growth and the real estate market.  This effect has been observed in other communities, but appears 

only as a slight flattening of the growth curve in Spokane.  Also, forthcoming domestic policies 

affecting international trade could slow growth. 

 

Although retail and Class B/C Office have lagged somewhat, most commercial properties are 

experiencing strong growth both in price psf and occupancy. 

 

Spokane offers a skilled labor force, modest-cost housing, and a good, traditional value oriented 

quality of life.  These qualities are attractive to businesses either from crowded larger cities, or 

from smaller towns desiring such a moderate sized city. Slow steady expansion is anticipated over 

the next several years. The recovery in the housing market in Spokane County, noted in charts 

above is strong.  The inventory is quite low for most residential property types, although building 

is active to bring that into balance.  Skilled labor is in high demand. Population density, traffic 

and housing prices in King County have created more interest in relocation to Spokane.  We 

anticipate significant growth in all economic sectors in the next two years.  The arrival of the 

Amazon distribution center on the West Plains will favorably affect the economy of the entire 

Spokane regional MSA, and will likely add demand for residential real estate near the subject. 
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NEIGHBORHOOD DESCRIPTION 

 

EXHIBIT 3: NEIGHBORHOOD MAP 

 

 
Neighborhood of Subject – Parcel 2 

 

 

NEIGHBORHOOD DESCRIPTION 

 

The neighborhood runs generally west from the subject parcels in that the City of Spokane is 

easterly.  Its boundaries are Highway 2 on the south, the Spokane river on the east and north and 

Brooks Road to the west. The residential lot sales used for the Sales Comparison Approach are 

fairly close to the subject, within two miles.  The subject parcel is just outside of the Urban Growth 

Boundary, as is most of the neighborhood. All services are available in the neighborhood or close-

by in Spokane. 

 

The broader neighborhood discussed has many complementary land uses surrounding the subject 

and encompasses approximately 50 square miles.  Typical land use includes rural recreational, 

cropland and pasture, and residential on acreage.  It is notable that the quality of the residential 

improvements varies widely.  There are single-wide manufactured homes showing significant 

deferred maintenance, and high-end larger homes on acreage.  Many homesites have accessory 

structures, also with varied quality and condition.  For demographic analysis, we have excluded 

the City of Airway Heights due to the large number of residents below the regional Area Median 

Income (AMI) who would be unlikely purchasers of 10-acre homesites. Demographic analysis 

(below) of the larger neighborhood provides important econometrics and suggests a range of real 

estate values. 
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NEIGHBORHOOD DEMOGRAPHICS 

 

The following chart from the ESRI data tables is delimited by Block Group.  The red polygon line 

delimits the neighborhood as studied.   

 

 
 



Butterworth Parcel Valuations 
Narrative Appraisal Report – October 11, 2018 

 

Butterworth Parcel Valuations 

Spokane County, Washington DataTrend Services, Inc. 

As of October 11, 2018  Page 28 

Lower numbers in the Tapestry LifeMode generally suggest higher incomes.   Note the profile 

below indicates that 94% of the people are in the “6” and “8” designations, in the middle/lower 

ranges of the general population. 
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Population, Family Income, Household and Education Profiles 

 
 

Notice the climbing average income (2.8% per year) and home values (7% per year) from 2018 – 

2023. 
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Only 32% of the neighborhood has no college education. 

 

We foresee steady growth in the subject neighborhood, limited by zoning lot size minimums.   

 

Recognizing these demographics for the larger neighborhood, we selected seven sales from a 

much closer neighborhood, encompassing only 5 square miles, discussed later.  This selection 

improves the reliability of the comparables in that they are quite close to the subject. (However, a 

demographic profile of residents within only 5 square miles would be too small a sample for useful 

analysis.) 
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PROPERTY DESCRIPTION  

GENERAL 

 

 
 

Taxes were current as of the date of value. 

 

 

 

 
Subject is Parcel 6, lower right 

 

 

Parcel ID APN Size in acres AV Land AV total 2018 taxes

6 25103.9065 10.00 ac $56,000 $56,000 $411.00

Rimrock - Subject Parcel 6 - Summary
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Additional Subject Plat Map – showing lot lines – Subject is shaded green 
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Subject is #6 above - showing Department of Ecology Wetlands and Setbacks 
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EXHIBIT 4: SUBJECT PHOTOS 

 

 
 

 

 

 
 

 

Parcel 6 – wetland in 

distance, looking SE 

 

Fire-killed trees on 

Parcel 6 – typical of 

other parcels 
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SITE DESCRIPTION 

 

LOCATION: The rural subject is located north-northeast of the intersection of 

Mission Road and Grove Road, in Spokane County, west of the 

City of Spokane Valley.   

 

Global coordinates are approximately 47.673394° and 

117.493218°. 

 

SIZE, SHAPE, 

TOPOGRAPHY  

The subject is essentially level at grade.  It has very rocky terrain 

making walking difficult, and agriculture very unlikely – see 

later NRCS soils map / chart. 

 

Parcel 6: This 10-acre rectangular parcel is similar to #2 and #5.  

However access is via an easement across the north edge of 

Parcel 5 and the east edge of Parcel 7.  It would require a 

driveway, compliant with County Code, of approximately 1,342 

lf.  Cost for this, gravel surfaced would be about $20/lf, or 

$25,000.  (Part of this cost might be shared with Parcel 7 which 

will need 780 lf.)  Significant burned standing timber was noted.  

 

Center of Parcel 6, 

looking NE 
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ACCESS & VISIBILITY: Legal and Physical access to the Subject is from either the 

easement discussed above or the easement across the south edge 

of Parcel 2.  Visibility from Grove Road is only fair, obscured by 

vegetation on Parcel 2 

 

ADJOINING LAND USES: Land uses in the immediate vicinity are: 

Easterly:  Vacant land and Palisades City Park 

Southerly:  Rural residential 

Westerly:  Residential on acreage and pasture 

Northerly:  Vacant 

 

UTILITIES: Power:  Inland Power and Light – closest is the NEC of Mission 

at Grove Roads.  Natural gas service is not nearby. 

 

Water:  Not available – wells required 

 

Sewer:  Septic only:  Minimum lots size for poor soils is 22,000 

sf. per Spokane Regional Health District, to allow for maximum 

dispersion. (DOH 337-039.)  Mounded systems could be 

required. 

 

ZONING: The subject is zoned Rural Traditional, discussed earlier. 

Minimum lot size for residential development is ten acres. 
 

HIRST DECISION AND 

ESSB 6091 

The Subject is in WRIA 54 and is therefore not affected by the 

Hirst Decision, as amended by the Legislature in ESSB 6091. 
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ADDITIONAL PROPERTY DATA 

 

PERSONAL PROPERTY, FIXTURES, AND EQUIPMENT 

There are no personal property, fixtures, or equipment included in this valuation that require a 

separate allocation as per USPAP unless otherwise noted.  

 

OCCUPANCY AND USE OF SUBJECT 

The subject is vacant bare land with no improvements. It is red number 6 on the map below. Notice 

wetlands and setbacks which were 110’ in 2010 when the survey was completed, and are now 

190’.  The easement colored in green is also likely in force, offering road access only. 
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SOIL ANALYSIS 

The National Resources Conservation Service (NRCS) offers soil analysis data which was GIS 

map-accessed for the subject parcels, and is shown on the following map and charts: (Note - minor 

variations on area are due to limitations of the scalar drawing tool.)  In general, the soils are not 

useful for agriculture due to rock content.  Also, they are somewhat challenging to develop for 

homes with and without basements due to shallow depth to hard bedrock and are “very limited” 

for septic systems due to “slow water movement, flooding, ponding and large stones.”  Forage 

production for pasture and livestock grazing was poor at 250 lbs per acre per year with the 

exception of the wetlands where grazing is prohibited.  
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Note the soil class ratings of mostly 7, with some 5.  These soils are not useful as arable cropland. 
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HIGHEST AND BEST USE 

 

Highest and Best Use is defined as:  “The reasonably probable and legal use of vacant land or an 

improved property, which is physically possible, appropriately supported, financially feasible, and 

that results in the highest value.  The four criteria Highest and Best Use must meet are legal 

permissibility, physical possibility, financial feasibility, and maximum profitability.”2   

 

HIGHEST AND BEST USE AS VACANT 

Agricultural use:  The RT Zone allows a variety of agricultural uses discussed earlier.  Current 

use is for pasture.  However, pastures typically sell for less than $1,000 per acre without residential 

influence (far from cities.) Pastureland near residential developments that are zoned for residential 

use may have residential use as Highest and Best Use unless there are physical or legal constraints, 

or high costs for access. Within RT zoning, the other permitted uses are agriculture-related 

activities such as dairy, feed mill, daycare, veterinary office, research facility and churches.  The 

demand for such general uses is not high or unique in the subjects’ neighborhood.  Land sales for 

agricultural uses generally reveal much lower prices than land sold for residential uses so close to 

Spokane. 

 

There remain two logical candidates for Highest and Best Use 1) residential development now, or 

2) hold for residential development.  (The cluster option is designed for larger parcels in that it 

offers no bonus density for parcels of only 10 acres.  Although it could technically be applied to 

one parcel, fee ownership of a much smaller parcel (1-2 acres) would be less appealing than 

outright ownership of the entire ten acres.) 

 

For this subject, however, there is an unusual influence on Highest and Best Use, also present in 

the analysis of the other three parcels appraised elsewhere. It should be noted here that significant 

interest in the subject parcels and six additional contiguous parcels has been expressed by the 

Spokane Park Board, and the Inland Northwest Land Conservancy (the Client here.)  An article 

discussing this appeared in the Spokesman-Review for July 22, 2018, see Addenda.  Interest has 

also been expressed by Paul Knowles of Spokane County Parks for purchase and later transfer to 

Spokane Parks, using Conservation Futures Funds.  However, there is a considerable difference 

between “intention and interest” and bona fide offers to purchase.  We will discuss below sales of 

four parcels that likely would not have occurred without serious future interest by several agencies.  

Highest and Best Use requires “maximum profitability.” Holding for future purchase by a public 

entity, even one that has expressed serious interest is unlikely to assure a sale at a price that is 

much higher than market value for more common uses.  Because these sales did occur and because 

they are nearby, we will consider them only if they fall within the price range of other sales to 

residential buyers.  

 

Although we have shown a strong real estate market for rural residential parcels, it is also 

becoming evident that the local market is slowing, and supply is increasing slightly.  So, holding 

                                                 
2     Appraisal Institute, the Dictionary of Real Estate Appraisal, Sixth Addition, 2015. 
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for future sale at a significant profit is speculative.  We conclude that the primary Highest and Best 

Use as of the date of value is for immediate residential use. Such a use is compliant with all four 

criteria above. Because several sales of interest may not have occurred without the park linkage 

potential, we will only use them as indicators if they fall within the general range of residential 

comparables.  We note that the unadjusted price of two of them was $70,000.  When compared 

with the three residential sales, they appear somewhat low, but they are affected by the Avista 

powerline, burned standing timber and wetlands, not adverse features on the residential 

comparables.  On balance, then, although they were purchased for holding for eventual resale, their 

adjusted prices would be in the range of the residential comparables, so they can be used in this 

analysis. 

 

Moreover, this subject parcel and the other three are part of the overall connector corridor as 

envisioned. 

 

 

HIGHEST AND BEST USE AS IMPROVED 

The subject is unimproved.  
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VALUATION SECTION 

 

Noting the Highest and Best Use is rural residential on acreage, we have identified seven sales 

that merit review and provide support for the value conclusions.  It is important to note that the 

“unit of comparison” is “single family residence site, 5-15 acres.”  Buyers consider location, 

terrain, topography, esthetic appeal, shape, zoning, availability of utilities, views, access, 

neighboring improvements, proximity to services, and other conditions as well as size when 

making a land purchase.  This is to say that a 5-acre parcel may receive higher offers than a 15-

acre parcel, depending on many features other than size. 

 

The map below shows the subject in relation to the sales used.  Sales are numbered in blue, subject 

parcels in red: 

 

 
Sales Map – Subject is “6” above, in the red set of parcels 
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Sale #1 
(1) PROPERTY TYPE: Rural Residential 

(2) ADDRESS OR LOCATION: 414 N. Kynan Lane  

(3) Plat Map: 

 
 

(4) a. Parcel No.:  25174.9064 

b. Access:  Paved Kynan Lane 

c. Use when sold:  Rural Residential 

d. Shape: Rectangular 

e. H&B Use: Rural Residential 

f. Zoning: Rural Traditional 

g. Views:  Territorial 

h. Site Area:  10.00 ac 

i. Neighborhood: Rural 

j. Topo:  level at grade 

k. Utilities well/septic power at road 

l. Grantor: Hughes 

m. Grantee: O’Dell 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201808097 

q. Sale Date:  6/5/2018 

r. Price:  $136,999 

s. Analysis Price:  $136,999 

t. Conf: Broker S. Anderson 919-

9289 

(5) REMARKS:  Buyer had been wanting for five years – very motivated. Had Rd improvement assessment with 8 yrs left. 

 

Sale #2 
(1) PROPERTY TYPE: Rural Residential  

(2) ADDRESS OR LOCATION: NKA Mission Road, Spokane County, WA – west of Rimrock  

(3) Plat Map: 

 

(4) a. Parcel No.:  25083.9107 

b. Access:  Paved Mission 

c. Use when sold:  Rural Residential 

d. Shape: Rectangular – narrow 

e. H&B Use: Rural Residential 

f. Zoning: Rural Traditional 

g. Views:  Territorial / Regional 

h. Site Area:  9.21 ac 

i. Neighborhood: Rural 

j. Topo:  level at grade 

k. Utilities:well/septic power at road 

l. Grantor: Hoff 

m. Grantee: Nesteruk 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201803071 

q. Sale Date:  2/28/2018 

r. Price:  $85,000 

s. Analysis Price:  $85,000 

t. Conf: Broker Z. Kenney 991-1135 

(5) REMARKS:  Had fair view of Mt. Spokane;, sat on market for 15 months until seller accepted offer $14,000 under list. 
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Sale #3 
(1) PROPERTY TYPE: Rural Residential 

(2) ADDRESS OR LOCATION: NKA West Houston Road, SWC Rimrock 

(3) Plat Map: 

 

 
 

(4) a. Parcel No.:  25103.9066 

b. Access:  Gravel Houston Road 

c. Use when sold:  Rural Residential 

d. Shape: almost square 

e. H&B Use: Rural Residential 

f. Zoning: Rural Traditional 

g. Views:  Territorial and Regional 

h. Site Area:  10.55 ac 

i. Neighborhood: Rural 

j. Topo:  level at grade, slight slope  

k. Utilities: None, well/septic 

needed; power at road 

l. Grantor: Bigelow 

m. Grantee: Hunter 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201800491 

q. Sale Date:  1/5/2018 

r. Price:  $70,000 

s. Analysis Price:  $70,000 

t. Conf: Brkr: Rich Prasser 435-

3287 

(5) REMARKS:  Purchased to hold for later development or sale / had MLS market exposure / significant wetlands. 

 

Sale #4 
(1) PROPERTY TYPE: Rural Residential  

(2) ADDRESS OR LOCATION: SEC Houston Road at Grove Rd Spokane County, WA – west of Rimrock  

(3) Plat Map: 

 

(4) a. Parcel No.:  25103.9061 

b. Access:  Paved Grove Rd 

c. Use when sold: Rural Residential 

d. Shape: Irregular 

e. H&B Use: Rural Residential 

f. Zoning: Rural Traditional 

g. Views:  Territorial / Regional 

h. Site Area:  10.28 ac 

i. Neighborhood: Rural 

j. Topo:  level at grade 

k. Utilities:well/septic power not close 

l. Grantor: Bigelow 

m. Grantee: Brown/Lambiotte 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201800492 

q. Sale Date:  1/4/2018 

r. Price:  $70,000 

s. Analysis Price:  $70,000 

t. Conf: Brkr:Rich Prasser 435-3287 

(5) REMARKS:  Purchased to hold for later development or sale / had MLS market exposure / significant wetlands. 
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Sale #5 
(1) PROPERTY TYPE: Rural Residential 

(2) ADDRESS OR LOCATION: SWC Houston Road at Rimrock Drive, Spokane County, WA 

(3) Plat Map: 

 

 
 

(4) a. Parcel No.:  25103.9067 

b. Access:  Gravel Houston Road 

c. Use when sold:  Rural Residential 

d. Shape: Triangular 

e. H&B Use: Rural Residential 

f. Zoning: Rural Traditional 

g. Views:  Territorial / Regional 

h. Site Area:  10.23 ac 

i. Neighborhood: Rural 

j. Topo:  mostly level, slight slope E 

k. Utilities: None, well/septic 

needed; power is distant 

l. Grantor: Bigelow 

m. Grantee: Baird 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201800826 

q. Sale Date:  1/5/2018 

r. Price:  $100,000 

s. Analysis Price:  $100,000 

t. Conf: Brkr:Rich Prasser 435-3287 

(5) REMARKS:  Purchased to hold for later development or sale / had MLS market exposure / good views / narrow access 

 

Sale #6 
(1) PROPERTY TYPE: Rural Residential  

(2) ADDRESS OR LOCATION: 2275xx W Houston Road, Spokane County, WA – north/west of Rimrock  

(3) Plat Map: 

 

(4) a. Parcel No.:  25102.9031 

b. Access:  Gravel Houston Rd. 

c. Use when sold:  Rural Residential 

d. Shape: Irregular 

e. H&B Use: Rural Residential 

f. Zoning: Rural Conservation 

g. Views:  Territorial / Regional 

h. Site Area:  12.30 ac 

i. Neighborhood: Rural 

j. Topo:  significant slope to East 

k. Utilities:well/septic,power close 

l. Grantor: Davidson 

m. Grantee: Baird 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201717420 

q. Sale Date:  11/3/2017 

r. Price:  $115,000 

s. Analysis Price:  $115,000 

t. Conf: Broker K. Davis – 868-9807 

(5) REMARKS:  Had good views of Mt. Spokane and region, near RR tracks, engineering likely needed for driveway. 

Motivated seller due to health issues. 
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Sale #7 
(1) PROPERTY TYPE: Rural Residential 

(2) ADDRESS OR LOCATION: 512 N. Kynan Lane  

(3) Plat Map: 

 
 

(4) a. Parcel No.:  25174.9067 

b. Access:  Paved Kynan Lane 

c. Use when sold:  Rural Residential 

d. Shape: Rectangular 

e. H&B Use: Rural Residential 

f. Zoning: Rural Traditional 

g. Views:  Territorial 

h. Site Area:  10.00 ac 

i. Neighborhood: Rural 

j. Topo:  level at grade 

k. Utilities: None, well installed, 

septic needed; power installed 

l. Grantor: Hester 

m. Grantee: Lyfar 

n. Instrument: SWD 

o. Terms:  Cash 

p. Recording No.:  exc 201704818 

q. Sale Date:  4/12/2017 

r. Price:  $107,000 

s. Analysis Price:  $107,000 

t. Conf: Broker J. Shaeffer 999-7488 

(5) REMARKS: Seller had started to design home, then bought another, so buyer got benefit of 18.5 gpm well and septic 

perc approval.  Average territorial views. 

 

 

Summary of Sales: 

 

Sale #1 is the June 25, 2018 sale of 10 acres slightly west of the subject.  This parcel has frontage 

on paved Kynan Lane, and Inland Power lines at the road.  The buyer had been watching this parcel 

for five years and made a full-price offer within one month of the listing, and so has significant 

buyer incentive, despite the RID fees.  It indicates the very high end of the range for the subjects. 

 

Sale #2 is the March 12, 2018 sale of 9.21 acres also west of the subject parcels.  This long and 

narrow parcel had frontage on Mission Road and had utilities at that road.  It had been listed for 

over on year, and buyer accepted the offer of $85,000.  It is a good indicator of value for parcels 

with utilities and road frontage. 

 

Sale #3 is the January 24, 2018 sale of a10.55-acre parcel that is adjacent to Parcel 7, but with 

frontage on graveled Houston Road.  Power is nearby on Houston Road.  There are several standing 

burned trees.  This parcel is significant impacted by wetlands (see earlier maps.) At $70,000 it 

does represent a market transaction, in that it had MLS exposure for 13 days.  However, buyers 
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intended to purchase for eventual capture by a public entity as part of the conservation access 

corridor between Palisades City Park and Riverside State Park.  Buyers, however did not intend to 

pay more than market value, which was determined by an appraisal.  It is a useful indicator for the 

subjects, particularly those with road frontage. 

 

Sale #4 is the January 16, 2018 sale of 10.28 acres, formerly part of the Gusman estate, like the 

subject parcels.  It is also encumbered with significant wetlands, but has frontage on both Grove 

and Houston Roads.  Power is available nearby on Houston Road.  This parcel has a significant 

stand of burned timber. It also was purchased for eventual transfer to a public entity for a 

conservation linkage., but at $70,000 will be another indicator for parcels with frontage.  This 

parcel is directly north and adjacent to the subject Parcel 5. 

 

Sale #5 is the January 23, 2018 sale of a 10.23-acre parcel northeast of subject Parcel 7.  It does 

have 30 lf frontage on Houston Road, and offers some views easterly that are mainly obscured by 

trees not on the subject property.  The south border of this parcel is the north boundary of Palisades 

City Park.  The east boundary is Rimrock Road, currently not open for public use.  The privately-

owned terrain slopes steeply east of Rimrock, but has trees that would obscure views. There is 

minimal impact by wetlands (setback requirements from wetlands on the easterly parcel.) We did 

also notice city and highway noise during inspection. At $100,000, it will mark the high end of the 

range for parcels with road access.  Power is approximately 450’ feet away. 

 

Sale #6 is the November 13, 2017 sale of 12.3 acres of sloping land north of the subject parcels. 

The buyer owns land adjacent across the BNSF railroad tracks.  It offers attractive views to the 

east, and several homesites locations, but access to those homesites is complicated in that it is from 

Houston Road, significantly south of the better locations.  Other viewpoints are west and north of 

the access point, and very rocky and steep. It is also impacted by railroad noise.  This parcel has 

also been mentioned as part of the conservation corridor.  At $115,000, it is an indicator for the 

subjects, but has superior access, power and views, and buyer motivation. 

 

Sale #7 is the May 23, 2017 sale of 10 acres also on paved Kynan Lane, like sale #1. This parcel 

had a well installed yielding 18.75 gpm, and was approved for a septic system.  Sellers were in the 

process of developing the lot with a residence, but suddenly decided to buy a different home, so 

the buyer here benefitted from their efforts.  It has been listed for only 34 days before sale, and at 

$107,000 is an indicator that will require some adjusting for the value of the well, and absence of 

wetland influence. 

 

VARIABLE CONSIDERATIONS IN VALUE ANALYSIS 

 

The wetlands present on Parcel 6 have influence on value primarily by restricting the placement 

of dwellings.  However, a discussion with qualified wetland specialist biologists Gray Rand at 

David Evans and Associates, and Board Member of the Client organization Michelle Anderson 

indicated that two primary arguments for relief from the setbacks are commonly made: 1) “buffer 

averaging” whereby the owner offers more buffer on one side of the wetland in return for reduced 

buffer elsewhere, and 2) enhancing habitat in certain areas can allow mitigation of the setback 
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buffers in other areas.  It is beyond the scope of this assignment to declare how these and other 

arguments might mitigate setback restrictions for specific sites on the subjects.  However, we 

conclude that some modest, but not radical, adjustment to comparables without wetlands remains 

valid, as does an adjustment to comparables significantly impacted when compared to the Subject 

that has only minor influence. 

 

Electric Power.  These subjects are in the service area for Inland Power and Light.  The nearest 

source is at the corner of Mission and Grove, the southwest corner of Parcel 2.  The cost to bring 

power across these level parcels is about $13 per linear foot to more remote parcels.   

 

Road Access vs. Easement Access.  Depending on terrain, slope and location, placement of a 

minimal County-standard 12’-wide gravel driveway runs in the $20/lf range.  (The Subject Parcel 

#6 (and #7) will require significant easement roads to reach them.  This condition is not a 

restriction present on many of the comparable sale properties.   A second easement across the 

southerly 30 feet of the subject is likely enforceable for access to the easterly parcel, part of 

Palisades City Park 

 

Powerline Easement.  The Avista power lines and easement adversely affect appeal on  Parcel 2, 

and on Sale #4, but have less impact on the subject Parcel 6. 

 

Views.  The value added by views is well-known but hard to firmly quantify because it is 

subjective, and related to other geography-influenced factors like terrain and access.  Buyers of 

two of the comparable sales, #5 and #6 paid a premium for regional views not present on the 

subject parcels, and this will be noted in the valuation analysis.  Views in Sale #5 are restricted. 

 

Standing scorched timber located on all parcels in varying degrees is unlikely to be attractive to 

the majority of interested buyers.  Such damaged timber is not accepted by sawmills, and will need 

to be removed at some cost to the landowner.  This feature adversely affects value compared to 

competing parcels without burned trees. 

 

Location.  All comparables are relatively close to each other and this condition alone is not a 

significant variable. 

 

Terrain, topography and soil types.  Some of the comparables have significant slopes which 

offer better views, but may require expensive road engineering. 
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PARCEL VALUATION 

 

The foundation of the Sales Comparison Approach is the principle of substitution which states 

that a potential buyer would not pay more for a given parcel than he/she would for a similar parcel 

that is available at a lower price.  We consider actual market transaction sales as a primary source 

of value indicators, but also look at listings of competing properties.  The relevant larger 

neighborhood listings as of the date of value appear below: 

 

 
 

Unsold listings are chiefly useful to set a high mark in the range of values for comparable 

properties; these listings bracket the range for the subject.  While these each vary in some respects 

from the subject parcel, it is important to recall that an owner can list virtually any price they 

choose, somewhat limited by guidance from his or her broker.  None of these unsold listings offer 

strong indications of value that differ from the analysis of actual sales. 

 

The comments above relating to the use of sales purchased for transfer to a public entity as Highest 

and Best Use apply.  Buyers who plan to hold will not pay more than the market price for the 

steadier and more common residential use. The adjustment grid addresses the variation 

considerations discussed above as adjustments to the sale price of the comparable sales. 

 

 

  

ID Size Location Asking

A 11.02 ac Trails/Hayford $67,500   Paved access - S of Casino

B 6.87 ac W of Riverside State Pk $79,000   Treed, has well and septic

C 9.41 ac 0.7 mi N of subjects $120,000   Near RR,  sloping ,views, no offers

Listings Considered - Rimrock Phase 1
Comments
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Noting a range between $58,333 and $88,462, we also recognize an average of $71,147 and a 

median indication of $71,333.  Sales #4 and #5 are the best comparables. Considering other good 

indicators, we conclude a value for Parcel #5 to be $70,000, well within the range of comparable 

sales. 

 

Market Value Written, Fee Simple Interest in the Subject “As Is”  

 

$70,000 
 

 

Identif ication ˃ Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Sale 6 Sale 7

Seller Subject Hughes Hoff Bigelow Bigelow Bigelow Davidson Hester

Buyer O'Dell Nesteruk Hunter Brow n/Lambiotte Baird Baird Lyfar

Location Subject Parcel 6 Kynan Lane Mission Rd Houston Rd Houston Rd Houston Rd N on Houston Rd Kynan Lane

Date of Sale Oct-18 Jun-18 Mar-18 Jan-18 Jan-18 Jan-18 Nov-17 May-17

Sale Price $136,999 $85,000 $70,000 $70,000 $100,000 $115,000 $150,000

Size 10 ac 10.0 ac 9.2 ac 10.6 ac 10.3 ac 10.2 ac 12.3 ac 10.0 ac

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Financing/Cond of Sale Adj. None None None None None None None None

Improvements / Other Adj. -$20,000 $0 $0 $0 $0 $0 $0

Adjusted Sale Price $116,999 $85,000 $70,000 $70,000 $100,000 $115,000 $107,000

Additional Adjustments

Burned Trees? Yes -10% -10% 0% 0% -5% -10% -10%

Wetlands? Signif icant -10% -10% -5% 0% -10% -10% -10%

View s? Territorial 0% -5% 0% 0% -5% -10% 0%

Access Long Easement -10% -10% -10% -10% -10% -5% -10%

Topography? Level 0% 0% 0% 0% 0% 10% 0%

Water source? Needs w ell 0% 0% 0% 0% 0% 0% -10%

Proximity of Pow er? 600 feet -5% -5% 0% -5% 0% 0% -5%

Encumbering Easement? Yes -5% -5% -5% -5% -5% -5% -5%

Avista Pow erlines? No 0% 0% 0% 10% 0% 0% 0%

Total Adjustment -40% -45% -20% -10% -35% -30% -50%

Adjusted Price $83,571 $58,621 $58,333 $63,636 $74,074 $88,462 $71,333

Conclusion

Rate/SFR Lot $70,000

Land Sale Adjustment Grid - Parcel 6

 - - - - - - Rural Residential Sales - - - - - - 
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DEFINITIONS 

 

The area on which the tenant pays rent varies from building to building, and in the market, is 

typically rented on one of three ways: on a usable area basis; on a rentable (leasable) area basis; 

or on a gross building area (GBA) basis.   The various lease and area definitions are as follows: 

 

Gross Building Area is the total floor area of a building, including below-grade space but 

excluding unenclosed areas, measured from the exterior of the walls.   Single-tenant buildings are 

typically leased on a gross building area basis. 

 

Gross Leasable Area is 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. 

 

Gross or Full-Service Lease is a lease in which the landlord receives stipulated rent and is 

obligated to pay all or most of the property’s operating expenses and real estate taxes. 

 

Modified Gross is a lease in which the landlord and tenant share any or all expenses. 

 

Net Lease/Triple Net Lease is a lease under which the lessee assumes all expenses of operating 

the property, including both fixed and variable expenses, in addition to the stipulated rent. 

 

Rentable Area is the amount of space on which the rent is based; calculated according to local 

practice. 

 

Usable Area is the actual occupiable area of a floor or an office; computed by measuring the 

finished surface of the office side of corridor and other permanent walls, to the center of partitions 

that separate the office from adjoining usable areas, and to the inside finished surface of the 

dominant portion of the permanent outer building walls.   The usable area of a floor is equal to the 

sum of all usable areas of that floor.   No deductions are made for columns and projections 

necessary to the building. 

 

Fair Market Value as defined by Courts in Washington State: The amount in cash which a 

well-informed buyer, willing but not obligated to buy the property, would pay, and which a well-

informed seller, willing but not obligated to sell it, would accept, taking into consideration all uses 

to which the property is adapted and might in reason be applied.   It may be assumed that the 

hypothetical buyer is ready, willing, and financially able to purchase for cash; further, it is never 

necessary to show that a willing buyer and a willing seller do, in fact, exist.   If a hypothetical 

buyer, whose existence is to be assumed and need not be proven, would exact a discount for cash 

as opposed to terms, then the amount of such discount should be estimated. 

 

Insurable Value is defined as value used by insurance companies as the basis for insurance.   This 

is often considered to be replacement or reproduction cost less deterioration and non-insurable 

items, and sometimes cash value or market value but often entirely a cost concept. 
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Fee Simple Estate is defined 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. 

 

Leased Fee Estate is defined as an ownership interest held by a landlord with the right of use and 

occupancy conveyed by lease to others; usually consists of the right to receive rent and the right 

to repossession at the termination of the lease. 

 

Leasehold Interest the interest held by the lessee (the tenant or renter) through a lease transferring 

the rights of use and occupancy for a stated term under certain conditions. 

 

Market Value is defined as: “The most probable price which a property should bring in a 

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

acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.   

Implicit in this definition are the consummation of a sale as of a specified date and the passing of 

title from seller to buyer under conditions whereby: 

 

1. Buyer and seller are typically motivated; 

2. Both parties are well informed or well advised, and both 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 United States dollars or in terms of financial 

arrangements comparable thereto; and 

5. The price represents the normal consideration for the property sold, unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale.”3 

 

Prospective Value Estimate is defined as “The prospective market value as of a future date.   

Prospective future value can include value upon completion of construction, value upon reaching 

stabilized occupancy, or value upon some other event.   Prospective future value upon completion 

of construction means the prospective market value of a property on the date construction is 

completed, based upon market conditions forecast to exist as of that completion date.   Prospective 

future value upon reaching stabilized occupancy means the prospective market value of a property 

at a point in time when all improvements have been physically constructed and the property has 

been leased to its optimum level of long-term occupancy.4  

 

Exposure Time is defined as, “the length of time the property interest being appraised would have 

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

the effective date of the appraisal; a retrospective estimate based upon 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.5      

                                                 
3Board of Governors of the Federal Reserve System (FRS), 12 CFR Part 225; Federal Deposit Insurance Corporation (FDIC), 12 CFR Part 323; 

National Credit Union Administration (NCUA), 12 CFR Part 722; Office of the Comptroller of the Currency (OCC), 12 CFR 34.42(g); Office of 

Thrift Supervision (OTS), 12 CFR 564.2(f); and the Resolution Trust Corporation (RTC), 12 CFR Part 1608.   Washington, DC:  Federal Register, 

Vol.  55, No.  251, pages 536110-53618; Monday, December 31, 1990.   (Technical corrections published at 56 FR 1229 do not affect this 
definition.) 
4Dictionary of Real Estate Appraisal, 6th Edition, The Appraisal Institute, 2015. 
5Ibid. 
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Marketing Time is defined as, “an estimate of the amount of time it might take to sell an interest 

in real property at its estimated market value during the 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.”6 

 

Entrepreneurial Profit: A market-derived figure that represents the amount an entrepreneur 

receives for his or her contribution to a project and risk; the difference between the total cost of a 

property (cost of development) and its market value (property value after completion), which 

represents the entrepreneur's compensation for the risk and expertise associated with development.  

 

In economics, the actual return on successful management practices, often identified with 

coordination, the fourth factor of production following land, labor, and capital; also called 

entrepreneurial return or entrepreneurial reward.  See also entrepreneurial incentive. 

 

Traditional Appraisal Process - Approaches to Value:  To estimate the value of a property, the 

appraiser traditionally develops the Cost, Income, and Sales Comparison Approaches to Value.   

These approaches are defined below:  

 

The Cost Approach to Value is based on the premise that a purchaser would pay no more for a 

property than the cost of obtaining an equally desirable site and building improvements of similar 

functional utility to the subject.   To employ the Cost Approach, the appraiser estimates the market 

value of the subject site as vacant and available to be put to its highest and best use.   The appraiser 

also estimates the cost new of the subject improvements and any depreciation that has accrued 

from various physical, functional and economic factors.     

 

The Income Approach to Value is based on the premise that a knowledgeable purchaser would 

pay no more for the property than the cost of obtaining an equally desirable, similar property as 

an investment, providing similar risk and opportunities for return on and return of the investment.   

To employ the Income Approach to Value, the appraiser reviews the operating history of the 

subject and compares its income and expenses against similar factors from competing properties.   

The net income estimate is then translated into a value indication by using significant ratios 

developed from analysis of comparable sales and from other investment indicators and criteria. 

      

The Sales Comparison Approach to Value is based on the premise that a knowledgeable 

purchaser would pay no more for a property than the cost of obtaining another equally desirable 

property of similar functional utility.   To employ the Sales Comparison Approach to Value, the 

appraiser researches the market for recent sales of improved properties similar to the subject.   

These comparable sales are then adjusted to the subject for physical, functional, and economic 

differences.       

                                                 
6Dictionary of Real Estate Appraisal, 6th Edition, The Appraisal Institute, 2015. 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 

Unless otherwise stated, this appraisal report is made expressly subject to the following conditions 

and stipulations: 

 

This appraisal report is considered confidential between the appraiser and the client. 

 

In the course of developing this appraisal, information was gathered from numerous individuals. 

Although an attempt to verify these data was made where possible, no liability can be assumed 

should these data be proven inaccurate. The data obtained from these individuals is assumed to be 

true and correct. 

 

This appraisal report has been prepared in accordance with appraisal standards and reporting 

requirements of the Appraisal Institute and the Appraisal Foundation. 

 

Neither all nor part of the contents of this report shall be conveyed to the public through 

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

of the authors, particularly as to valuation conclusions, the identity of the appraisers or firm with 

which they are associated, or any reference to the Appraisal Institute or the MAI designation. 

 

The date of value to which the opinions expressed in this report apply is set forth in the letter of 

transmittal. No responsibility can be assumed by the appraiser for economic or physical factors 

occurring at some later date, which may affect the opinions, stated herein. Should any additional 

pertinent information become available after the date of the appraisal, the appraisal may be subject 

to revision, and an additional fee for these services. 

 

Any projections included in this report are utilized to assist in the valuation process and are based 

on current market conditions, anticipated short-term supply and demand factors, and a local 

economy similar to the current economy. Therefore, the projections are subject to changes in 

future conditions that cannot be accurately predicted by the appraisers and could affect the future 

income or value projections. 

 

No opinion is intended to be expressed for legal matters or that which would require specialized 

investigation or knowledge beyond that ordinarily employed by real estate appraisers, although 

such matters may be discussed in the report. A reasonable attempt has been made to consider all 

available governmental regulations or restrictions, but we assume no responsibility for future 

conditions that are not readily available or public knowledge at the time the appraisal is made 

 

No opinion as to title is rendered. Data on ownership and the legal description were obtained from 

sources generally considered reliable. Title is assumed to be marketable and free and clear of all 

liens and encumbrances, easements, and restrictions, except those specifically discussed in the 

report. The property is appraised assuming it to be under responsible ownership and competent 

management, and available for its highest and best use. 
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The appraiser has made no engineering survey. Except as specifically stated, data relative to size 

and area were taken from sources considered reliable, and no encroachment of real property 

improvements is assumed to exist. 

 

Maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing matters 

discussed within the report. They should not be considered as surveys or relied upon for any other 

purpose. 

 

No opinion is expressed as to the value of subsurface oil, gas, or mineral rights, and the property 

is not known to be subject to surface entry for the exploration or removal of such materials, except 

as is expressly stated. 

 

Testimony or attendance in court or at any other hearing is not required by reason of rendering 

this appraisal, unless such arrangements are made a reasonable time in advance. 

 

The liability of DataTrend Services, Inc. and its employees, agents or contractors, is limited to the 

client only and only up to the amount of the fee actually received for the assignment. Further, 

there is no accountability, obligation, or liability to any third party. If this report is placed in the 

hands of anyone other than the client, the client shall make such party aware of all limiting 

conditions and assumptions of the assignment and related discussions. No responsibility is 

assumed for any costs incurred to discover or correct any deficiency in the property. 

 

Because a final title report was not provided, no responsibility is assumed for such items of record 

not disclosed by normal investigation methods. 

 

No detailed soil studies covering the subject property were available to us.  Therefore, premises 

as to soil qualified employed in this report are not conclusive but have been considered consistent 

with information available to us. 

 

The subject property has been personally inspected and no obvious evidence of structural 

deficiencies, except as stated in this report have been detected; however, no responsibility for 

hidden defects or conformity to specific governmental requirements – such as fire, building and 

safety, earthquake, or occupancy codes – has been assumed, without provision of specific 

professional or governmental inspections. 

 

No consideration has been given in this appraisal to personal property located on the premises or 

to the cost of moving or relocating such personal property. Only the real property has been 

considered. 

 

There will be competent management and maintenance of the property at reasonable cost. 

 

In this appraisal assignment, the existence of potentially hazardous material used in the 

construction or maintenance of the building--such as the presence of urea-formaldehyde foam 

insulation, radon gas, and/or existence of toxic waste--which may or may not be present on the 

property, has not been considered. The value estimate is predicated on the assumption that there 

is no such material on or in the property that would cause a loss in value. No responsibility is 
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assumed for any such conditions or for any expertise or engineering knowledge required to 

discover them. We are not qualified to detect such substances. The client is urged to retain an 

expert in this field if desired. 

 

It is assumed that there is full compliance with all applicable federal, state, and local environ-

mental regulations and laws, unless noncompliance is stated, defined, and considered in the 

appraisal report. The presence of substances such as asbestos, urea-formaldehyde foam insulation 

and other potentially hazardous material, or the existence of underground storage tanks for 

petroleum products, may affect the value of the property. We are not qualified to detect such 

substances. The value estimate is predicated on the assumption that there are no such materials or 

tanks on or in the property in a form or condition that would cause a loss in value. This appraisal 

has been developed under the assumption that there has been no discharge, dumping, spillage, 

uncontrolled loss, seepage, migration, or storage of hazardous substances that would adversely 

affect the value of the subject property. No responsibility is assumed for any such conditions or 

for any expertise or engineering knowledge required to discover them. The client is urged to retain 

experts in the various fields if desired. 

 

This appraisal assumes the subject property meets an acceptable level of compliance with the 

design and construction requirements set forth in the Fair Housing Amendments Act of 1988 (the 

FHAA) and the Americans with Disabilities Act of 1990 (the ADA).  The FHAA specifies certain 

requirements which must be satisfied in multifamily housing structures to enable accessibility for 

handicapped persons.  The ADA states that similar provisions must be adhered to in development 

of all public accommodations, including places of employment.  These statutes became effective 

March 31, 1991, and January 26, 1992, respectively.  If the subject should be found to be in non-

compliance, the eventual renovation costs and/or penalties may negatively impact the present 

value of the property.  DataTrend Services, Inc., its partners, agents, and employees, shall not be 

liable for any costs, expenses, assessments, penalties, or diminution in value resulting from non-

compliance.    

 

This report is prepared based on the assumption that the property is not, nor will it be, in violation 

of the National Environmental Policy Act, State Environmental Policy Act, Shoreline 

Management Act, or any and all similar government regulations or laws. 

 

Where the value of the various components of value are shown separately, the value of each is 

segregated only as an aid to better estimate that value of the subject. The independent value of the 

various components may or may not be the market value of the component. 

 

An Extraordinary Assumption has been employed regarding a Road Easement across the 

Subject to benefit Palisades City Park – the assumption is that this easement is still in force. 
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QUALIFICATIONS OF JOHN A. HOYE, CDP 

 
 

PROFESSIONAL 

MEMBERSHIPS & 

ASSOCIATIONS: 

 

• Certified General Appraiser, Washington State # 1101796 

• Inland Northwest Chapter of the Appraisal Institute – Member 

• Appraisal Institute Associate Member #464089 -Candidate for Designation 

• Certificate in Data Processing (CDP) – 1985 

 

BUSINESS 

EXPERIENCE: 

 

• Fee Appraiser, Auble & Associates, Inc., Spokane, WA, 2004 - 2007 

• Fee Appraiser, Barrett and Associates, Spokane, WA, 2001-2004 

• Supervisor Engineering Services, Telect, Inc., Spokane, WA 1999 - 2001 

 

EDUCATION: 

 

• Harvard University, BS, Biology 

• Eastern Washington University, MS, Computer Science 

• University of Denver, MA, English Literature 

• Allied Schools – General Real Estate Appraisal 

• Various Courses and Seminars from the Appraisal Institute & Others 

• Standards of Professional Practice • Apartment Valuation 

• Income Capitalization • Accrued Depreciation 

• Advanced Sales and Cost Approach • USPAP Review 

 

PROPERTY 

TYPES  

ANALYZED:  

INDUSTRIAL PROPERTY OTHER PROPERTY 

• Warehouse • Commercial Buildings 

• Distribution • Convenience Stores 

• Manufacturing & Assembly • Office & Medical Office 

• Cold Storage • Apartment / Multi-family 

• Business Parks • Industrial and Residential 

Subdivisions 

• Loft & Incubator • Restaurants, Banks, Motels 

• High Tech • Land 

 

PARTIAL LIST OF 

CLIENTELE: 

• Washington Trust Bank • Paine, Hamblen and other Attorneys 

• Wells Fargo Bank • Spokane Teachers Credit Union 

• U. S. Bancorp • State Bank Northwest 

• American West Bank • Intermountain Community Bank 

• Inland Northwest Bank • Sterling Saving Bank 

• Washington Mutual Bank • Banner Bank 
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QUALIFICATIONS OF D. ERIC JAMES, MAI 
 

 PROFESSIONAL MEMBERSHIPS AND ASSOCIATIONS 
 

• Member, Appraisal Institute (MAI #11373) 

• State of Washington Certified General Real Estate Appraiser, Certificate #1100325 

• State of Idaho Certified General Real Estate Appraiser, Certificate #410  

• Inland Northwest Chapter Appraisal Institute President, 2002 

• Member Washington and Idaho State Self Storage Associations 

• Member International Right of Way Association 

 

 BUSINESS EXPERIENCE 
 

• Columbia Valuation Group , Principal  2003 to present 

• Staff Appraiser, Auble & Associates/Auble, Jolicoeur & Gentry 1990-2003 

• Commercial Appraiser, Affiliated with Tomlinson Commercial, Inc., Spokane, 1988-1990 

• Chairman/Instructor - Department of Agriculture & Environmental Sciences, Big Bend Community College, 

Moses Lake, WA, 1981-1988 

• Expert Witness in various courts 

• Familiar with the valuation of most property types and a specialist in mini-storage, wineries and car wash 

properties 
 

 

 EDUCATION 
 

 
• American Society of Farm Managers & 

 Rural Appraisers 

 Winery, Orchard, Vineyard, and Water Rights             

Seminars 

• Washington & Idaho Self Storage Assn’s 

        Numerous Seminars 

• USPAP 

• Various Appraisal Seminars, including 

       Technical Inspection of Real Estate 

  Environmental Workshop 

  Appraiser’s Complete Review 

• Appraisal Institute 

 Completed all courses required for the 

MAI Designation 

 

 

• Eastern Washington University: 

Upper level courses in Environmental 

Planning 

• Big Bend Community College 

Numerous business, economic, & computer 

science courses 

• Spokane Falls Community College: 

Various Real Estate Courses 

• Washington State University 

     Graduate Work for MS in Horticulture 

     completed, except thesis 

• Grinnell College 

  B.A. in Biology, Psychology 

PROPERTY TYPES ANALYZED 
 

• Mini-Storages 

• Mini-Storage Feasibility 

Studies 

• Wineries 

• Car Washes 

• Resorts 

• Manufactured Home 

Communities 

• Rural Acreage, Farms and 

Residential Subdivisions 
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Appraiser Licenses 
 

 

 

 
 

 


