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704-C East 13th Street, #509 
Whitefish, Montana 59937 

 

 

LETTER OF TRANSMITTAL 
July 21, 2015  
 
Mr. John Grimm, Chief – Real Estate Management Bureau 
State of Montana Department of Natural Resources and Conservation 
Trust Land Management Division 
P.O. Box 201601 
Helena, Montana 59620-1601 
 
Re:  Appraisal Report of Real Property Identified as Swan Valley Retreat, Condon, Montana   
 
Dear Mr. Grimm: 
 
In compliance with your request Elliott M. Clark, MAI and Christopher D. Clark with Clark Real 
Estate Appraisal viewed the above referenced property on July 8, 2015 accompanied by Mr. Dan 
Roberson and Mr. Claude Cassidy with the Montana DNRC. We reviewed applicable information 
regarding zoning, and researched and analyzed trends in real estate activity in the immediate and 
greater subject market area. The property viewing, reviews, and analyses were made in order to 
prepare the attached appraisal report in a summary format.  
 
There are three approaches to value in the appraisal of real property. They are the Cost, Sales 
Comparison, and Income Approaches. All three approaches and their applicability will be discussed 
in greater detail in the Scope of the Appraisal and The Appraisal Process sections of this report.  
 
The value conclusion was made after thorough study of available market data and other data felt to 
be pertinent to this appraisal. The attached appraisal report exhibits the factual data found and 
reasoning used in forming our opinion of value for the subject property. The value conclusion is based 
on the assumption that all necessary governmental approvals have been obtained and will be 
maintained, and that the property owners will exhibit sound management and sales practices. 
 
We were not provided with soil studies for the subject property. We assume that the soils are 
capable of supporting construction similar to that in the neighborhood without unusual soil 
preparation. We are not aware of the presence of any hazardous material, groundwater 
contamination, or toxic materials that may be on or in the subject property. Should any of these 
conditions be present, the value concluded in this report could be affected. 
 

Telephone (406) 862-8151  www.clarkappraisal.us  FAX (406) 862-8394 

  

 



Clark Real Estate Appraisal (15-036ec) (07/08/2015) 3

We certify that, to the best of our knowledge and belief, the statements and opinions contained in 
this appraisal report are full, true, and correct. We certify that we have no interest in the subject 
property and that neither the employment to make this appraisal nor the compensation is contingent 
upon the value estimate for the property. 
 
This appraisal assignment was not made nor was the appraisal rendered on the basis of a requested 
minimum valuation or specific valuation. This appraisal is subject to the attached Certification of 
Appraisal and General Assumptions and Limiting Conditions. We further certify that this appraisal 
was made in conformity with the requirements of the Code of Professional Ethics of the Appraisal 
Institute and the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation 
(USPAP).  
 
Respectfully submitted,   

 
 
 

Elliott M. Clark, MAI 
Montana Certified General Real Estate Appraiser 
REA-RAG-LIC-683 
 

 
Christopher D. Clark 
Montana Licensed Real Estate Appraiser 
REA-RAL-LIC-841 
 
15-036ec 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Telephone (406) 862-8151  www.clarkappraisal.us  FAX (406) 862-8394 
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SUMMARY OF SALIENT DATA AND CONCLUSIONS 
 

IDENTIFICATION OF CLIENT/INTENDED USE 

 
Clients/Intended Users 

 
State of Montana Department of Natural Resources and Conservation 
Trust Land Management Division 

Purpose/Intended Use Estimate Market Value/Potential Property Disposition Purposes 

Property Owner State of Montana 

  

SUBJECT PROPERTY 

 
Property Addresses 

 
NHN Montana Highway 83, Swan Valley, Montana 

 Site Size(s) 78.30 Acres  

 Description of Improvements See Property Description 

 Assessor Number(s) 0000026079 (Part of) 

 Geocode(s) 15335318101010000 (Part of) 

 Flood Zone Zone C (Map Panel 30047C0415C February 6, 2013) 

 Zoning No Zoning (Property in a Lake County Development Density Region) 

  

HIGHEST AND BEST USE(S) 

 
As Vacant  

 
Residential Estate or Recreational Type Use  

As Improved Training Facility, Retreat, Rehabilitation Facility, Camp or Religious 
Facility   

  

DATES, VALUE CONCLUSION(S) AND ASSIGNMENT CONDITION(S) 

 
Report Date 

 
July 21, 2015 

Inspection Date July 8, 2015 

Effective Date of Value(s) July 8, 2015 

Property Rights Appraised Fee Simple  

Estimate of Market Value 
 

$780,000 

Extraordinary Assumption(s) See Scope of the Appraisal 

Hypothetical Condition(s) See Scope of the Appraisal 

  

MARKETING TIME 

The appraised value is based upon a 1.5 year marketing period. Marketing and Exposure times are addressed in 
detail in the Subject Market Analysis portion of this report. 

APPRAISER INFORMATION 

Appraiser(s) Elliott M. Clark, MAI & Christopher D. Clark 
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CERTIFICATION OF APPRAISAL 
 

We certify that, to the best of our 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 our unbiased professional analyses, opinions, 
and conclusions. 
 

 Elliott M. Clark, MAI and Christopher D. Clark have no present or prospective interest in 
the property that is the subject of this report and no personal interest with respect to the 
parties involved.  
 

 Clark Real Estate Appraisal prepared two appraisal report of the subject property for the 
client with effective dates of July 18, 2012 and October 11, 2013. We have performed no 
additional services, as appraisers or in any other capacity, regarding the property that is the 
subject of this report within the three-year period immediately preceding acceptance of this 
assignment. 
 

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

 Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 
 

 The compensation for completing this assignment is not contingent upon the development 
or reporting of predetermined value or a directions in value that favors the cause of the 
client, the amount of the value opinion, the attainment of stipulated results, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal. 
 

 Our analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the requirements of the Uniform Standards of Professional Appraisal 
Practice.  
 

 Elliott M. Clark, MAI and Christopher D. Clark both personally viewed the subject 
property. 
 

 No one provided significant real property appraisal assistance to the persons signing this 
certification.  
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 The reported analyses, opinions and conclusions were developed, and this report has been 
prepared, in conformity with 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 Elliott M. Clark, MAI has completed the continuing education 
requirements of the Appraisal Institute. 

 
 The value conclusions in this report are subject to the Extraordinary Assumptions and 

Hypothetical Conditions included in the Scope of the Appraisal. 
 

 

 
 

  
 

            ___________________________________       

 Dated Signed: July 21, 2015   Date Signed: July 21, 2015  
 Elliott M. Clark, MAI    Christopher D. Clark 
 MT REA-RAG-LIC-683   MT REA-RAL-LIC-841 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
 
The appraisal is subject to the following conditions and to such other specific and limiting 
conditions as are set forth in the appraisal report. 
 
1. The legal description(s) from the most recently recorded deed(s) or plat(s) are assumed to be 

correct. 
 
2. The appraisers assume no responsibility for matters legal in character, nor do they render any 

opinion as to title, which is assumed to be marketable. All existing liens, encumbrances and 
assessments have been disregarded and the property is appraised, as though free and clear, 
under responsible ownership and competent management. 

 
3. Any sketches in this report indicate approximate dimensions and are included to assist the 

reader in visualizing the property. The appraisers have not made a survey, engineering studies 
or soil and analysis of the property and assume no responsibility in connection with such 
matters or for engineering, which might be required to discover such factors. 

 
4. Unless otherwise noted herein, it is assumed that there are no encroachments, zoning, or use 

restriction violations existing for the subject property. 
 

5. Information, estimates and opinions contained in this report are obtained from sources 
considered reliable and believed to be true and correct; however, no liability for them can be 
assumed by the appraisers. 

 
6. The appraisers are not required to give testimony or attendance in court by reason of this 

appraisal, with reference to the property in question, unless arrangements have been made 
previously therefore. 

 

7. The division of the land and improvements (if applicable) as valued herein is applicable only 
under the program of utilization shown. These separate valuations are invalidated by any other 
application. On all appraisals, subject to satisfactory completion, repairs or alterations, the 
appraisal report and value conclusion(s) are contingent upon completion of the improvements 
in a workmanlike manner. 

 
8. Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations 

of the Appraisal Institute. Except as hereinafter provided, the party for whom this appraisal 
report was prepared may distribute copies of this report, in its entirety, to such third parties as 
may be selected by the party for whom this appraisal report was prepared; however, selected 
portions of this appraisal report shall not be given to third parties without prior written consent 
of the signatories of this appraisal report. Further, neither all nor any part of this appraisal 
report shall be disseminated to the general public by the use of advertising media, public 
relations media, sales media or other media for public communication without the prior 
written consent of the signatory of this appraisal report. 
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9. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The 
appraisers have not made a specific compliance survey and analysis of the subject property to 
determine whether or not it is in conformity with the various detailed requirements of the 
ADA. It is possible that a compliance survey of the property together with a detailed analysis 
of the requirements of the ADA could reveal that the property is not in compliance with one 
or more of the requirements of the act. If so, this fact could have a negative effect upon the 
values of the property. Since the appraisers have no direct evidence relating to this issue, we 
did not consider possible noncompliance with the requirements of ADA in estimating the 
values of the property. 

 
10. The appraisers are not experts at the identification of environmental hazards. This assignment 

does not cover the presence or absence of such substances. Any visually detected or obviously 
known environmental problems affecting the property will be reported and their impact on 
the value will be discussed. 

 
11. This appraisal assignment was not made nor was the appraisal rendered on the basis of 

requested minimum valuations or specific valuations. 
 

12. The appraisers are not building inspectors and this report is not a building inspection. Any 
obvious defects are noted; however, this report is not to be relied upon for detection of unseen 
defects.  

 
13. This appraisal was prepared for the client and the intended user named in this report. The 

analysis and conclusions included in the report are based upon a specific Scope of Work 
determined by the client and the appraisers and are not valid for any other purpose or for any 
additional users other than those noted.  
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SCOPE OF THE APPRAISAL 
 
The appraisers were asked to determine the value of the fee simple interest in the subject property 
as of the effective date of this report. Information about the subject property has been collected 
and analyzed in this report and a narrative appraisal report for the subject property has been 
prepared. 
 
The scope of the appraisal requires compliance with the Uniform Standards of Professional 
Appraisal Practice promulgated by the Appraisal Standards Board of the Appraisal Foundation 
and the Guide Notes to the Standards of Professional Appraisal Practice adopted by the Appraisal 
Institute. The standards contain binding requirements and specific guidelines that deal with the 
procedures to be followed in developing an appraisal, analysis, or opinion. The Uniform Standards 
set the requirements to communicate the appraiser’s analyses, opinions and conclusions in a 
manner that will be meaningful and not misleading in the marketplace. 
 
Scope of Property Viewing 
Elliott M. Clark, MAI and Christopher D. Clark of Clark Real Estate Appraisal viewed the subject 
property on July 8, 2015 accompanied by Mr. Dan Roberson and Mr. Claude Cassidy with the 
Montana DNRC. We viewed accessible portions of the site and improvements. The structural and 
interior finish characteristics of the improvements were determined based upon this viewing of the 
subject property and information provided by the Montana Department of Natural Resources.   
 
Scope of Research  
The history of ownership, historical uses and current intended uses were researched via the property 
owner. Area trends in development were researched based upon information from inspections of 
surrounding properties by the appraisers; interviews with area realtors; and research regarding current 
and projected demographics in the immediate and greater subject market area.  
 
Comparable market data was obtained through a combination of local and national data bases, public 
record, area realtors, developers and property owners. All comparable data was verified with a party 
involved in the transaction. Montana is a non-disclosure state and realty transfer sales price 
information is not available via public record.     
 
Extraordinary Assumptions 
The value included in this report is based upon the Extraordinary Assumption that the overall 
condition of the improvements is as reported to the appraisers and as observed during the property 
viewing. The value indicated in this report is also based upon the Extraordinary Assumption that 
there are no contaminants (such as asbestos and lead paint) associated with the subject improvements.  
 
The field used for the gray water and portions of the sprinkler system associated with the subject 
waste water treatment system appears to be located on land owned by the US Forest Service and 
within a section adjacent to the subject property. The value indicated in this report is based upon 
the Extraordinary Assumption that there is an appropriate easement for such use of the adjacent 
property. According to Mr. Dan Roberson, this issue has been resolved.  
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Hypothetical Conditions 
The value indicated in this report is based upon the Hypothetical Condition that the subject property 
was a legal parcel totaling 78.30 acres as of the effective date of this report. The value indicated in 
this report is also based upon the Hypothetical Condition that the subject property was legally platted 
as depicted in the unrecorded survey provided to me and is located in the East Half of Section 18, 
Township 23 North and Range 17 West, Lake County, Montana.  
 
Highest & Best Use 
Our opinion of the highest and best uses for the subject property were developed using the research 
collected relative to the subject property, area development trends, and demographics. The 
information collected is considered comprehensive and provided a credible basis for carefully 
considered analyses. The appraisal processes presented were based upon the highest and best use 
conclusions for the subject property. 
 
Appraisal Process 
There are three recognized approaches in the valuation of real property. They are: the Cost, Sales 
Comparison, and Income Approaches. The Sales Comparison Approach provides the most credible 
indication of value for land as if vacant when there are comparable sales available. Based upon our 
analysis there were sufficient comparables to prepare a credible Sales Comparison Analysis for the 
subject site as if vacant.  
 
All three approaches (Cost, Sales Comparison, and Income) have some applicability to the subject 
property as improved. We developed the Cost and Sales Comparison Approaches for the valuation of 
the subject property as improved. There was not sufficient relevant market data available to prepare 
a credible Income Approach for the valuation of the subject property. Based upon our research, the 
omission of the Income Approach was necessary and appropriate. The omission of this approach does 
not affect the credibility of the value conclusion.  
 
Environmental 
The appraisers do not possess the requisite expertise and experience with respect to the detection 
and measurement of hazardous substances, unstable soils, or freshwater wetlands. Therefore, this 
assignment does not cover the presence or absence of such substances as discussed in the Limiting 
Conditions section of this report. However, any visual or obviously known problems affecting the 
property will be reported and their impact on the value will be discussed. 
 
General Data Sources 
Individuals and offices consulted in order to complete this appraisal include the following: 
 

 Various Departments of Lake, Flathead, & Missoula Counties;  
 Montana Department of Revenue; 
 Various Area Real Estate Agents, Real Estate Appraisers, Property 

Managers, Property Owners, Tenants and Builders  
 
Specific data sources are noted in the body of the report where appropriate.  
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IDENTIFICATION OF THE SUBJECT PROPERTY 
 

The subject property is located off of Montana Highway 83 in the Seeley-Swan area of Lake 
County, Montana.  The subject property is identified as 78.30 acres located in the East Half of 
Section 18, Township 23 North, Range 17 West, in Lake County, Montana. The subject is in an 
unincorporated area of Lake County. The subject property is currently part of a larger parcel. The 
property is valued in this report based upon the Hypothetical Condition that it was a legal parcel 
as of the effective date of this report.    
 
 
 

DATE OF PROPERTY VIEWING 
 

July 8, 2015 
 
 
 

EFFECTIVE DATE OF MARKET VALUE  
 

July 8, 2015  
 

 
 
 

PURPOSE OF THE APPRAISAL 
 

The purpose of this appraisal is to estimate the market value of the fee simple interest in the subject 
property, as of July 8, 2015.  
 
 
 

PROPERTY RIGHTS APPRAISED 
 
The value concluded in this report is for the fee simple interest in the subject property. The fee simple 
interest is full, complete, and unencumbered ownership subject only to the governmental rights of 
taxation, police power, eminent domain and escheat. This is the greatest right and title, which an 
individual can hold in real property.  
 
The leased fee interest is an ownership interest held by a landlord with the rights of use and occupancy 
conveyed by lease to others. There are no leases in place for the subject property. For this reason, 
there is no leased fee interest in the subject property.  
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INTENDED USE & INTENDED USER OF THE APPRAISAL 
 
It is understood that the intended use of this appraisal is for determination of property disposition. 
The client and intended user for this report is the State of Montana Department of Natural 
Resources and Conservation Trust Land Management Division. This report is the property of the 
client. No third parties can rely upon this report without the express written consent from both the 
appraisers and the client.  
 
 
 

DEFINITION OF MARKET VALUE 
 
At the request of the client, the definition of market value utilized in this report is the Current Fair 
Market Value as defined in MCA 70-30-313 which is as follows; 
 
Current Fair Market Value is the price that would be agreed to by a willing and informed 
seller and buyer, taking into consideration, but not limited to, the following factors: 
 

1) the highest and best reasonable available use and its value for such use, provided 
current use may not be presumed to be the highest and best use; 

2) the machinery, equipment, and fixtures forming part of the real estate taken; and 
3) any other relevant factors as to which evidence is offered 

 
 
 

HISTORY OF SUBJECT PROPERTY & STATEMENT OF OWNERSHIP 
 
Use History 
The subject property was leased to Cornerstone Programs Corporation from October 1999 until 
early 2006. The property was utilized be the lessee as a private residential treatment center for teen 
boys known as Swan Valley Youth Academy. The facility closed (amid allegations of abuse of the 
teenage residents) in February 2006 and it is assumed that the lease terminated at this time.  
 

The subject property was reportedly constructed in the mid 1960’s as a minimum security prison. 
It was utilized as such for a number of years. According to a number of sources there was at least 
one episode of extreme violence directed at a worker in the prison. The prison was reportedly 
closed due to such an incident. It is unlikely that area residents would allow use of the subject 
property as a prison in the future.  
 
The property has been available for lease since 2006. No tenants have been located to date. 
Marketing efforts to date have been through the Montana Department of Natural Resources and 
Conservation.  
 
Statement of Ownership 
The subject property is part of property owned by the State of Montana. It has been owned by the 
State of Montana for the past 10 years or more.   
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PROPERTY DESCRIPTION 
 

A. GENERAL SITE DESCRIPTION 
The subject property is part of a larger property. We were instructed to value the subject property 
as if it was legally subdivided and totaled 78.30 acres in size as of the effective date of this report. 
We were provided an unrecorded plat of the subject property. We were also provided with a sketch 
of the approximate boundaries of the subject property by the Montana Department of Natural 
Resources and Conservation for an appraisal prepared by our firm in 2007 for the client. The 
unrecorded survey and sketch are both included in this section of the report.  
 
One of the most significant features of the immediate subject area is that there is little privately owned 
land. The subject section is outlined in red on the map below. Areas in blue are state owned, areas in 
green are federal land, areas in light orange are part of the Flathead Indian Reservation and areas in 
white are privately owned. Please refer to the Seeley-Swan Valley Data in the Addendum portion of 
this report for information on the effect on property ownership in the immediate subject area as a 
result of the Montana Legacy Project.  
 

 
 
B. ACCESS 
Vehicular access to the subject property is Montana Highway 83. According to the information 
provided it appears that the subject property has approximately ¼ mile of frontage along the highway. 
There are interior roads on the subject property that are not paved. The locations of most of these 
roads are depicted on the exhibits included in this section of this report.  
  

Subject Section 
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C. IMPROVEMENTS 
The subject improvements were constructed as a minimum security prison. The improvements are 
best described as “Special-Purpose” type buildings. Special purpose type buildings include; 
churches, theaters, sports arenas and institutional type properties such as the subject.  
 
The improvements (excluding site improvements) are included on the table below; 
 

 
 
Overview 
There are three main buildings on the subject site. They are the lodge, administration building and 
kitchen/dining building. There is a shop building and various other outbuildings and fuel storage 
tanks. There is some fencing and a gate. There are also 8 pads constructed for mobile home use. 
Site improvements include interior gravel roads, sidewalks (between the buildings), a waste water 
treatment facility and wells. 
 
Lodge Building 
This building was reportedly constructed in the mid 1960’s with some alterations and additions 
over the years. It is of wood frame construction with wood and concrete paneled exterior siding. 
The roof is a low pitch with metal panel covering. The foundation is concrete. There is a walk-out 
type basement. This building is heated by a diesel oil fired boiler. There is also a wood fired boiler 
that was indicated to be nonfunctional.  
 
The interior floor plan of the main floor in the lodge building consists of a large open “dormitory” 
type sleeping area, a large bathroom with several toilets, urinals and showers, several offices and 
special purpose type rooms, a conference room and a large day room with a stone fireplace. The 

Name of Structure Component Square Footage

Lodge Lodge Main Floor 9,606

Lodge Lodge Basement 6,053

Lodge Gymnasium 5,858

Total 21,517

Administration Total 3,651

Kitchen/Dining Total 3,280

Shop Building Total 6,000

Shed 1  120

Shed 2  160

Shed 3  567

Generator Shed 263

Total 1,110

6 Fuel Vaults N/A

Pole Barn 651

8 Mobile Home Pads N/A

Improvement Descriptions
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interior finish consists predominantly of linoleum flooring, drywall and wood paneled walls and 
blown aggregate type ceilings.  
 
The interior floor plan of the basement level in the lodge building consists of a recreation room, a 
schoolroom, a teacher’s office, a boiler room, an office, a laundry room, a canteen and storage 
rooms. The interior finish consists of concrete flooring, concrete block walls and concrete ceilings.  
 
A gymnasium was added to the lodge building at some point. The gym is steel frame construction. 
It contains a basketball court with wood flooring. There are no lockers, restrooms or bleachers in 
this structure.  
 
The overall condition of the lodge building is considered to be fair. The effective age is estimated 
to be approximately 30 years and the total economic life for similar properties is indicated by the 
Marshall Swift cost manual to be approximately 45 years. There is deferred maintenance present; 
however, it is beyond our area of expertise to determine each item that requires immediate attention 
and to estimate an exact dollar amount to cure this deferred maintenance.  
 
The floor plan of the lodge building is not considered functional for use as a treatment center or 
lodging facility. Based upon our research and analysis, this building would require retrofitting in 
order to be marketable. Also, the dormitory style sleeping arrangement and one common bathroom 
are not considered marketable. In order for this building to be marketable alterations would likely 
be necessary included reconfiguring the space to have individual bedrooms and semi-private 
bathrooms. The interior would also require general renovation and repair.  
 
Administration Building 
This building was also reportedly constructed in the mid 1960’s. It is wood frame construction 
with poured concrete foundation. There is wood and concrete panel exterior siding with some stone 
veneer. The roof covering is metal panel. 
 
The interior floor plan consists of a foyer, 12 offices, a furnace room, 4 half baths and a bathroom 
with 2 showers, 3 sinks and 2 toilets. The floor coverings are carpet and linoleum, the walls are 
either drywall or wood paneling and the ceilings are either acoustical tile or drywall.  
 
The overall condition of this building is considered to be fair/average. The effective age is of this 
building estimated to be approximately 30 years. The economic life of similar properties is 
indicated to be approximately 45 years. As with the lodge building, there is deferred maintenance 
present. Based upon our analysis this building is in need of renovation in order to be marketable.  
 
Kitchen/Dining Building 
This building was also reportedly constructed in the mid 1960’s. It is wood frame construction 
with poured concrete foundation. There is wood and concrete panel exterior siding with some stone 
veneer. The roof covering is metal panel. 
 
The interior floor plan consists of a dining room, a kitchen, storage rooms, a 1/2 bath, a full bath 
and an office. The floor covering is linoleum, the walls are drywall or tile covered and the ceiling 
is drywall. There are stainless steel commercial type appliances in the kitchen. The appliances 
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include a walk-in cooler and a walk-in freezer. We did not itemize each piece of equipment in the 
kitchen. The kitchen equipment has had very little use since the most recent prior tenant vacated 
the property in 2006. Due to the age and lack of regular use it is our opinion that this equipment 
contributes little value to the subject property. For this reason it is not valued in this report.  
 
The overall condition is considered to be fair/average. The effective age of this building estimated 
to be approximately 30 years. The economic life of similar properties is indicated to be 
approximately 45 years. As with the lodge building, there is deferred maintenance present most 
significantly a leak in the bathroom. Based upon our analysis this building is in need of renovation 
in order to be marketable.  
 
Outbuildings 
There are various outbuildings as indicated on the table. All are wood frame construction and all 
are in overall fair condition.  
 
Site Improvements 
Site improvements include at least two reported wells, a waste water treatment facility, some 
sidewalk area, a minimal amount of fencing, an entrance gate. The most significant of these 
improvements is the waste water treatment facility.  
 
This system was reportedly installed in the mid 1980’s after one or more of the original septic 
systems for the subject property failed. The current system consists of a lift station, a 4” main pipe 
for pumping waste; two relatively large sewage lagoons and spray system for the treated sewage 
water which includes piping and spraying apparatus. According to Mr. Claude Cassidy with 
Montana DNRC, operation of the sewer system would require an appropriately licensed individual.   
 
This system is considered to be a super adequacy for the property. A system of this magnitude 
could support a much more intensive use than any of the most probable uses of the existing 
improvements.  
 
There is an 8 site mobile home or trailer park located north of the main campus area. These sites 
are connected to the water systems for the property. These sites are not connected to the sewer 
system and are served with individual septic tanks. The utility pedestals and meters were removed 
by the utility company at some point. This trailer park appears to be in overall fair condition.   
 
It is beyond the appraisers’ area of expertise to determine the extent of required repair for 
the various components of the subject buildings and site improvements. It is also beyond our 
area of expertise to detect contamination of the subject property from items such as asbestos 
and lead paint. The improvements were constructed during a period that such items could 
be present in the various components.  
 
It is our recommendation that the appropriate experts be retained to determine the overall 
condition of all of the buildings and site improvements and the extent of repairs that would 
be required for occupancy. These would include engineers, property inspectors and experts 
in the field of detection of contamination. 
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The values indicated in this report are based upon assumptions regarding the absence of 
contamination and assumptions regarding the overall condition of the subject 
improvements. If these assumptions are proven to be false the values indicated in this report 
could be significantly affected.  
 
Exhibits relative to the subject improvements are included in this section of this report.  
 
D. EASEMENTS, BUFFERS AND RESTRICTIONS 
There is no recently recorded survey for the subject property. We are not aware of the existence of 
any easements or encroachments regarding the subject property. If any easements or encroachments 
are present on the subject site the value indicated in this report may be affected.  
 
The field used for the gray water and portions of the sprinkler system associated with the subject 
waste water treatment system appears to be located on land owned by the US Forest Service on an 
adjacent section to the subject property. The value indicated in this report is based upon the 
Extraordinary Assumption that there is an appropriate easement for such use of the adjacent 
property.   
 
E. TOPOGRAPHY, VEGETATION, WETLANDS, SOILS AND DRAINAGE 
We have not been provided with an environmental audit for the subject site and assume there are no 
toxic materials or groundwater contamination of the site. We have not been provided with a soil 
study for the subject site. We assume the soil can accommodate the type of construction, which is 
typically seen in the subject area.  
 
The buildings, other improvements and sewage treatment lagoons and sprinkler system for the 
sewage treatment facility occupy relatively little of the subject site. There site is predominantly grass 
covered and wooded. The topography is rolling. The highest elevation of the subject site is 
approximately 3,300 feet. 
 
According to the Federal Emergency Management Flood Zone Map the subject property is located 
in Zone C. This is an area of minimal flood hazard. This is shown on flood map panel 30047C0195B 
dated December 17, 1987. A copy of a portion of this map is included in this section of this report.  
 
F. ZONING 
The subject property is in an area of Lake County that is not zoned; however, it is in a Development 
Density Region. An exhibit depicting this region is included on the following page. 
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Subject Portion of Lake County Zoning Density Map 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
The subject property is located in Section 18 along Montana Highway 83. The subject property is 
in an area designated for 20 acre minimum lot sizes.  
 
G. ASSESSMENT & TAXES 
The subject property is owned by the State of Montana and is exempt from real property taxes.  
 
H. UTILITIES 
The subject site has access to electricity and telephone. There are private wells on the site. We 
were not provided with information regarding the number, location or depth of the wells. The 
subject property is improved with a substantial on-site sewer system reportedly constructed in 
1986. This system includes a lift station and a waste water collection facility with two sewage 
lagoons. The waste is treated and pumped to a spray–field that is located on the northeast portion 
of the subject property. According to the information provided to us, this sewage treatment system 
has a capacity that is more than sufficient to meet the needs of the existing improvements. It is 
considered to be a super adequacy. A super adequacy is an existing improvement that would not 
be installed in a replacement structure or to service a replacement structure.  
 
I. ENVIRONMENTAL CONSIDERATIONS 
As stated we have not been provided with soil studies for the subject site. We are unaware of any 
hazardous materials, ground water contamination, or unstable soils that may be on or in the site. 
Should any of these conditions be present, the value estimate included in this report may be affected. 
We assume that drainage has been adequately engineered for the site and improvements.   
  

Subject Property 
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J. PUBLIC SAFETY AND SERVICES 
Police, fire protection, and other services are provided by the Lake County and area volunteer fire 
departments. 
 
K. SITE SUITABILITY 
The subject property has an irregular shape. It has approximately ¼ mile of frontage along Montana 
Highway 83. It has sufficient shape and size for many uses; however, public water and sewer are not 
available in this area. Additionally the subject property is in a remote location.  
 
Exhibits relative to the subject property are included on the following pages.  
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Unrecorded Survey of Subject Property 
(Provided by DNRC) 
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Approximate Boundaries of Subject Property 

(Provided by DNRC) 
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Satellite View of Subject Property 
 

 
 

Topographic Map of Section that Includes Subject Property  
 

 
  

Campus Area 

Sewage Lagoons 

Subject Property 
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Approximate Location of Subject Buildings 
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Flood Map 
(Portion of Flood Map Depicting Subject Property) 
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Appraisers’ Building Sketch of Administration Building 
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Approximate Floor Plan for Administration Building 
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Appraisers’ Building Sketch of Lodge Building 
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Approximate Floor plan of Lodge Building 
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Appraisers’ Sketch of Kitchen Building 
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Approximate Floor Plan of Kitchen Building 
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Appraisers’ Sketch of Shop Building 
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SUBJECT PHOTOGRAPHS 
 

  
Entrance to Swan Valley Retreat from Goat Creek Loop Rd. Administration Building 
 

  
 Administration Building Rear of Administration Building 
 

  
 Administration Building Interior Bathroom in Administration Building 
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ADDITIONAL PHOTOGRAPHS 
 

  
 Administration Building Office Administration Building Office 
 

  
 Administration Building Office Office in Administration Building 
 

  
 Bathroom in Administration Building Main Building and Grounds 
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ADDITIONAL PHOTOGRAPHS 
 

  
 West Side of Main Building  South Side of Main Building 
 

  
 East Side of Main Building Foyer/Entrance in Main Building  
 

  
 Fireplace in Main Building Observation Room in Main Building 
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ADDITIONAL PHOTOGRAPHS 
 

  
 Dorm Room Bathroom 
  

  
 Classroom in Main Building Hallway in Main Building 
 

  
 Control Room in Main Building Classroom in Main Building 
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ADDITIONAL PHOTOGRAPHS 
 

  
 Classroom in Main Building Mechanical Room in Main Building 
 

  
 Mechanical Room in Main Building Storage Room in Main Building 
 

  
 Gymnasium in Main Building Cafeteria Building 
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ADDITIONAL PHOTOGRAPHS 
 

  
 Swan Valley Retreat Grounds  Dining Room in Cafeteria Building 
 

  
 Cafeteria Building Kitchen Bathroom in Cafeteria Building 
 

  
 Walk-in Freezer in Cafeteria Building  Kitchen in Cafeteria Building 
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ADDITIONAL PHOTOGRAPHS 
 

  
 Water Tanks Maintenance Building 
 

  
 Storage Building Generator 

 

  
 Maintenance Building Former Horse Barn/Stable 
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ADDITIONAL PHOTOGRAPHS 
 

  
 Sewage Lagoon Sewage Lagoon 
 

  
 Interior Road to Sewage Lagoon Former Trailer Court Area 
 

  
 Coral in Former Trailer Court Area View toward DNRC from Road to Trailer Court Area 
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ADDITIONAL PHOTOGRAPHS 
 

  
 MT Highway 83 Looking North MT Highway 83 Looking South 
 

  
 Entrance to Swan Valley Retreat from MT Highway 83  
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SUBJECT MARKET ANALYSIS 
 
Detailed economic and demographic data for the subject market area is included in the Addendum 
portion of this report.   
 

Subject Productivity Analysis 
The subject property has been described in detail in prior sections of this report. The subject 
building is considered a “Special-Purpose” facility. It was constructed as a minimum security 
prison and was most recently utilized as a youth treatment center.  
  
Land Use Trends  
The subject property is in a rural area with a relatively small amount of privately owned land, 
relatively low population, and few commercial properties. Most area improvements are residential 
in nature.  
 
As a result of the Montana Legacy Project approximately 310,000 acres have been acquired from 
Plum Creek (a timber company) in the immediate subject area since 2009. The intent of this 
purchase was conservation and to preserve public use. The subject area has historically been 
heavily utilized for recreation.      
 
Property Use Conclusion 
Market participants typically purchase property in this subject area for residential and/or 
recreational use. The “Special-Purpose” nature of the improvements limits the number of market 
participants.  
 

Potential Users of Subject Property  
The potential users of the subject property as if vacant would likely be different than those for the 
property as improved. The potential purchasers of the property as if vacant would be market 
participants seeking relatively large tracts in the subject market area for residential and/or 
recreational use.  
 
Potential purchasers or users for the subject property as improved would be individuals or entities 
with need of an existing facility appropriate for use as a training center, retreat, camp or religious 
facility. Such entities would include businesses, churches, civic organizations, and governmental 
agencies. 

 
Demand Analysis – As If Vacant 
Historical demand can shed light on future demand. We searched for sales of tracts of land ranging 
in size from 50.00 to 100.00 acres in the Seeley-Swan Valley area. The results of this both search 
are included on the table on the following page.  
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Not every property transfers through the area MLS. Montana is a nondisclosure state and sales 
prices are not available via public record. The area MLS is the only succinct source for sales price 
data and is reflective of general trends.  
 
The tables above represent the Inferred Demand which is the historical demand for similar 
properties in prior years. This data indicates that there have historically been few sales of tracts 
between 50 and 100 acres in size per year in the Swan Valley area over the past decade. There 
were 2 sales in this size range during 2014 and none in 2015 Year-to-Date. The active listings in 
the Seeley-Swan Valley area represent an approximately 2.5 year supply; however, downward 
price pressure is likely for the active listings due to limited demand.  
 
Since there was limited market data for similar sized tracts in the immediate subject market area, 
it was necessary to expand the search for comparables sales to smaller sized tracts in the immediate 
subject area.  
 

Forecast of Competitive Supply – As If Vacant 
There are 7 active listings of tracts ranging in size from 50 to 100 acres in the immediate subject 
market area. 
 

Interaction of Supply and Demand – As If Vacant 
Based upon the average annual demand for the last 10 years, there is an approximately 2.5 year 
supply of such properties available for sale in the immediate subject market area. Based upon our 
analysis of supply and demand little appreciation for the subject property as if vacant is likely in 
the short term. Downward price pressure for the active listings for acreage tracts in the subject 
market area in this size range is highly likely.  
 
  

Year
# of 

Sales

% Sale to 

List Price

Average Tract 

Size/Acres

Median 

Price/Acre

Days on 

Market

% Price Change from 

Prior Year

2003 5 93% 86.46 $8,252 329

2004 5 91% 68.55 $5,000 482 -39%

2005 8 90% 71.66 $10,444 246 109%

2006 5 97% 69.13 $13,120 229 26%

2007 1 100% 75% $7,964 177 -39%

2008 2 91% 80.00 $8,375 72 5%

2009 1 89% 78.50 $10,573 97 26%

2010 3 88% 63.05 $12,818 896 21%

2011 0 - - - - -

2012 1 92% 73.70 $4,003 99 -

2013 0 - - - - -

2014 2 73% 65.58 $5,222 451 -

2015 YTD 0 - - - - -

Active Listings 7 82.99 $7,818 526

Tract Sales Ranging from 50 to 100 Acres

Seeley-Swan Valley Area

Sources: NM AR M LS & M issoula M LS

Includes waterfront & non-waterfront properties



Clark Real Estate Appraisal (15-036ec) (07/08/2015) 44

Forecast of Marketing & Exposure Times – As If Vacant 
The average annual marketing time for similar sized parcels in 2014 was 451 days. The average 
marketing time for the land sales used in the valuation of the subject site as if vacant range from 
158 days to 401 days with an average 208 days. The value indicated in this report for the subject 
property as if vacant is based upon an approximately 1 year marketing time for the subject 
property. If the subject property as if vacant had sold on the effective date of this report for the 
value indicated, the exposure time would have been approximately 1 year.  
 

Demand Analysis – As Improved  
The subject improvements are considered “Special-Purpose.” We searched regional and state-wide 
sales data bases for sales of similar sized tracts with similar improvements. There was not sufficient 
market data to prepare a demand analysis; however, we did locate two sales via regional MLS’s 
and one sale from our office files (all located in Montana) which were considered similar to the 
subject as improved.  
 
Based upon our analysis, there is some market for properties such as the subject in Montana. The 
proposed uses by the potential purchasers for the sales located were; 
 

 Rehabilitation Facility for Brain Injury Patients  
 Rehabilitation Facility for Patients with Substance Abuse Issues 
 Use as a Guest Ranch and Outfitting Business 

 
Use of the subject property as a base camp for an outfitter would be reasonable due to the proximity 
to public lands such as the Bob Marshal Wilderness. Use as a rehabilitation facility is also 
reasonable. Most market participants would require some alteration and/or renovation prior to 
occupancy of the subject facility. The relatively remote location of the subject property could 
appeal to market participants or be off-putting depending on their needs. Based upon our analysis, 
marketing on a national platform may be required to locate a market participant to lease or purchase 
the subject property.    
 

Forecast of Competitive Supply – As Improved 
Due to the “Special-Purpose” nature of the subject improvements there is no credible method to 
determine the competitive supply.  
 

Interaction of Supply and Demand – As Improved 
There is no credible way to forecast the interaction of supply and demand for facilities like the 
subject.  
 

Forecast of Marketing Time or Capture Rate – As Improved  
Two of the closed sales utilized in the Sales Comparison Approach were actively marketed. The 
marketing time for these sales was 311 days and 660 days. Based on our analysis, if the subject 
property is priced appropriately and marketed on a national basis an approximately 1.5 year 
marketing time could be expected. The value indicated in this report is based upon an 
approximately 1.5 year marketing time for the subject property as improved and an approximately 
1.5 year exposure time.   



Clark Real Estate Appraisal (15-036ec) (07/08/2015) 45

HIGHEST AND BEST USE 
 
The four basic economic principles of supply and demand, substitution, balance and conformity are 
considered to be the basic tools of analyzing the relationship between economic trends and an 
appraisal. Market forces create market value. For this reason, the analysis of highest and best use is 
very important. When the purpose of an appraisal is to estimate market value, a highest and best use 
analysis identifies the most profitable, competitive use to which a property can be used.   
 

 
 
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. This occurs when a site has existing improvements and the 
Highest and Best Use of the land differs from the current use. Often, the current property use will 
continue until the value of the land, under its Highest and Best Use, less existing improvement 
demolition costs, exceeds the total value of the property in its present use. 
 
The Highest and Best Use analyses and conclusions for the subject property are included on the 
following pages. 
  

 

According to The Appraisal of Real Estate – 14th Edition by the Appraisal Institute, Highest and Best 
Use is defined as follows: 
 

"The reasonably probable and legal use of vacant land or an improved property that is physically 
possible, appropriately supported, financially feasible, and that results in the highest value." 

 
The analysis for Highest and Best Use considers first the reasonably probable uses of a site that can be 
legally undertaken.  The final Highest and Best Use determination is based on the following four criteria: 
 

 Legally Permissible: 
The availability of land for a particular use in terms of existing regulations and restrictions, deed 
restrictions, lease encumbrances, or any other legally binding codes, restrictions, regulations, 
or interests. 
 

 Physically Possible: 
The physical adaptability of the site for a particular use. 
 

 Financially Feasible: 
All uses that are legally permissible and physically possible that are likely to produce an income, 
or return, equal or greater than the amount needed to satisfy operating expenses, financial 
obligations, and capital amortization are considered to be financially feasible. 
 

 Maximally Productive: 
Of the financially feasible uses, the use that produces the highest net return or the highest 
present worth. 
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AS VACANT 
 

Legally Permissible 
The subject property is an area with no zoning; however, the property is located in a “development 
density region” of Lake County. The subject area is designated for 20 acre minimum lot sizes. The 
subject property could be subdivided; however, approval would be required by Lake County and 
the Montana Department of Environmental Quality.  
 
Physically Possible 
The subject site has a total indicated area of 78.30 acres. It has frontage approximately ¼ mile of 
frontage along Montana Highway 83. The site has sufficient size and shape for many uses. There 
is adequate space on the subject site as if vacant for a variety of uses.  
 
Financially Feasible 
The subject property is in a relatively remote area. A typical commercial use is not likely 
financially feasible due to the remoteness of the location. Most improved properties are residential. 
There is a market for acreage tracts in this area for residential and/or recreational use. Many area 
homes are second or vacation type properties.  
 
Maximally Productive 
Based upon this analysis of the legally permissible, physically possible and financially feasible 
uses of the subject site as if vacant the maximally productive highest and best use of the subject 
site is considered to be for single family residential, estate type use or possible subdivision into 20 
acre parcels for residential use.  
 
AS IMPROVED  
 

Legally Permissible 
As discussed the subject property is not zoned. For this reason, a wide variety of uses are legally 
permissible. The most recent use as a treatment facility/rehabilitation center is legally permissible. 
 
The subject property was constructed as a minimum security prison. Based upon our research, this is 
a legally permissible use; however, it is unlikely. Area residents would likely protest such a use due 
to the history of the subject property. Additionally it is unlikely that the Montana Department of 
Natural Resources and Conservation would consider a use that was objectionable to the community.  
 
Physically Possible 
The subject site has ample room for the subject improvements. The site area exceeds the acreage 
necessary for the current improvements.  
 
The subject improvements were constructed as a minimum security prison. They were most recently 
utilized as a treatment facility/rehabilitation center. Based upon our research and analysis, the current 
configuration of the lodge building and the overall condition of all of the buildings are not marketable 
for use as a treatment center without some alteration and/or renovation.  
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Financially Feasible 
Based upon our analysis, most general commercial uses are not financially feasible due to the 
location of the subject property. Based upon our analysis of sales of somewhat similar facilities, 
the property would likely appeal to market participants seeking ownership of a training facility, 
retreat, rehabilitation facility, camp, outfitting headquarters, and/or religious facility. According to 
our research substantial renovation and retrofitting would be necessary for such uses.   
 
Maximally Productive 
Based upon this analysis of the legally permissible, physically possible and financially feasible 
uses of the subject property, the maximally productive highest and best use of the subject property 
as improved is use as a training facility, retreat, rehabilitation facility, camp, outfitting 
headquarters, and/or religious facility.   
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THE APPRAISAL PROCESS 
 
In the foregoing sections of this report, we have examined and discussed the subject property. To 
arrive at an estimate of the market value for the subject property, it is necessary to collect and analyze 
all available data in the market which might tend to indicate the value of the subject property. The 
subject property must be compared to similar properties that can be constructed, purchased, or from 
which a similar monetary return may be received. 
 

 
 
The most credible method to value vacant land is the Sales Comparison Approach. Based upon 
our analysis, there were sufficient sales of vacant land in the immediate and greater subject market 
area to prepare a credible Sales Comparison for the subject property as if vacant. The site valuation 
is incorporated into the Cost Approach for valuation of the subject property as improved.  
 
All three approaches to value were considered for the valuation of the subject property as 
improved. The Cost and Sales Comparison Approaches were developed in the following pages of 
this report. We did not locate sufficient market data regarding leases for similar facilities to develop 
a credible Income Approach. The Income Approach may have some applicability; however, it was 
not necessary to for a credible value conclusion.  

  

 

APPROACHES IN THE VALUATION OF REAL PROPERTY 
 
The three recognized approaches in the valuation of real property are Sales Comparison, Cost Approach 
and Income Capitalization. According to The Appraisal of Real Estate – 14th Edition by the Appraisal 
Institute, the approaches are described as follows: 
 
Cost Approach 

In the Cost Approach, value is estimated as the current cost of reproducing or replacing the 
improvements (including an appropriate entrepreneurial incentive or profit), minus the loss in value 
from depreciation, plus land value.   

Sales Comparison Approach 
In the Sales Comparison Approach, value is indicated by recent sales of comparable properties in the 
market.  

Income Capitalization Approach 
In the Income Capitalization Approach, value is indicated by a property’s earning power based on the 
capitalization of income.  

 
Each of the three approaches to value requires data collection from the market and each is governed equally by 
the principle of substitution.  This principle holds "when several similar or commensurate commodities, goods 
or services are available, the one with the lowest price will attract the greatest demand and widest distribution”.  
(Source:  The Appraisal of Real Estate – 14th Edition by the Appraisal Institute) 
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COST APPROACH  
 

The cost approach to value reflects the actions of market participants relative to cost. Older 
properties may exhibit physical and/or functional deficiencies that affect value. For this reason, 
the Cost Approach is most applicable with new or proposed construction. Even though the Cost 
Approach is most applicable with new or proposed construction, it can be the only applicable 
approach for “Special-Purpose” type properties. Based upon our research, the Cost Approach is 
considered to be the only applicable and credible approach to value the subject property.  
 
The first step in the Cost Approach is to estimate the value of the subject site as if vacant. The next 
step is to estimate the cost new of the existing improvements. The final step is to determine 
depreciation for the subject improvements and to subtract the depreciation from the cost new.  
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LAND VALUE ESTIMATE 
 

Due to the relatively low number of sales of similar sized tracts in the subject market area in recent 
years, it was necessary to utilize sales of tracts smaller than the subject property and one active 
listing. The comparables are described on the table below; 
 

 
 
A complete description of each sale is included in the comparable land sale write-ups provided in 
this section of this report. A map depicting the locations of the subject and comparables is below; 
 

 
 
  

Comp # Address Area Sale  Date Sales Price List Price Acres Price/Acre

Sale 1 NHN MT Hw y 83 N Condon Feb-14 $347,000 71.16 $4,876

Sale 2 NHN Stkar Trail Condon May-15 $335,000  45.34 $7,389

Sale 3 NHN Boy Scout Rd Seeley Lake Apr-15 $250,000  30.80 $8,117

Active 1 328 Uffda Lane Condon ACTIVE  $775,000 101.67 $7,623

Land  Comparables

Subject Property 

Land Sale 1 

Land Sale 3 

Active Listing 1 

Land Sale 2 
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LAND SALE 1 
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LAND SALE 2 
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LAND SALE 3 
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ACTIVE LISTING 1 
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Sales Comparison Analysis Grid for Subject Site 
Based upon our analysis the appropriate unit of comparison is the price per square acre. This is the 
unit of comparison used by most market participants.  

 

 
  

DESCRIPTION SUBJECT SALE 1 SALE 2 SALE 3 ACTIVE 1

IDENTIFICATION NHN M T Hwy 83 NHN Stekar Trail NHN Boy Scout Rd 328 Uffda Ln

CITY Condon Condon Seeley Lake Condon

SALES PRICE $347,000 $335,000 $250,000 $775,000

ADJUSTMENT FOR LIST PRICE    -$77,500

ADJUSTMENT FOR IMPROVEMENTS    

BUYER EXPENDITURES  

  DEMOLITION     

  ENVIRONMENTAL

  OTHER     

  LEGAL/ZONING

ADJUSTED PRICE $347,000 $335,000 $250,000 $697,500

PROPERTY RIGHTS Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

PROPERTY RIGHTS ADJUSTMENT

ADJUSTED PRICE $347,000 $335,000 $250,000 $697,500

FINANCING Market Market Market Market Market

FINANCING ADJUSTMENT

ADJUSTED PRICE $347,000 $335,000 $250,000 $697,500

CONDITIONS OF SALE ADJUSTMENT Market Market Market Market Market

ADJUSTMENT     

ADJUSTED PRICE $347,000 $335,000 $250,000 $697,500

DATE OF SALE 02/05/14 05/02/15 04/15/15 ACTIVE

MARKET CONDITIONS FACTOR 1.00 1.00 1.00 1.00

ADJUSTED PRICE $347,000 $335,000 $250,000 $697,500

 

ZONING None None None None None

SITE SIZE/SQUARE FEET 78.30 71.16 45.34 30.80 101.67

ADJUSTED SALES PRICE  PER ACRE $4,876 $7,389 $8,117 $6,860

RATING FOR:

  LOCATION 1.00 1.00 1.00 1.00

  ACCESS/FRONTAGE 1.00 1.00 1.00 1.00

  SHAPE 1.00 1.00 1.00 1.00

  TOPOGRAPHY 1.00 1.00 1.00 1.00

  WATER FRONTAGE 1.00 0.90 0.90 1.00

  ZONING 1.00 1.00 1.00 1.00

  UTILITIES 1.00 1.00 1.00 1.00

  SIZE 1.00 0.80 0.80 1.00

OVERAL ADJUSTMENT 1.00 0.72 0.72 1.00

INDICATED PRICE PER ACRE $4,876 $5,320 $5,844 $6,860

COMPARABLE SALES ANALYSIS FOR  - SUBJECT SITE AS IF VACANT

78.30 ACRE TRACT, MONTANA HIGHWAY 83, SWAN VALLEY, MONTANA
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Discussion of Adjustments  
 
Adjustment for List Price: Active Listing 1 is not a closed sale. Land Sales 1, 2, and 3 closed for 
97%, 93%, and 84% of list prices respectively. Based upon our analysis of market conditions, a 
downward adjustment of 10% of the list price was considered reasonable and necessary for the list 
price of Active Listing 1.  
 
Property Rights: The ownership interest in this report for the subject property and for all of the 
land comparables was the fee simple interest consequently no adjustments were necessary in this 
category. 
 
Financing: According to our research, all sales were cash or cash equivalent; therefore, no 
adjustments were necessary in this category. 
 
Conditions of Sale: No adjustment was considered necessary to any of the comparables in this 
category.   
 
Market Conditions: The closed comparables sold in 2014 and 2015. The market conditions at the 
time of closings were similar to those as of the effective date of this report. No adjustment is 
necessary in this category.  
 
Location: The locations of the subject and all of the comparables are similar enough that no 
adjustment was necessary.  
 
Access/Frontage: The subject has access from and frontage along Montana Highway 83. All the 
comparables are along Montana Highway 83 or have easy access to the highway. No adjustment 
was necessary in this category.    
 
Shape: The subject and all of the comparables have appropriate shapes for improvements. No 
adjustments were necessary in this category.  
 
Topography: The topographies of the subject and most of the comparables are similar enough that 
no adjustment was necessary. Land Sale 1 includes wetland areas which restrict potential building 
locations; however, this property is along the Swan River. It is our opinion that the topography of 
this comparable offsets any downward adjustment necessary for river frontage. For this reason no 
adjustments were considered necessary in this category for Land Sale 1.  
 
Water Frontage: The subject property and Active Listing 1 do not include water frontage. Land 
Sale 1 includes approximately ½ mile along the Swan River; however, a portion of this property 
is wetland. As noted in the Topography category. It is our opinion that any adjustment considered 
for water frontage for Land Sale 1 is offset by adjustment considered for topography. Land Sales 
2 and 3 include frontage along creeks. Based upon our research, creek frontage positively affects 
value for area properties. There was little data available on which to base an adjustment for Land 
Sales 2 and 3 in this category; however, some downward adjustment was considered necessary. 
We utilized a downward adjustment of 10% in this category for Land Sales 2 and 3. This 
adjustment is considered reasonable and indicative of the actions of market participants.  
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Zoning/Covenants: The subject parcels and comparables are in areas with no zoning. The subject 
property, Land Sale 1 are in development density areas of Lake County. Based upon our analysis 
no adjustments were necessary in this category.  
 
Utilities: The subject parcels and comparables all have similar access to all necessary utilities. No 
adjustment is necessary in this category.   
 

Size: Based upon our analysis of the available market data, the price per acre varies relative to total 
parcel size. There was little relevant market data on which to base adjustments in this category. 
Land Sales 2 and 3 vary sufficiently in size from the subject that some adjustment was considered 
necessary. Downward adjustments of 20% were made to Land Sales 2 and 3. This percentage is 
considered reasonable and appropriate. No other adjustments were considered necessary in this 
category.  
 
Reconciliation of Sales Comparison Approach  
Most weight is accorded Land Sales 1, 2, and 3 as they are the closed sales. Based upon our analysis 
of supply and demand for area parcels totaling 50 to 100 acres in size (included in the Subject 
Market Analysis), there will likely be some downward price pressure on Active Listing 1. The 
approximate average of the indications from Land Sales 1, 2, and 3 is $5,500 per acre. A value of 
$5,500 per acre for the subject parcel as if vacant is considered reasonable and appropriate. 
Consequently;  
 
 78.30 Acres @ $5,500/Acre    $430,650 
 Rounded to      $430,000 
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COST ESTIMATE FOR IMPROVEMENTS 
 

INTRODUCTION 
The next step in the Cost Approach is to estimate the cost new of the improvements minus 
depreciation and add the estimated land value. The cost is based on estimates using the Marshall 
Valuation Service, a recognized national cost estimating service. The comparative-unit method 
(utilizing the calculator method) is used to estimate the replacement cost for the subject 
improvements. All applicable depreciation must be calculated and subtracted from the cost new.  
 
The subject buildings vary significantly in design and it was necessary to estimate separate base 
costs for each building. When required adjustments were made to the indicated base costs for eave 
height, perimeter and current and local cost differences.  
 
DEPRECIATION 
There are three general types of depreciation in the appraisal of real estate. These are discussed in 
the following paragraphs.  
 
Physical Depreciation: The subject facility was constructed in the 1960’s and has been vacant 
since 2006. There was physical depreciation (from age and deferred maintenance) present in the 
subject improvements as of the effective date of this report. The age/life method of estimation of 
depreciation indicates approximately depreciation in this category for most of the subject buildings 
at 67% (30 years effective age/45 economic life).     
 
Functional Obsolescence: The subject property is best described as a “Special-Purpose” property. 
There is typically functional obsolescence associated with special purpose properties. Based upon 
our observation there is functional obsolescence associated with the subject improvements. The 
open dormitory style of the sleeping quarters and the large common bathroom in the lodge building 
are examples of functional obsolescence.  
 
External Obsolescence: Based upon our analysis, there is some external obsolescence associated 
with the subject property due to current market conditions and the subject location.  
 
Depreciation Conclusion 
Based upon our analysis of the most similar sales located, older “Special-Purpose” facilities in 
remote locations like the subject are significantly depreciated. The purchaser for Improved Sale 1 
intended to substantially renovate this property. This property sold for $765,000 and the land value 
is estimated to be approximately $490,000. This results in a sales price for the improvements only 
of $275,000. The cost to construct the facility on Improved Sale 1 was reportedly $3,000,000. The 
improvement sales prices equates to approximately 9% of the cost to construct or indicates a 
depreciation to the improvements (from all sources) of approximately 90%. An overall 
depreciation from all sources of 90% is considered reasonable and appropriate for the subject 
improvements.  
 
The Cost Analysis is presented on the following pages of this report.   
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                             BASE COST ESTIMATES FOR BUILDINGS

LODGE MAIN FLOOR

AVERAGE, CLASS "D", LODGE, SECTION 12, PAGE 14 

BASE COST $96.42

EAVE HGT. MULT. 1.00

PERIMETER MULT. 0.94

CURRENT COST 1.01

LOCAL COST 1.00

ADJUSTED BASE COST $91.54

LODGE BASEMENT LEVEL

FINISHED BASEMENT, SECTION 12, PAGE 9   

BASE COST $48.48

EAVE HGT. MULT. 1.00

PERIMETER MULT. 1.00

CURRENT COST 1.01

LOCAL COST 1.00

ADJUSTED BASE COST $48.96

GYMNASIUM

LOW COST,  CLASS "D", GYMNASIUM  SECTION 18, PAGE 25   

BASE COST $70.25

EAVE HGT. MULT. 1.00

PERIMETER MULT. 1.00

CURRENT COST 1.00

LOCAL COST 1.00

ADJUSTED BASE COST $70.25

MARSHALL VALUATION COST ANALYSIS FOR SWAN VALLEY RETREAT FACILITY   

MONTANA HIGHWAY 83, SWAN VALLEY, MONTANA
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                             BASE COST ESTIMATES FOR BUILDINGS

ADMINISTRATION BUILDING

AVERAGE, CLASS "D", ADMINISTRATION BUILDING, SECTION 18, PAGE 32   

BASE COST $113.96

EAVE HGT. MULT. 1.00

PERIMETER MULT. 1.05

CURRENT COST 1.00

LOCAL COST 1.00

ADJUSTED BASE COST $119.66

KITCHEN BUILDING

AVERAGE, CLASS "D", MULTIPURPOSE BUILDING, SECTION 18, PAGE 17   

BASE COST $116.36

EAVE HGT. MULT. 1.00

PERIMETER MULT. 1.04

CURRENT COST 1.00

LOCAL COST 1.00

ADJUSTED BASE COST $121.01

SHOP BUILDING

AVERAGE,  CLASS "D", STORAGE WAREHOUSE BUILDING, SECTION 14, PAGE 26   

BASE COST $36.88

EAVE HGT. MULT. 1.09

PERIMETER MULT. 0.97

CURRENT COST 1.04

LOCAL COST 1.00

ADJUSTED BASE COST $40.55

MARSHALL VALUATION COST ANALYSIS FOR SWAN VALLEY RETREAT FACILITY   

MONTANA HIGHWAY 83, SWAN VALLEY, MONTANA
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Cost Estimate for Sewer and Waste Water System 
We located information relative to a sewer and waste water system proposed in 2006 for a large 
commercial and residential property in the general subject area. This property was planned to 
consist of a 50 person lodge and 42 (four bedroom) homes and a swimming pool upon completion. 
This system was designed based upon more current Montana Department of Environmental 
Quality specifications than the subject system. This system was to include a 4” sewer service pipe, 
an 8” gravity sewer main, a 6” sewer force main, a duplex sewage lift station, site piping, 36 
manholes, a power transformer and level 2 type anaerobic treatment facilities. The cost for this 
entire system was estimated by an engineering firm in 2006 to be approximately $1,291,700. We 
have trended this cost to 2015 using the comparative cost multiplier of 1.25 for July 2006. The 
trended cost is $1,614,625. The waste water treatment portion of this system is on a remote site 
and the costs include pumping the waste to this remote site.  
 
This system was to be constructed to accommodate an estimate peak demand of 19,200 gallons 
per day. The lodge portion of the subject improvements requires a system with a capacity of 3,000 
gallons per day. This is approximately 16% of the total requirements of this other area 
development. The subject property would likely have a sewage disposal and treatment requirement 
similar to the lodge portion of this proposed development. We have rounded this indication up to 
20% and prorated 20% of the cost indicated for the sewage system for this development as more 
likely indication of the cost for an adequate sewage system for the subject property. This equates 
to an indicated cost of approximately $322,925 ($1,614,625 X 20% = $322,925) for an appropriate 
system for the subject property. The appraisers are not experts at estimating costs for sewage 
disposal and treatment facilities. Additionally any system for the subject improvements must 
be approved by the Montana Department of Environmental Quality.   
 
We were provided with an appraisal report of the subject property prepared in 1998. According to 
the 1998 appraisal of the subject property the time trended actual cost for the subject sewer system 
was $775,000. We have trended this cost to 2015 by using the comparative cost multiplier of 1.75 
from July 1998 for Class “D” buildings from the Marshall and Swift cost manual. Based upon this 
information, the trended cost for the subject sewer system is indicated to be approximately 
$1,356,250. The relatively high cost of this system in comparison to the proposed, much higher 
capacity, system further supports the conclusion that the existing system is a super adequacy which 
is a form of functional obsolescence. There is also physical depreciation present with this site 
improvement.  
 
We have utilized the estimated cost from the cost comparable located as it is considered more 
representative of current costs and does not require additional adjustment for the depreciation due 
to super adequacy.     
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COST APPROACH CONCLUSION 
The value indication from the Cost Approach is below; 
 

Cost Approach Indication    $781,326 
Rounded To     $780,000 

 
 
 
  

  

                                                                    

LODGE MAIN FLOOR  @ 91.54/SF ……………… $879,333

LODGE BASEMENT LEVEL  @ $48.96/SF ……………… $296,355

GYMNASIUM  @ $70.25/SF ……………… $411,525

SUBTOTAL LODGE $1,587,213

ADMINISTRATION BUILDING  @ $119.66/SF ……………… $436,879

SUBTOTAL ADMINISTRATION BUILDING $436,879

KITCHEN BUILDING  @ $121.01/SF ……………… $396,913

ADD FOR KITCHEN (NOT INCLUDED IN MULTIPURPOSE COST) ……………… $35,000

SUBTOTAL KITCHEN BUILDING $431,913

SHOP BUILDING  @ $40.55/SF ……………… $243,300

POLE BARN  @ $22.45/SF ……………… $14,615

MISCELLANEOUS STORAGE BUILDINGS (APROX. $25/SF) ……………. 27,800

6 FUEL VAULTS (ALL ESTIMATED AT 1,500 GALLON CAPACITY)  @ $16,050/EA ……………… $96,300

8 MOBILE HOME PAD  @ $6,540/EA ……………… $52,320

SIDEWALKS/ LANDSCAPING/FENCING/SIGNAGE ……………. $150,000

WELLS (ESTIMATING 3 WELLS) ……………… $150,000

SEWAGE TREATMENT (SEE COMMENTS IN NARRATIVE) ……………… $322,925

SUBTOTAL MICELLANEOUS STRUCTURES & SITE IMPROVEMENTS $1,057,260

TOTAL ESTIMATED IMPROVEMENT COST                                                      ………………$3,513,264

LESS OBSERVED DEPRECIATION 

  DEPRECIATION FROM ALL SOURCES (90%)     .............. ($3,161,938)

TOTAL DEPRECIATION ($3,161,938)

DEPRECIATED COST ESTIMATE $351,326

LAND VALUE …………….. $430,000

…………….. $781,326

ROUNDED TO ……………… $780,000

LUMP SUM

8

6

COST ANALYSIS FOR SWAN VALLEY RETREAT  

MONTANA HIGHWAY 83, SWAN VALLEY, MONTANA

9,606

6,053

INDICATED COST VALUE   

LUMP SUM

LUMP SUM

651

5,858

3,651

3,280

6,000

LUMP SUM

LUMP SUM
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SALES COMPARISON APPROACH 
 
The Sales Comparison Approach reflects the actions of market participants in purchasing 
properties similar to the subject property as improved. We located 3 sales of improved properties 
that compare relatively well with the subject property. These comparables are included on the table 
below; 
 

 
 

The comparables are described in detail in this portion of this report. Aerial views of the 
comparables are included. A map indicating the locations of the comparables in relation to the 
subject property is below.  
 

Map of Improved Sales  
 

 
  

Sale # Facility Name Location Sale Date Sales Price

1 Liberty Place Belgrade, MT 2014 $765,000

2 Lost Horse Creek Lodge & Resort Hamilton, MT 2013 $760,000

3 Black Diamond Guest Ranch DeBorgia, MT 2015 $560,000

Improved Sales Analysis 

Improved Sale 3 

Improved Sale 2 

Subject Property 

Improved Sale 1 
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IMPROVED SALE 1 
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IMPROVED SALE 2 
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IMPROVED SALE 3 
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SALES COMPARISON ANALYSIS 
A sales comparison analysis for the subject property utilizing the comparables is presented below; 
 

 
  

DESCRIPTION SUBJECT SALE 1 SALE 2 SALE 3

IDENTIFICATION Liberty Place
Lost Horse Creek 

Lodge & Resort

Black Diamond 

Guest Ranch

ADDRESS 8977 Dry Creek Rd 1000 Lost Horse Rd

1281 E DeBorgia 

Haugan Frontage 

Rd

LOCATION Belgrade, M T Hamilton, M T DeBorgia, M T

SALES PRICE $765,000 $760,000 $560,000

SELLER CONCESSIONS  

BUYER EXPENDITURES  

  DEMOLITION   

  ENVIRONMENTAL

  LEGAL/ZONING

ADJUSTED PRICE $765,000 $760,000 $560,000

PROPERTY RIGHTS Fee Simple Fee Simple Fee Simple Fee Simple

PROPERTY RIGHTS ADJUSTMENT

ADJUSTED PRICE $765,000 $760,000 $560,000

FINANCING Market Market Market Market

FINANCING ADJUSTMENT

ADJUSTED PRICE $765,000 $760,000 $560,000

CONDITIONS OF SALE Market Market Market Market

ADJUSTMENT    

ADJUSTED PRICE $765,000 $760,000 $560,000

DATE OF SALE 2014 2013 2015

MARKET CONDITIONS FACTOR 1.00 1.00 1.00

ADJUSTED PRICE $765,000 $760,000 $560,000

  

IN OPERATION No No No Yes

PROPERTY ACRES 78.30 51.47 13.02 41.68

ADJUSTED SALES PRICE $765,000 $760,000 $560,000

ADJUSTMENT FOR:

  LOCATION Condon Superior Similar Similar

  SITE SIZE 78.30 Smaller Smaller Smaller

  QUALITY Average Superior Superior Similar

  CONDITION/AGE Average Superior Superior Similar

OVERALL COMPARISON TO SUBJECT

Overall Superior 

but Considered 

Most Similar in 

Building Types 

and Building 

Uses

Overall Superior 

and not as 

Similar as Sale 1 

in Building Types 

and Uses

Overall not as 

Similar as Sale 1 

in Building Types 

and Uses - Sales 

Price Includes 

Business Value

ADJUSTED INDICATION OF VALUE $765,000 $760,000 $560,000

SALES COMPARISON ANALYSIS FOR 

NHN MONTANA HIGHWAY 83, CONDON, MONTANA

SWAN VALLEY RETREAT
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DISCUSSION OF SALES 
Based upon the information we verified, no adjustments were necessary for Seller Concessions, 
Buyer Expenditures, Property Rights, Financing, or Conditions of Sale. There was not sufficient 
market data available on which to base credible adjustments for changes in market conditions, 
location, site size, quality, and condition/age. No adjustment was made for changes in market 
conditions; however, all of the comparables sold between 2013 and 2015. Properties like the 
subject and comparables transfer infrequently and the sale dates are reasonably close to the 
effective date of this report.  
 
The various physical characteristics of each sale were compared to the subject property and an 
overall comparison to the subject property was concluded. The sales are discussed in the following 
paragraphs.    
 
Improved Sale 1 is the 2014 sale of a former facility for troubled youth. The property was 
purchased for renovation/alteration and use as a residence facility for individuals suffering from 
brain injuries. This property included an administration building, a cafeteria/gymnasium, a lodge, 
2 dormitories, 2 single family residences, a duplex, and a barn. This property included a private 
well and septic system that serviced all of the improvements. The improvements were constructed 
between 1947 and 2005 and overall were considered superior compared to the subject 
improvements. The Belgrade location is also considered superior to the subject Condon location. 
There is an airport in Belgrade and Bozeman (a significant area population center with a four year 
university) is very nearby. Even though this property is considered is considered superior overall 
to the subject property as improved, it is the most similar sale in utility located.   
 
Improved Sale 2 is the 2013 sale of a non-operating guest ranch. This property was purchased for 
use as a residential abuse treatment center facility. The property was a short sale; however, due to 
the limited market data available, no adjustment was made for Conditions of Sale. The purchaser 
leased the property to an operator of an abuse treatment center after purchase. The lease rate was 
reportedly $180,000 per year with the tenant paying all expenses. This property included 22 log 
cabins and a lodge building at the time of sale. This property included a private well and septic 
system that serviced all of the improvements. Overall the improvements were considered superior 
compared to the subject improvements. The Hamilton location is also considered similar to the 
subject location in Condon. Although, this property has many similarities to the subject property 
as improved, it is not considered as similar as Improved Sale 1.  
 
Improved Sale 3 is the 2015 sale of an operating guest ranch. This property was purchased for 
continued use and expansion of the guest ranch. This sale included some consideration for business 
value; however, there was not sufficient market data available to make an adjustment for this 
characteristic. This property included 5 log cabins, a lodge building, a caretaker’s residence, and 
outbuildings. This property included a private well and septic system that serviced all of the 
improvements. Overall the improvements were considered relatively similar in overall quality and 
condition but dissimilar in utility. The DeBorgia location is also considered similar to the subject 
location in Condon. Overall, this sale is considered least similar to the subject property as 
improved.     
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SALES COMPARISON APPROACH RECONCILIATION  
The comparables indicate market values of $765,000, $760,000, and $560,000 for the subject 
property as improved. Most weight is accorded Improved Sale 1 due to overall similarity in 
building type and utility. An indication of value from the Sales Comparison Approach of $765,000 
is considered reasonable for the subject property. 
 
 Sales Comparison Approach Indication   $765,000 
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RECONCILIATION OF VALUE INDICATIONS 
 

The value indications for the Fee Simple interest in the subject property are indicated below; 
 
 
 
 
 
 
Cost Approach 
The Cost Approach is frequently the most applicable approach for the valuation of “special use” 
properties such as the subject. The Cost Approach is considered to best depict the specific subject 
site value and specific characteristics of the improvements. For this reason, the Cost Approach 
provides a reliable indication of value the subject property.  
 
Sales Comparison Approach 
The Sales Comparison Approach was developed using the best and most recent comparables 
available. The sales utilized provide insight into the actions of market participants relative to 
purchases of somewhat similar properties in the greater subject market area. The comparables 
differ from the subject in location, site size, and building quality, condition, and utility. There was 
not sufficient market data available to support credible adjustments for differing characteristics. 
For this reason no weight is accorded this approach.    
 
Income Approach 
There was not sufficient relevant market data located to develop a credible Income Approach.  
 
Conclusion 
All weight is accorded the indication from the Cost Approach as it best captures the specific 
characteristics of the subject property. The Sales Comparison Approach provides an excellent 
check of reasonableness for the conclusion from the Cost Approach. After carefully considering all 
the factors influencing the subject property, it is our conclusion that the value of the subject real 
property, based upon the Extraordinary Assumptions and Hypothetical Conditions presented in the 
Scope of the Appraisal, as of July 8, 2015, is  
 

$780,000 
 

 
  

 Fee Simple Interest 

Cost Approach $780,000 
Sales Comparison Approach $765,000 
Income Capitalization Approach Not Developed 
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Montana Licensed Appraiser # REA-RAL-LIC-841 
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NATIONAL ECONOMIC DATA 
 

Real GDP decreased by 3.9% in the third quarter of 2014 after increasing 4.6% in the second 
quarter of 2014 according to the Bureau 
of Economic Analysis of the US 
Department of Commerce (BEA). 
According to the BEA, the increase in real 
GDP reflected positive contributions 
from personal consumption expenditures, 
nonresidential fixed investment, federal 
government spending, exports, residential 
fixed investment, and state and local 
government spending that were partly 
offset by a negative contribution from 
private inventory investment.  
 
According to the US Bureau of Labor and 
Statistics, the national unemployment rate for October of 2014 was 5.8%. This is the lowest 
national unemployment rate since July of 2008. Continued slow growth was generally forecasted 
for the national economy for the first quarter of 2015.   
 

STATE ECONOMIC DATA 
 

Montana is the 44th most populous state in the US. 2010 US Census data estimated a population 
of 989,415 indicating a growth in population of 9.7% from 2000 to 2010. The US Census Bureau 
estimated that the 2013 population of Montana was 1,005,292. This estimate shows a 1.6% 
increase since the last census in 2010. The state economy is diverse with a wide variety of 
industries. The top five employment categories in the state are;  
 

 Trade, Transportation, and Utilities 
 Government (Federal, State, & Local) 
 Education & Health Services 
 Healthcare & Social Assistance 
 Leisure & Hospitality 

 
These industries employ from 11% to 16% of the workforce in Montana per category. The 
remaining categories employ less than 10% each.   
 
According economists from the Federal Reserve Minneapolis, employment and personal income 
in Montana for 2015 are both expected to grow at faster rates than in 2014. The bank believes that 
employment in Montana will grow by a solid 1.9 % in 2015, while the unemployment rate is 
predicted to drop by the fourth quarter of 2015 compared to late 2014. Personal income for 
Montanans is expected to grow by 4.7 % in 2015. That would be the biggest increase since 2012, 
when personal income grew by about 5.6%. Overall most industries in the state are expected to 
perform better than in 2014.  
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LAKE COUNTY DATA 
 
The subject property is in Lake County. Lake County is in the northwest portion of Montana. The 
county is bordered by Flathead County to the north and east, Sanders County to the west and 
Missoula County to the east and south.  A map of Montana with counties identified is below.  
 

 
 
The county seat is the city of Polson and other cities and towns include; Arlee, Big Arm, Charlo, 
Dayton, Elmo, Moiese, Pablo, Ravalli, Ronan, St. Ignatius and Swan Lake.   
 
Geographical Information 
Lake County is 4,283 square miles in size.  There is 3,869 square miles of land area and 414 square 
miles or approximately 9.6% of water area. Flathead Lake is a significant geographical feature of 
the Lake County. It is the largest natural freshwater lake west of the Mississippi River. The 
Flathead River flows south from Flathead Lake near Polson.  The northern portion of Lake County 
is part of the Flathead Valley and the southern portion is part of the Mission Valley. A large portion 
of Lake County is within the Flathead Indian Reservation. Additional features of Lake County 
include the Kerr Dam, National Bison Range (the subject property), the Mission Mountain Range 
and part of the Bob Marshall Wilderness.  There are many area lakes and rivers that provide an 
abundance of year round recreation for area residents and visitors.   
 
Population  
According to current estimates from the US Census, Lake County is the ninth most populous 
county in the state. Based on the 2000 Census, the population of the county was 26,507 residents. 
The population was estimated to be 28,746 in 2010 indicating an increase in population from 2000 
to 2010 of approximately 8.45%. As noted, a large portion of Lake County is located in the 
Flathead Indian Reservation. The reservation is home to the Confederated Salish and Kootenai 
Tribes. According to the 2015 US Census data estimates, approximately 23% of the population of 
Lake County was American Indian or Alaskan Native.   
  

Subject County 
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Income 
According ESRI forecasts the median annual household income in 2015 for Lake County was 
$37,713 which is lower than the median household income for Montana in 2015 of $46,649. 
According to the American Community Survey data dated 2009 - 2013, the most recent period for 
which data is available, approximately19.9% of the Lake County population was below the poverty 
line. This is more than the estimated 14.1% poverty rate for the State of Montana for the same 
period.  
 
Employment 
According to ESRI there were an estimated 12,087 people over 16 years of age in the workforce 
in Lake County in 2015. Educational, health and social services represent approximately 21% of 
the employment in Lake County. Approximately 12% of the workforce is employed in either the 
retail trade and manufacturing industries Some of the largest private employers in Lake County 
include; Jore Corporation, S & K Electronics, Community Bank, Wal-Mart, Safeway, Super 1 
Foods, St Joseph Hospital and St. Luke Community Hospital.  
 
Unemployment  
Based on the Montana Department of Labor and Industry data, the preliminary monthly 
unemployment rate (non-seasonally adjusted) for Lake County in May of 2015 was 3.9%. This is 
the same unemployment rate for the state of Montana reported for May 2015. Historical annual 
unemployment rates for Lake County are included on the table below; 

 

 
Source: MT Department of Labor & Industry 

 
Annual unemployment rates for Lake County have been decreasing in recent years. 
 
Education & Healthcare 
There are elementary, middle and high schools servicing various areas of Lake County. Salish 
Kootenai College is located on US Highway 93 in Pablo.  The college offers associate and 
baccalaureate degrees.  
 
There are two critical access hospitals located in Lake County.  St. Joseph Hospital in Polson is a 22 
bed hospital and St. Luke Community Hospital is a 25 bed hospital located in Ronan.   
  

Year Rate

2014 5.8%

2013 6.7%

2012 7.9%

Lake County Montana

Annual Unemployment Rates
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Real Estate 
According to the ESRI forecasts there were 17,397 housing units in Lake County in 2015. Of the total 
housing units, 68.2% were occupied. Approximately 46.9% were owner occupied, 21.3% were 
rented, and 31.8% were vacant. According to the American Community Survey data from 2009-2013, 
approximately 77.6% of the homes in Lake County were single family detached; approximately 
11.3% were mobile homes and the remainder were multi-family homes.  
 
Montana is a nondisclosure state which means that property sales prices are not public record. 
There are few succinct sources of realty transfer data available. Historical data on home sales volume 
and median price for Lake County from city-data.com is included on the table below;  
 

The city-data.com chart to the left 
indicates that as of the 3rd Quarter of 
2014, the median home price for Lake 
County was approximately $300,000. 
This represents the highest price in 
the study period. At $300,000 the 
median home price is unaffordable 
for a family with a county median 
family income of $37.713.   
 
Linkages & Transportation 
US Highway 93 is considered the 
most significant highway in Lake 
County. This highway provides 
access to the west Shore of Flathead 
Lake as it travels north to Kalispell, 

Whitefish and the Canadian Border.  US Highway 93 extends south and connects with Interstate 90 
near the city of Missoula.  MT Highway 35 is located along the east Shore of Flathead Lake and 
connects with US Highway 2 which provides access to Bigfork, Columbia Falls and Glacier National 
Park. Montana Highway 83 extends north and south through the eastern side of Lake County and into 
Missoula County. The cities of Kalispell and Missoula are within a one hour drive from most areas 
in Lake County.   
 
The Canadian border is within a two to three hour drive from most portions of Lake County. There 
is a port of entry just north of Flathead County in Eureka, Montana and another border crossing at 
the line dividing Glacier National Park of the United States and Waterton National Park of Canada. 
There are international airports located in Kalispell and Missoula serviced by a variety of national 
airline carriers.   
 
Recreation 
Lake County provides outdoor enthusiasts with an abundance of nature and recreational activities.  
Flathead Lake is a significant attraction for tourists and Montana residents.  Water activities on 
Flathead Lake include; fishing, cruises, sailing, boating, and water sports.  The Flathead River is 
known for fly fishing, whitewater rafting and kayaking.  Kerr Dam and the National Bison Range 
are popular attractions in Lake County.  Nearby mountains provide opportunities for hiking, 
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camping, biking, snowmobiling and snow skiing. Wilderness areas located nearby include the 
Swan Wilderness, Jewel Basin and Bob Marshall Wilderness which offer many recreational 
opportunities.  There are ski resorts located in nearby Flathead and Missoula Counties offering 
winter activities including snowboarding, downhill and cross country skiing.  There are several 
golf courses located in Lake County. 
 
Flathead Reservation 
The Flathead Reservation is the fourth largest reservation in Montana and includes acreage in Lake 
County as well as three additional counties in northwest Montana. There are approximately 4,500 
Confederated Salish and Kootenai tribal members residing on the reservation. CSKT provides 
employment opportunities to over 1,000 tribal members through tribal owned and privately owned 
nonmember industries in Lake County.   
 
Lake County Economic Data Conclusion 
As stated, there is an abundance of recreational opportunities in northwest Montana. Attractions 
such as Flathead Lake, the National Bison Range, the Mission Mountains and the Bob Marshall 
Wilderness will likely continue to be a draw for second home buyers, nonresident travelers and 
Montana residents to Lake County. There are indications that the overall economy is improving in 
Lake County. The long term outlook for the area is positive due to the abundance of natural 
resources and the potential to diversify the employment. 
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SEELEY-SWAN VALLEY DATA 
 

General Information 
The subject property is located in a relatively remote, rural area generally known as the “Seeley-
Swan Valley”. There is relatively little privately owned land in the area.  
 
For report purposes the neighborhood boundaries consist of properties between Bigfork to the 
north and Montana Highway 200 to the south. Montana Highway 83 runs north to south through 
the entire area. The Mission Mountain Range forms the west side neighborhood boundary and the 
Swan Mountain Range forms the east side neighborhood boundary. The subject neighborhood is 
approximately an hour drive from Kalispell and approximately an hour and a half drive from 
Missoula. A map depicting approximately neighborhood boundaries is below;  
 

  
 
Much of the land in the subject market area is protected. A recent cooperative project that involved 
a large amount of acreage in the area is known as “The Montana Legacy Project.” It is a cooperative 
project of The Nature Conservancy, The Trust for Public Land and state, federal and private 
partners. The Nature Conservancy and The Trust for Public Land have acquired approximately 

Subject Property 
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310,000 acres of land formerly owned by Plum Creek since 2009. The land will eventually be 
conveyed to a mix of public and private owners. Under this partnership, actual land ownership and 
management responsibilities rest with The Nature Conservancy.  
 
Geography 
The subject area is generally bounded by the Swan Mountains on the east and the Mission 
Mountains on the west. Area mountain peaks extend as high as 9,000 feet. Portions of two national 
forests are in this area. They are the Lolo and Flathead National Forests. There are number of lakes, 
rivers and creeks in the area. Swan Lake is the nearest relatively large lake to the subject property. 
 
Population 
According to 2015 US Census data the population of the subject neighborhood (as defined by the 
map presented) was 4,967. According to ESRI forecasts the population is expected to increase to 
5,217 by 2020. This equates to an increase of approximately 0.64% per year.  
 
Economy/Income 
There is no major employment in the area. Major employment is located in Kalispell or Missoula 
which are both over an hour drive away. According to ESRI, the 2015 median household income 
for the neighborhood was indicated to be $47,091. The median household income is projected to 
increase by 3.64% per year through 2020.  
 
Housing & Real Estate 
According to the ESRI there were 4,592 housing units in the identified subject neighborhood in 
2015. Approximately 40.2% of the housing units were identified as owner occupied, 
approximately 10.5% were identified as renter occupied, and approximately 49.3% were identified 
as vacant. The relatively high percentage of vacant housing units is likely due to the remote nature 
of the subject area. Many of these properties are utilized only a portion of the year and are second 
or vacation homes. The population density increases along the area lakes, rivers and creeks and is 
less dense further from these amenities. Prices for real estate in the area typically increase 
substantially with water frontage.  
 
According to ESRI forecasts the median home value for the neighborhood in 2015 was $207,065. 
The home value is projected to increase to $266,390 or approximately 28.7% by 2020.  
 
There are commercial properties located mostly along the highway. These primarily consist of 
service type businesses to provide for the area residents. There are some lodging facilities; 
however, they are mostly oriented to or based upon proximity to an area natural amenity or a 
particular activity. 
 
Recreation 
There are a large number of camp grounds and hiking trails in the subject area. The Bob Marshall 
Wilderness is located near (to the east) of this area. It is a popular destination for hikers and hunters. 
The numerous lakes, rivers and creeks provide many recreational opportunities. Area winter 
activities include snowmobiling, cross country skiing and snowshoeing.  
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Conclusion 
The immediate subject neighborhood is a remote area comprised of rural properties that are mostly 
residential in nature. There is little employment in the area. There is relatively little privately 
owned land in the area. The area is very attractive for recreation. Recreational opportunities include 
hiking, mountain biking, Nordic skiing, snowmobiling, hunting, and fishing.  
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