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May 31, 2007 
 
 
 
Mr. Steve Cavanaugh 
ROLLING GLEN RANCH 
85 Isaiah Trail 
Belgrade, Montana  59752 
 
 
RE: Appraisal of Rolling Glen Ranch Master Development 
 NWC Rolling Glen Ranch & Wheatland Roads 
 Unincorporated, Broadwater County, Montana 
 CBRE File No 07-178MN-0280 
 

Dear Mr. Cavanaugh: 

At your request and authorization, CBRE has prepared a Complete Appraisal of the market value of 
the referenced property and presented our analysis in the following Self Contained Appraisal Report. 

The subject is a proposed master development totaling approximately 1724 acres of land located 
approximately three miles northwest of Three Forks, Broadwater County, Montana.  Unique features of 
the development include two proposed links style golf courses, an array of single family housing types 
including executive, suburban and affordable housing, commercial and civic uses, parkland and open 
spaces, and a number of small ‘lakes.  Currently the site is vacant land with some interior roads 
constructed and an approximate 50-acre parcel that is being quarried for rock to be used in 
conjunction with the development’s road construction.  According to representatives for Broadwater 
County, the project received preliminary plat approval on February 12, 2007.  The subject is more 
fully described, legally and physically within the enclosed report. 

Data, information, and calculations leading to the value conclusion are incorporated in the report 
following this letter.  The report, in its entirety, including all assumptions and limiting conditions, is an 
integral part of, and inseparable from, this letter. 

Based on the analysis contained in the following report, the market value of the subject is concluded 
as follows: 

MARKET VALUE CONCLUSION
Appraisal Premise Interest Appraised Exposure Date of Value Value Conclusion

As Is Fee Simple Estate 12 Months May 16, 2007 $18,525,000

Compiled by CBRE
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The following appraisal sets forth the most pertinent data gathered, the techniques employed, and the 
reasoning leading to the opinion of value.  The analyses, opinions and conclusions were developed 
based on, and this report has been prepared in conformance with, our interpretation of the guidelines 
and recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), 
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice 
of the Appraisal Institute, the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 
(FIRREA) and Title XI Regulations. 

The report is for the sole use of the client; however, client may provide only complete, final copies of 
the appraisal report in its entirety (but not component parts) to third parties who shall review such 
reports in connection with loan underwriting or securitization efforts. Appraiser is not required to 
explain or testify as to appraisal results other than to respond to the client for routine and customary 
questions. Please note that our consent to allow an appraisal report prepared by CBRE or portions of 
such report, to become part of or be referenced in any public offering, the granting of such consent 
will be at our sole discretion and, if given, will be on condition that we will be provided with an 
Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactory to us, by a 
party satisfactory to us. We do consent to your submission of the reports to rating agencies, loan 
participants or your auditors in its entirety (but not component parts) without the need to provide us 
with an Indemnification Agreement and/or Non-Reliance letter. 

CBRE hereby expressly granted to Client the right to copy this report and distribute it to other parties in 
the transaction for which this report has been prepared, including employees of Client, other lenders 
in the transaction, and the borrower, if any.  It has been a pleasure to assist you in this assignment.  If 
you have any questions concerning the analysis, or if CBRE can be of further service, please contact 
us. 

 
Respectfully submitted, 
 
CBRE - VALUATION & ADVISORY SERVICES 
 
 

 
 

 
Tad S. Marinac  Michael J. Moynagh, MAI 
Senior Real Estate Analyst  Managing Director 
MT License No. Applied for and Pending  MT License No. Applied for and Pending 
   
Phone: (612) 336-4252  Phone: (612) 336-4239 
Fax: (612) 336-4205  Fax: (612) 336-4205 
Email: tad.marinac@cbre.com  Email: mike.moynagh@cbre.com 
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CERTIFICATION OF THE APPRAISAL 

We certify to the best of our knowledge and belief: 

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

limiting conditions and are our personal, impartial and unbiased professional analyses, opinions, and 
conclusions. 

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

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

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

6. This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, 
or the approval of a loan. 

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice of The Appraisal Foundation 
and the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal 
Practice of the Appraisal Institute, as well as the requirements of the State of Montana relating to 
review by its duly authorized representatives.  This report also conforms to the requirements of the 
Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA). 

8. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 
duly authorized representatives. 

9. Michael J. Moynagh, MAI has completed the requirements of the continuing education program of 
the Appraisal Institute. 

10. Tad S. Marinac has and Michael J. Moynagh, MAI has not made a personal inspection of the 
property that is the subject of this report. 

11. No one provided significant real property appraisal assistance to the persons signing this report. 

12. Tad S. Marinac and Michael J. Moynagh, MAI have extensive experience in the appraisal/review of 
similar property types. 

13. Tad S. Marinac and Michael J. Moynagh, MAI have applied for and certification is pending in the 
state where the subject is located. 

14. Valuation & Advisory Services operates as an independent economic entity within CBRE.  Although 
employees of other CBRE divisions may be contacted as a part of our routine market research 
investigations, absolute client confidentiality and privacy are maintained at all times with regard to this 
assignment without conflict of interest. 

 
 

 
 

 
Tad S. Marinac  Michael J. Moynagh, MAI 
MT License No. Applied for and Pending  MT License No. Applied for and Pending 
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SUBJECT PHOTOGRAPHS 
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TYPICAL VIEW OF THE SUBJECT  

 

 
TYPICAL VIEW OF THE SUBJECT  
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SUMMARY OF SALIENT FACTS 

Property Name

Location

Assessor’s Parcel Number

Highest and Best Use

As Though Vacant

As Improved

Property Rights Appraised

Land Area 1,724 AC 75,097,440 SF

Land Area Breakdown

     Open Space 153.8 AC 6,699,528 SF

     Park 51.8 AC 2,256,408 SF

     Golf Course (2) 444.9 AC 19,379,844 SF

     Single Family - Suburban 600.3 AC 26,149,068 SF

     Single Family - Urban 37.8 AC 1,646,568 SF

     Single Family - Master 30.9 AC 1,346,004 SF

     Single Family - Senior 86.4 AC 3,763,584 SF

     Multifamily - Condo 5.5 AC 239,580 SF

     Civic/Human Services 22.8 AC 993,168 SF

     Commercial 7.9 AC 344,124 SF

     Single Family - Fishing Lodge 8.1 AC 352,836 SF

Property Type

Frontage Dunbar Road

Additional Frontage Wheatland Road

Estimated Exposure Time 12 Months

NWC Rolling Glen Ranch & Wheatland Roads,
Unincorporated, Montana

Rolling Glen Ranch Master Development

Fee Simple Estate

Master Planned Development

Master Planned Development

Land

000J240005

000J240090

 

MARKET VALUE CONCLUSION
Appraisal Premise Interest Appraised Exposure Date of Value Value Conclusion

As Is Fee Simple Estate 12 Months May 16, 2007 $18,525,000

Compiled by CBRE

 

SPECIAL ASSUMPTIONS 

None noted. 
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INTRODUCTION 

PROPERTY IDENTIFICATION 

The subject is a proposed master development totaling approximately 1724 acres of land located 

approximately three miles northwest of Three Forks, Broadwater County, Montana.  Unique features of 
the development include two proposed links style golf courses, an array of single family housing types 

including executive, suburban and affordable housing, commercial and civic uses, parkland and open 

spaces, and a number of small 'lakes.  Currently the site is vacant land with some interior roads 
constructed and an approximate 50-acre parcel that is being quarried for rock to be used in 

conjunction with the development's road construction.  According to representatives for Broadwater 

County, the project received preliminary plat approval on February 12, 2007.  The subject is more 

fully described, legally and physically within the enclosed report. 

OWNERSHIP AND PROPERTY HISTORY 

Title to the property is currently vested in the name of Dennis and Irene Rahn as recorded in the 

Broadwater County Deed Records.  The subject property currently totals 1,724 acres of land and is to 

be developed as a master community development.  According to historical information provided to 
the appraisers the subject’s history  

The property was most recently purchased on May 3, 2004.  Terms of the sale contract between 

Dennis and Irene Rahn (seller) and Mission Park, Inc. (aka Rolling Glen Ranch) called for a purchase 

price of $3,500,000, or $2,030 per acre based on gross land area.  Later, the purchase agreement 
was amended with regards to the earnest money payment and is anticipated to close on or before 

June 30, 2007.  At the time of the sale agreement the property was vacant agricultural land that was 

surrounded by agricultural uses to the east, west, and south, and a 660-acre tract, also owned by 
Rolling Glen Ranch that was purchased as a proposed subdivision. Later this tract was platted as 

Rolling Glen Ranch Phase 1-4, a 178 lot residential acreage subdivision. 

Subsequent to the sale, master development planning, site work and interior roads were begun.  As of 
the date of this report the owner reports incurring approximately $2,337,351.  The total costs to date 

incurred with regards to the subject development can therefore be calculated at ($3,500,000 + 

$2,337,351 = $5,837,351), or $3,386 per acre.   

The appraisers note that the purchase of the neighboring 660-acre tract and subject property has 
resulted in a strong increase in demand for acreage properties surrounding the subject development. 

The adjoining uses, which were described as consisting of agricultural properties at the time of the 

original sale have been similarly purchased and platted for residential development.  The individual 
tracts and there corresponding sales are presented later in this report. 
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RELEVANT DATES 

The following table illustrates the various dates associated with the valuation of the subject property: 

RELEVANT DATES
Date of Report: May 31, 2007

Date of Inspection: May 16, 2007

Date of Value
As Is: May 16, 2007

Compiled by CBRE  

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market value of the subject property.  The current 
economic definition agreed upon by agencies that regulate federal financial institutions in the U.S. 

(and used herein) is as follows: 

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

conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of 

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

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised, and acting in what they consider their own best 

interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale. 1 

PREMISE OF THE APPRAISAL 

The premise of this appraisal valuation is “as is” on the date of value. 

TERMS AND DEFINITIONS 

The Glossary of Terms in the Addenda provides definitions for terms that are, and may be used in this 

appraisal. 

                                               
1
 Appraisal Standards Board of The Appraisal Foundation, Uniform Standards of Professional Appraisal Practice, 2003 ed. 

(Washington, DC: The Appraisal Foundation, 2003), 219; Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. 
(Chicago: Appraisal Institute, 2002), 177-178.  This definition is also compatible with the OTS, OCC, RTC, FDIC, FRS and 
NCUA definitions of market value. 
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INTENDED USE AND USER OF REPORT 

This appraisal is to be used for mortgage underwriting purposes by the client, Rolling Glen Ranch. 

PROPERTY RIGHTS APPRAISED 

The interest appraised represents the fee simple estate. 

SCOPE OF WORK 

The scope of the assignment relates to the extent and manner in which research is conducted, data is 

gathered and analysis is applied, all based upon the purpose of the appraisal and its intended use, as 

previously outlined.   

CBRE completed the following steps for this assignment: 

1. physically identified and inspected both the interior and exterior of the subject property, as well as 
its surrounding environs; identified and considered those characteristics that may have a legal, 
economic or physical impact on the subject; 

2. physically inspected the micro and/or macro market environments with respect to physical and 
economic factors relevant to the valuation process; expanded this knowledge through interviews 
with regional and/or local market participants, available published data and other various 
resources; 

3. conducted regional and/or local research with respect to applicable tax data, zoning 
requirements, flood zone status, demographics, income and expense data, and comparable 
listing, sale and rental information; 

4. analyzed the data gathered through the use of appropriate and accepted appraisal methodology 
to arrive at a probable value indication via each applicable approach to value; 

5. correlated and reconciled the results into a reasonable and defensible value conclusion, as 
defined herein; and 

6. estimated a reasonable exposure time and marketing time associated with the value estimate 
presented. 

To develop the opinion of value, CBRE performed a Complete Appraisal as defined by the Uniform 

Standards of Professional Appraisal Practice (USPAP).  This means that no departures from Standard 1 

were invoked.  In this Complete Appraisal, CBRE used all appropriate approaches to value.  

Furthermore, the value conclusion reflects all known information about the subject, market conditions, 
and available data. 

This appraisal of the subject has been presented in the form of a Self Contained Appraisal Report, 

which is intended to comply with the reporting requirements set forth under Standards Rule 2-2(b) of 
the USPAP.  That is, this report incorporates a detailed explanation of the data, reasoning and analysis 

that were used to develop the opinion of value.  This report also includes complete descriptions of the 

subject and the market for the property type. 
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SPECIAL APPRAISAL INSTRUCTIONS 

There have been no special appraisal instructions for this assignment. 

EXPOSURE/MARKETING TIME 

Current appraisal guidelines require an estimate of a reasonable time period in which the subject 
property could be brought to market and sold.  This reasonable time frame can either be examined 

historically or prospectively.  In a historic analysis, this is referred to as exposure time.  Exposure time 

always precedes the date of value with the underlying premise being the time a property would have 
been on the market prior to the date of value, such that it would sell at its appraised value as of the 

date of value.  On a prospective basis, the term marketing time is most often used.  The 

exposure/marketing time is a function of price, time, and use.  It is not an isolated estimate of time 

alone.  It is different for various types of real estate and under various market conditions. 

A discussion of an appropriate exposure/marketing time estimate for the subject property is presented 

in the following sections.  

In consideration of these factors, we have analyzed the following: 

� exposure periods for comparable sales used in this appraisal; 
� marketing time information from the CB Richard Ellis, Inc. National Investor Survey; and 
� the opinions of market participants. 

The following table presents the information derived from these sources. 

EXPOSURE TIME INFORMATION
Exposure Time (Months)

Investment Type Range Average
Comparable Sales Data 3.0 - 9.0 6.0
All Responses

Class A 1.0 - 12.0 4.9
Class B 1.0 - 12.0 6.1
Class C 3.0 - 12.0 8.1

Local Market Professionals 6.0 - 12.0 9.0
CBRE Estimate

Source:  CBRE National Investor Survey

12 Months

 

In general, the unimproved sales indicate exposure times in the middle portion of the range indicated 

by the investor survey.  In addition to the sales and survey data, we have also reviewed the 

assumptions and conclusions reached in the Valuation section of this report, particularly the income 
estimates and rates of return.  Based on these analyses, we have concluded an exposure/marketing 

time of 12 months or less would be considered reasonable for the subject property.  While the 
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appraisers note that the estimated exposure time is at the upper end of the comparable sale and 

survey data, the larger physical size, magnitude of the proposed Rolling Glen Ranch Master 
Development, and somewhat outlying location warrant a somewhat longer exposure period. 

This exposure/marketing time reflects current economic conditions, current real estate investment 

market conditions, the terms and availability of financing for real estate acquisitions, and property and 

market-specific factors.  It assumes that the subject property is (or has been) actively and professionally 
marketed.  The marketing/exposure time would apply to all valuation premises included in this report. 
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AREA ANALYSIS 

 
 
OVERVIEW OF MONTANA 

Montana is among the most sparsely populated states in the union with a total land area of 145,556 

square miles and only 944,632 residents. The economy has traditionally relied upon natural resource 
industries such as farming, cattle, oil, gas, coal, and timber. However, over the last decade Montana 

has begun to diversify its economic base with greater emphasis on tourism (reflected in the natural 

resources of Yellowstone and Glacier National Parks, as well as world-class skiing and fishing 
throughout the state) and a fast-growing high-tech manufacturing segment. 



ROLLING GLEN RANCH MASTER DEVELOPMENT AREA ANALYSIS 

7 

LOCATION 

The subject property is located approximately 35 miles northwest of the city of Bozeman in southern 

portion of Broadwater County.  Bozeman is located in the central portion of the Gallatin Valley, and is 
both the county seat for Gallatin County and the sixth largest city in Montana. Bozeman is located at 

an altitude of approximately 4,800 feet and is set against the scenic backdrop of the Bridger 

Mountains to the north and the Gallatin Range to the south. Three Forks, Montana is a town rich in 

history and natural beauty located at the confluence of the Madison, Gallatin, and Jefferson Rivers. 
The original town of Three Forks began to take shape in 1908 with the building of the Milwaukee 

Railroad. Gold discoveries in Montana in the 1860s turned Three Forks into a crossroads for miners, 

settlers, and freighters traveling between the gold fields. 

There are four distinct seasons in Broadwater County, with average high temperatures in January of 

32.7 degrees and average high temperatures in August of 81.1 degrees. The average yearly snowfall 

in Gallatin County is 210.5 inches. 

POPULATION 

The following statistics are available through the U.S. Census Bureau.  Projections are based upon the 

2000 census, and are applied to an urban growth simulation model.  Historical population statistics 

for town of Three Forks and surrounding demographic areas are summarized as follows: 

AREA POPULATION STATISTICS

Area 1990 2000
Annual % 
Change 2006

Annual % 
Change

City of Three Forks 1,169 1,728 4.0% 1,845 1.1%
Broadwater County 3,318 4,385 2.8% 4,572 0.7%
City of Bozeman 22,827 27,509 1.9% 33,535 3.4%
Gallatin County 50,463 67,831 3.0% 80,921 3.0%
State of Montana 799,065 902,195 1.2% 944,632 0.8%

Source:  US Census Bureau  

The preceding statistics reflect continued strengthening of the economy in the greater Bozeman area 

and the area as a whole.  Bozeman and its surrounding communities have enjoyed annual increases 
in population since 1990.  The most recent population estimates as of 2006 indicate that the 

population of Bozeman is expected to increase to in excess of 33,000 residents, which is consistent 

with the annual growth rate experienced from 1990 to 2000.   

TRANSPORTATION 

Interstate 90, which runs east and west across the northern portion of the US, runs diagonally through 

Montana, and along the north boundary of the City of Bozeman. I-90 is the primary transportation 
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link within Montana, and connects Bozeman with the larger communities of Billings, Butte, and 

Missoula.  Main Street (a.k.a. US 191) is the primary arterial road within Bozeman, running east and 
west through the older downtown area to the newer, developing areas west of town.  

Primary north-south access is provided via MT 287.  This two lane roadway connects the subject area 

to Helena, Montana State Capital, approximately 63 miles to the north and Yellowstone National Park 

to the south. 

Burlington Northern rail lines run diagonally through Bozeman, along the general path of I-90. 

Historically, these rail lines have been an important part of the agricultural and timber industries of the 

region, but their importance to the economic base of Bozeman is waning. Unlike many rural 
communities, Bozeman (actually nearby Belgrade) has a regional airport, Gallatin Field. It is served by 

Northwest, Horizon, Skywest and Delta airlines. Gallatin Field is an important transportation link as it 

is the most convenient link to the ski and recreational areas of Big Sky and Bridger Bowl, both of 

which are within about 30 minutes of Bozeman.   

GOVERNMENT 

Broadwater County has a comprehensive zoning plan and building code which provides specific 

guidelines for development of all types of properties and is considered to have had a positive effect on 

development. All properties in Broadwater County were reassessed in 2003 in response to the 
economic growth that the areas have enjoyed throughout the 1990's. However, in an attempt to 

mitigate the sharp increases in property taxes that many owners were faced with, a phased property 

tax structure was implemented. While this program is complex and subject to interpretation from local 
officials, the net effect is that taxable values for virtually all property types will increase at a rate of 2% 

per year indefinitely. Actual property taxes will increase at least 2% per year, but could increase at a 

higher rate depending upon legislative changes to the millage rate. There is no sales tax within the 

State of Montana.  

EMPLOYMENT 

The economic diversification of Bozeman is one of the area's most significant assets. Diversification 

supports resistance to sharp economic recessions and allows quick responsiveness in periods of 

expansion. The growth of Bozeman has been good news for job hunters in 2005, with more openings 
than there were people to fill them. Wages and benefits have had to increase. Some of these new jobs 

have been at national chain stores that have moved into the town making Bozeman a regional 

shopping hub. Gallatin County had a total labor force of 46,943 with 45,785 employed. This 

indicates an unemployment rate of 2.5%. 

The following are the top 20 employers in Gallatin County (ranked alphabetically): 

• Albertson’s 
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• Big R 
• Big Sky of Montana 
• Bozeman Daily Chronicle 
• Bozeman Deaconess Hospital 
• Community Food Co-Op 
• Costco 
• First Security Bank 
• Home Care Services 
• JTL Group Inc. - Belgrade 
• Kenyon Noble Lumber & Hardware 
• McDonald’s (Bozeman, Belgrade, West Yellowstone) 
• Montana Conservation Corp 
• Ressler Chevrolet Cadillac & Toyota 
• RightNow Technologies 
• Schlauch-Bottcher Construction 
• Simkins-Hallin Lumber 
• Wal-Mart 
• Williams Plumbing & Heating 
• Yellowstone Club 

This strengthening economic base is one of the reasons that Men’s Journal Magazine ranked 
Bozeman as #7 in its Top 50 Best Places to Live list. 

MONTANA STATE UNIVERSITY 

The most significant draw to the Gallatin County market is Montana State University (MSU). MSU was 

founded in 1893 and currently employs approximately 2,900 and has an enrollment of 12,250 
students. Current in-state tuition is $5,221 and out-of-state tuition is $14,945. MSU was ranked as 

#5 in Outside Magazine’s list of 40 best college towns. 

RECREATIONAL AMENITIES 

One of the most significant characteristics of the surrounding subject area that include world class 
trout fishing along the Madison, Gallatin, and Jefferson Rivers, skiing to the south in Big Sky, Montana 

approximately one-half to the south, hunting, camping and sightseeing at Gallatin, Custer, and 

Yellowstone National Parks to the south, Lewis and Clark National Forest to the east, and Helena and 

Deerlodge National Forests to the west.  

CONCLUSION 

In summary, the interaction of the environmental, governmental, social, and economic forces have 

contributed to the diversified economic base of the greater Bozeman area.  The overall real estate 

market throughout the Bozeman MSA has experienced a significant amount of growth during the past 
few years.  Job growth is considered to be the primary force that drives housing demand, retail sales, 

and commercial construction. Bozeman is gaining new jobs faster than most areas of the U.S. and 

these recent increases in employment should translate to stability and/or growth in the local real estate 

markets. The outlook for the area is for stable performance with moderate improvement over the next 
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several years. As a result, the demand for existing developments is expected to be good. Generally, 

the area is expected to maintain a relatively stable growth pattern in the foreseeable future. 
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NEIGHBORHOOD ANALYSIS 

 
 

LOCATION 

The subject neighborhood is located approximately 3 miles to the northwest of the town of Three 

Forks.  The subject is most easily identified as being located approximately three miles northwest of 
the I-90 and MT 287 Highway. 

BOUNDARIES 

The neighborhood boundaries are detailed as follows: 
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North: Hill Top Road 
South: Interstate 90 
East: MT Highway 287 
West: County Road 69 

LAND USE 

The subject is situated in a developing area located approximately 6 miles northwest of the town of 
Three Forks and 40 miles northwest of the Bozeman MSA which has witnessed a significant amount of 

growth.  This area is best described as undergoing a period of transition as evidenced by the large 

amount of agricultural land that has been acquired for residential development during the past three 

years.  The majority of this growth is described as consisting of single family residential properties set 
on acreages ranging from 1 to 7 acres, with a modest amount of commercial and industrial 

development located near major roadways including MT Highway 287 and I-90.  According to local 

area real estate professionals and various governmental representatives, one of the greatest 
challenges facing development in the greater Bozeman MSA is the lack of affordable housing within 

the Bozeman area. Nearer to the subject property, the Three Forks area is considered to be 

challenged by limited developable land due to flood plains which surround the town to the east, west 

and south. 

Land uses within the subject neighborhood consist primarily of a harmonious mixture of agricultural 

and residential development.  The immediate area surrounding the eastern portion of the subject 

primarily contains a mix of newer residential development built during the late 1990s and early 
2000s.  Residential development within a one mile radius of the subject may be described as single 

family acreage properties in the $200,000-$400,000 price range.  According to published Claritas 

information, the average single family home price in the subject neighborhood is $239,318 with retail 
residential lot prices currently selling to homeowners for roughly $18,000 to $26,000 per acre. 

GROWTH PATTERNS 

The subject neighborhood has been largely undeveloped, with recent construction resulting primarily 

from the recently platted residential subdivisions surrounding the subject property. As evidenced by 

demand factors and lack of a competing available supply of land within the Bozeman MSA, growth 
has been reported at roughly 2 to 3 residential lots per month based on the competitive developments 

surveyed by the appraisers.  These developments can be best described as residential acreage sites 

ranging from roughly 1 to 7 acres in size with retail home prices ranging from $200,000 to 
$400,000.  As shown later in the Market Analysis section of this report, these properties address less 

than 1/3 of the total market based on household income distribution.  Commercial growth patterns in 

the surrounding area are best described as occurring near I-90 at the juncture of MT 287 and most 

prevalently to the east of the subject neighborhood in the city of Belgrade. 
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SUBJECT AND SURROUNDING DEVELOPMENTS 
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ACCESS 

General access to the subject neighborhood is provided by Interstate 90, a four-lane highway running 

from east to west immediately to the south of the subject property.  Primary access to the subject is 
provided via MT Highway 287, a north south running highway located approximately 1 mile to the 

east of the subject property. These two highways merge approximately 2 miles southeast of Rolling 

Glen Ranch. 

Specific access to the Rolling Glen Ranch property is provided via Rolling Glen Ranch Road, a minor 
east west two lane roadway connecting to Wheatland Road. 

DEMOGRAPHICS 

Selected neighborhood demographics in a three-, and five-mile radius from the subject are shown in 

the following table: 

SELECTED NEIGHBORHOOD DEMOGRAPHICS
Wheatland Road Radius 3.0 Radius 5.0
Three Forks, MT Mile Mile
Population

2012 Population 92 225
2007 Population 90 218
2000 Population 88 209
1990 Population 57 134
Growth 2007 - 2012 0.44% 0.63%
Growth 2000 - 2007 0.45% 0.85%
Growth 1990 - 2000 4.44% 4.55%

Households
2012 Households 38                 80               
2007 Households 37                 78               
2000 Households 36                 74               
1990 Households 23                 48               
Growth 2007 - 2012 0.53% 0.51%
Growth 2000 - 2007 0.55% 1.06%
Growth 1990 - 2000 4.58% 4.42%

Income
2007 Median HH Inc $56,118 $52,804
2007 Estimated Average Household Income $65,946 $62,949
2007 Estimated Per Capita Income $24,610 $23,694

Age 25+ College Graduates - 2000 9                   23               
Age 25+ Percent College Graduates - 2007 14.1% 15.2%

Source:  CBRE  
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CONCLUSION 

The subject neighborhood has witnessed a strong amount of recent development activity.  Most recent 

development focus has been on residential development which surrounds the subject property 
boundaries.  This development is described as consisting primarily of single family residential homes 

set on small acreage tracts. 
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MARKET ANALYSIS 

The market analysis forms a basis for assessing market area boundaries, supply and demand factors, 

and indications of financial feasibility.  The primary data source utilized for this analysis is personal 
interviews with local area real estate professionals. 

The subject is located in the Three Forks, Montana market area.  Given the smaller size of the town of 

Three Forks and limited trade services available, the primary trade area is better described as 

including the cities of Belgrade and Bozeman with a trade area of approximately 40 miles.   

The two markets which drive the proposed Rolling Glen Master Development are the golf course and 

residential markets.  Each of these markets has been discussed in detail in the following market 

analyses:  
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GOLF MARKET ANALYSIS 

NATIONAL MARKET TRENDS 

There are several challenges ahead for the golf industry in spite of booming golf population potential 

over the next 10 – 15 years.  There was negative net growth in golf facilities in 2006 for the first time 
in six decades, as the number of courses that closed (146, 18-hole equivalents) was greater than the 

number of openings (119) according to the National Golf Foundation (NGF).  This is not an alarming 

occurrence, but rather a confluence of events – openings returning to more normal levels and weaker 
facilities being culled (See Chart).   

NUMBER OF GOLF COURSE OPENINGS (18-hole equivalents)
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In the late 1980s, the number of openings was 100 per year.  There followed a wave of increased 

construction in the 1990s that peaked in 2000 with nearly 400 openings.  Since then the was has 
subsided to near historic levels. 

The culling of courses is not viewed as a negative by the NGF.  On the contrary, we would expect 

overall course supply to stop expanding in the absence of increases in demand.  It is primarily the 

weaker courses that are closing and, in many cases, owners who sell are profiting from long-term real 
estate appreciation.  Finally, a better quality overall golf supply means a better quality experience for 

players. 

A large proportion of openings continue to be tied to real estate developments – 69% of new facilities 
were related to real estate last year in 2006.  While that percentage is the highest in recent years, the 

actual number of real estate-related courses is much lower than in years past.  The trend of building 

real estate-related courses is expected to continue as 70% of courses scheduled to open in 2007 are 

connected to housing developments. 

The development pipeline according to the NGF includes 283, 18-hole equivalents under 

construction, some of which are schedule to open in 2007 and 2008 and beyond.  NGF estimates 

that between 110 and 120, 180-hole courses will open in 2007.  There are currently another 305, 
18-hole courses in the planning stages, but it remains to be seen if they break ground in the near 

future. 

NGF recorded a 56% jump in the number of closures between 2006 and 2006, 93.5 to 146.  These 

146 closures represent about 1% of the total supply of golf courses in the U.S.  Closures were 
primarily public (97%).  They were disproportionately short courses (executive & par-3) – 20% were 

short courses vs. 8% of total facilities.  And, they were disproportionately stand-alone 9-holers, 46% 

vs. 28% to total facilities.  Closures were predominately value courses, with 79% having peak green 
fees under $40.  Closures occurred in 39 of 50 states. 

2006 marks the third time that the number of facilities has dropped significantly from the year before, 

since the NGF began keeping records in 1931.  As of December 31, 2006, the number of active 
facilities in NGF’s database was 15,990 or 62 less than the 16,052 recorded in 2005.   

According to the most recent statistics, there were approximately 30.0 million golfers in 2005.  On a 

golfer per hole basis, in 1986 there were about 1,900 golfers per 18 holes.  The number grew to 

2,250 in 1990, but has declined to 1,876 golfers per course in 2005.  Golf course openings far 
outpaced growth in demand during the last 10 years.  Golf course openings grew at about 2.5% per 

year while demand grew at about 1.5% per year.  This means that golf course utilization rates are 

down.  Utilization rates are based on 18-hole rounds, which can be realistically expected for a course 
based on its location, climate and type of operation.  Overall, utilization over the past 10 years has 
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dropped from 85% to 75% nationwide due to the dramatic increase of courses to play and the static 

number of golfers.  The future success of owner/operators will depend on the level of supply/demand 
characteristics of individual markets, as well as the ability to increase the golfing population and 

participation rates. The immediate future appears to depend on good operators working with the 

following factors: 

Demographics are growing for golfing population with 78 million “baby boomers” moving into 
prime golfing age; 
 
Based on historical golf participation and playing habits, the 2004-2007 timeframe is the 
beginning of the baby boom population shift from the 35-54 age group to the 55+ age group.  
This age group with its income profile has historically been positive for golf.  In 2007 the 55+ 
age group will make up about 1/3 of the population.  
 
Utilizing similar playing patterns and participation, projections are that the number of golfers will 
grow by about 9% and rounds will grow by about 10% over the next 5 years versus 2001 levels.  
Population growth accounts for 2/3 and aging population 1/3 of this growth, which translates into 
an annual rate of growth of about 2% per year. 
 
Economics and realistic operation projections are requirements for investment.  
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ROUNDS PLAYED 

The map shows the percentage change in same-store rounds played in 2006 vs. 2005 year-to-date.  

Total rounds played in 2006 were down –0.1%.  Private Clubs were down –1.0% while total Public 

Courses were up 0.1%. 

 
 

GOLF FACILITIES INVENTORY (1992 – 2006) 

Of the total 14,968 regulation 18-hole golf courses, 1,197 (8%) were resorts, 1,048 (7%) were 

combination real estate/resorts and 3,443 (23%) were real estate golf communities.   

Growth rates vary depending upon the type of course.  Daily fee courses experienced the greatest 
growth (2.7% per year).  Conversely, private courses have experienced a 2.2% growth annually over 

the past 10 years.  While there has been overall growth in the number of courses, the characteristics 

of supply has changed slightly.  The nation’s golf supply has become more oriented toward the public 
golfer.  In 1987, 61% of the nation’s supply was either daily fee or municipal courses.  By 2002, this 

figure had increased to 74%.  Of the new regulation courses under construction in 2006, 56% are 

public access facilities and 36% were private facilities.   
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According to Pellucid Corp 2007 percentage of the Golf Industry, an estimated 75% of the golf 

played in the U.S. is played by golfers over the age of 43.  By 2015, well over 50% of all golf will be 
played by golfers over 55.  Golf frequency (annual rounds per golfer) showered a market decline. 

The following chart looks at the 2006 Golf Consumer.  In the chart below, after a healthy growth in 

the 90s, we hit the peak in 2003 with 30 million golfers.  But over the past few years we have seen a 

decline to over 27 million golfers, back to the 97-98 levels. 

 

As the number of golfers has decline, participation has also been on the decline as can be seen in the 

following chart below: 

 

Concerned about “relevance”, Pellucid started to ask the questions regarding the frequency and 

found that the number of rounds being played annually per golfer declined slightly from around 25 
rounds/year: 
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The “play rate” measure combining participation and frequency has now fallen back to levels found in 
1990.  In short, this measure of play has fallen 16% from its peak in 2000. 

In order to further investigate “relevance” Pellucid found a couple of salient points covering data 

points from 1990 to 2005: 

1. The number of golfers playing 1 round per year has doubled from 1.5MM to 3.0MM 

2. The annual rounds played be avid, or committed, golfers are estimated to have fallen 

from 57 to 49. 
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The chart below shows that the distribution of golfers in the three consumer categories (Casual, 

Involved and Committed) has not changed much. 

 

Finally, for the first time since golf was introduced in the US, there was no net growth in the supply of 
golf holes and/or courses in 2006: 

 

CONCLUSION 

The period from 1994 through 2006 experienced continuous development growth in the golf industry 

despite the recessionary economy of the early 1990’s and oversupply in the late 1990’s.  Golf course 

development shifted toward public daily fee use as opposed to private country club development due 
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to federal tax laws, which reduced the deductibility of private country club memberships.  The 

recession beginning in early 2001 has slowed new construction from 398 eighteen hole courses 
opening in 2000 to 119.5 in 2006; however the rates will slow more in the near future due to current 

course failures and lack of financing availability for new stand alone courses and resorts.  Residential 

development courses will continue to be built if the real estate housing demand stays strong. 

All the figures presented are indicators of trends in the golf industry on a national basis.  
Consequently, local market conditions may differ from these national trends significantly.  Some 

markets have experienced growth at even higher rates while others may have exhibited no growth or 

possibly some decline.  Rounds played were up 0.8% in 2006, as reported by the National Golf 
Foundation and the National Golf Course Owners Association.  Forecast for 2007 are pretty much 

the same or slight improvement over 2006.   
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GOLF COURSE TYPES AND DESIGN TRENDS 

Golf courses are developed for a variety of purposes, including amenity support for various types of 

real estate projects.  The most basic breakdown is between courses that are privately owned or 
municipally owned.  Further, privately owned courses may be limited to play by members of a private 

club and may be open to the public on a daily fee basis.  Either type may be associated with a real 

estate venture, from a primary home community to a designation resort.  Real estate golf courses 

often combine aspects of both a private club and a daily fee course.  Municipal courses, although 
usually owned and operated by a local government, may also include real estate elements.  There are 

currently about 17,739 golf facilities in the U.S. with a golf facility defined as at least one nine hole 

course.  Following is a description of the types of golf courses. 

Private Clubs are usually composed of between 200 and 500 members per 18 holes who 
pay an initial fee and annual dues to support the capital and operating expenses of the 
facility.  The initial fee can either entitle the member to an equity ownership or may simply 
be an initiation fee, required for membership but not representing an ownership interest.  
These clubs are usually organized as non-profit entities.  In the 1950's private clubs 
accounted for about 60% of all U.S. golf courses.  By 2002, private clubs have decreased 
to 29% of the total. 

Many real estate golf projects are structured around private ownership, especially as a 
project matures.  In a golf course's early years, it may be open to the public as a daily fee 
facility to help market the real estate development around the course.  Over the life of the 
project, such a course may continue to operate on a public fee basis, it may be owned by 
the members as an equity owned private club, or it may be owned by the developer or a 
third party, and operated as a private membership facility. 

Daily Fee Courses make up approximately 55% of current golf course operations in the 
U.S and is growing.  Like private clubs, many are associated with real estate projects.  In 
the 1950's and 1960's, when land costs, development costs, and operating costs were all 
relatively low, it was often feasible to tap the growing demand for golf with a daily fee 
course.  Owners received revenues from daily green fees and golf cart rentals, pro shop 
sales, and food and beverage operations.  In many areas, higher green fees and cart 
rentals fees have produced higher profits. 

Municipal Courses have been about 16% of all U.S. golf courses over the last thirty years.  
Most of these facilities are independent entities, sometimes combined with tennis courts, 
community centers, or other public recreational facilities, usually operated by a city or 
county parks and recreation department. 

Increasing costs, however, are out-pacing growth in public budgets for recreational 
facilities and programs.  Some municipalities, faced with the high capital and operating 
costs of golf courses, have also turned to bond financing as one way of helping to 
underwrite these facilities. 



ROLLING GLEN RANCH MASTER DEVELOPMENT MARKET ANALYSIS 

26 

All golf courses are based on one or a combination of five basic types, design, or configurations.  The 

appropriateness of a particular configuration depends on a number of factors such as: overall project 
objectives; operational requirements; and the site's shape, orientation, soils, vegetation and 

topography.  Like most prototypes, pure examples of each of the five basic courses seldom exist.  

Instead, characteristics of each type are combined to suit a particular project in a specific site. 

Each basic course prototype is based on the concept of the regulation course, which in turn stems 
from the notion of par.  Par represents simply the score for a given hole produced by error-free golf, 

or the score an expert golfer would be expected to make.  Par assumes ordinary playing conditions 

and allows two putting strokes per hole.  Generally speaking, a regulation course will play to a par of 
between 69 and 73, with par 72 considered the ideal.  The standard length for such a course 

averages between 6,300 and 6,700 yards from the middle tees.  Assuming three sets of tees, a 

standard regulation course could effectively be played from 5,200 to 7,200 yards long. 

Par Men Women

3       Up to 230 yards      Up to 210 yards
4       251 – 470 yards      211 - 400 yards
5       471 yards and up      401 yards and up

PAR AND DISTANCE STANDARDS

Source: United States Golf Association, Golf Committee Manual and USGA
Handicap System (New York: U.S. Golf Association, 1969)

 

The basic mix of holes for a par 72 course is ten par 4s, four par 3s, and four par 5s.  Ideally, these 

holes should be evenly distributed along two circuits of nine holes each.  Par can be reduced to 71 or 

70 by replacing a par 4 with a par 3, or, more desirably, by reducing a par 5 to a par 4.  Clearly, the 
site and the program will determine an appropriate hole mix and total par.  Par or total yardage, 

taken alone, are not indicators of overall course quality or difficulty.   

Regulation courses are sometimes referred to as "championship courses".  This overused term means 
little except that championships may be held there.  In most cases, a championship course refers to a 

particularly high-quality regulation course, although the term carries no objective meaning of its own. 



ROLLING GLEN RANCH MASTER DEVELOPMENT MARKET ANALYSIS 

27 

 

Single Fairway, Continuous, approximate acreage, 175 

Single Fairway, Returning Nines, approximate acreage, 175 

Double Fairway, Continuous, approximate acreage, 150 

Double Fairway, Returning 9’s, approximate acreage, 150 

 
GOLF COURSE CONFIGURATIONS 

Core Golf Course, approximate acreage, 140 
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Course Configurations 

Each of the following configurations illustrates alternative ways to lay out a par 72, 6,900-yard-long 

regulation course.  Although this would be a long golf course, the numbers are rounded for simplicity 

in making comparisons among the alternative course diagrams.  The typical course contains four par 
5s of 550+ yards each, ten par 4s of 400+ yards, and four par 3s, each 175+ yards long.  Also 

included in each example is a 10-acre clubhouse site and practice area.  The "Golf Course 

Configurations" chart reflects the various types of courses as listed below. 

Core Golf Course - The core course constitutes the oldest and most basic type of design.  
In a core course, the holes are clustered together, either in a continuous sequence, 
starting with number one and ending with number 18, or in two returning nines.  In a 
returning nine layout, each nine-hole sequence begins and ends near the clubhouse.  A 
continuous layout may locate the ninth hole far away from the first and last holes. 

Because it consumes the least amount of land, the core course is usually the least 
expensive to build.  Infrastructure and maintenance costs are also minimized because the 
holes lie close together.  Since all the fairways are located next to other fairways, however, 
the only sites for real estate development along a core course will lie at its perimeter.  This 
lack of development potential also means that a core course can generally offer the best 
golfing experience.  A core course is most adaptable when used on tight, bowl-like sites 
with higher-density housing at the edges.  This configuration requires 125-140 acres of 
land area. 

Single Fairway Continuous Course - This type of course is composed of individual holes 
strung more or less end to end, played in a long loop from the clubhouse.  The single 
fairway course consumes the greatest amount of land of any of the prototypes, and, if 
continues, offers the least amount of operational flexibility.  A short round of nine holes, 
for example, may be inconvenient or even impossible on a continuous course.  A 
continuous course will also limit the overall course capacity.  Only one foursome at a time 
can start on such a course.  On a continuous course, it may take up to four house to get 
players on all the holes. 

Single fairway courses offer the greatest amount of fairway frontage for development sites, 
although buildings closer than about 150 feet from the fairway centerline can diminish the 
course's quality.  These courses may also be more difficult and slower to play, because the 
golfer must avoid out-of-bounds areas on both sides of a fairway. (Hitting into an out-of-
bounds area carries a two-stroke penalty.) Unlike the core course configuration, the single 
fairway course can be designed to wind its way through even fairly difficult terrain.  A 
continuous single fairway course is also extremely flexible, since the only fixed elements 
are the clubhouse and the starting and closing holes.  Pebble Beach, on California's 
Monterey Peninsula, is one of the most famous courses of this type.  This configuration 
requires 125-175 acres. 

Single Fairway Course with Returning Nines - This configuration offers nearly the same 
amount of fairway frontage as the continuous single fairway course, but it can be played 
much more efficiently because of the returning nines.  The slightly lower amount of 
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frontage is due to the concentration of tees and greens for holes 1, 9, 10, and 18 in the 
clubhouse area.  In exchange for a small loss in development potential, a returning-nine 
course maximizes daily play and thus course capacity.  With two starting holes and two 
finishing holes, two foursomes can start simultaneously, then "cross over" after nine holes.  
The entire course can be in play in only two to two and a quarter houses.  Like any single 
fairway course, however, maintenance costs will be relatively higher than core or double 
fairway courses because tees and greens are dispersed over a larger area.  This 
configuration requires 125-175 acres. 

Double Fairway Continuous Course - A double fairway course conserves about 17% of 
the land occupied by a single fairway course.  It also offers about 40% less frontage for 
development sites.  The side-by-side fairways, however, will provide some savings on 
maintenance costs.  This type of course is particularly suited for long, narrow valley sites, 
such as at Beaver Creek, Colorado, where, in the course of playing the front nine, the 
golfer drops 450 feet in elevation (climbing back up on holes 10 to 18). Because the 
distance between fairway center-lines should be at least 200 feet, it is more difficult to 
work within existing patterns of topography and vegetation.  From the golfer's standpoint, 
a parallel fairway continuous course, if poorly designed, can be like walking down one 
side of a street, crossing over to the other side, and walking back.  Well-conceived 
individual holes can help avoid this consequence.  This configuration requires 
approximately 150 acres. 

Double Fairway Course with Returning Nines - Like the single fairway layouts, returning 
nines will mean faster, more varied play in a parallel fairway course, when compared to a 
continuous layout.  Returning nines will also slightly decrease the amount of available 
frontage.  Next to a core course, this layout will be the most economical to maintain.  
Since the distance between potential building sites will total at least 500 feet, assuming 
150-foot wide fairways and 200 feet between center-lines, a double fairway course also 
provides more integrity and identity as a golf course than would a single fairway lined by 
development.  These courses can also accommodate taller buildings along the fairways, 
which, in a single fairway course, could create an undesirable "alley" effect.  This 
configuration requires approximately 150 acres. 

Summary 

Most contemporary courses combine elements of each of these prototypes to arrive at a satisfactory 

plan for a particular project.  Most, however, are predominantly of one type.  Some layouts, for 

example, will economize with predominantly parallel fairways, but may include four to six single-
fairway holes to respond to a dramatic cluster of trees, to skirt a wetland, or to create especially 

desirable building sites. 

Assuming all other factors remain equal, continuous layouts offer maximum frontage but minimum 
flexibility in operation.  Returning nines increase capacity and flexibility at a small loss of developable 

frontage.  Single fairways offer greater design flexibility and maximum frontage but involve higher 

maintenance costs and, possibly, lower quality of play.  Double or parallel fairways economize on 

maintenance and improve the golf course integrity at some loss of development potential.  Finally, a 
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core course remains the most economical and efficient to operate but yields the fewest building sites.  

Design options and relative performance is outlined below. 

18-HOLE REGULATION COURSE DESIGN OPTIONS:
RELATIVE PERFORMANCE ON SELECTED CHARACTERISTICS

Design Options
Land 

Consumption
Frontage 

Opportunities
Flexibility/ 
Capacity

Maintenance 
Costs

Core Low Low Low Low

Single fairway, continuous High High Low High

Single fairway, returning nine's High High High High

Double fairway, continuous Medium Medium Low Medium

Double fairway, returning nine's Medium Medium High Medium

Source: National Golf Foundation 2004  

REGIONAL MARKET OVERVIEW 

The primary market area of the subject primarily includes the greater Bozeman area with a primary 

trade area of approximately 50 miles.  The secondary trade area has been estimated at approximately 
100 miles and includes the cities of Helena, Missoula, Butte, and Big Sky areas.  In terms of 

population, the primary trade area will service approximately 40,000 residents with the secondary 

trade area including an additional 250,000 +/- residents.  The notably wide trade area is noted to be 
reasonable based on the increasing demand for golf courses in western Montana and the relative lack 

of market alternatives.    

Golf Course Economics 

The positioning of a product, whether it is a service or a commodity, is extremely important in a 

competitive environment.  Upon development consideration of a golf-oriented property as the subject, 
three elements must be given careful consideration.  First, a comprehensive feasibility study must be 

developed in order to establish where demand will come from, and how much will they be willing to 

pay (in relation to charges at competing projects within the market area).  Second, a comprehensive 

marketing plan must be developed in order to attract the prospective players to the project and 
establish a clientele.  Finally, the developer must set aside sufficient capital to pay for the marketing 

effort that is planned. 

LOCAL MARKET OVERVIEW  

The local area golf course market is described as including a limited number of competing golf 
course properties.  While golf course usage has increased across the United States during the past 

number of years, the surrounding market area has seen only a limited number of new golf courses 

constructed.  This is the result of a number of economic factors that include the relatively high entry 
barrier with regards to course construction, period to achieve stabilization, ongoing course and 
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clubhouse maintenance costs, fluctuating income derived from golf course properties, and relatively 

recent recreational development in the surrounding area.  Three Forks, Montana, which is located 
roughly equidistant from Big Sky Montana, one of the most noted recreational areas in Montana and 

western United States, and Helena, the State Capital. 

Big Sky, similar to other ski towns such as Jackson Hole, Montana, Steamboat Springs and Telluride 

Colorado, is a quiet bedroom community.  During the past 5 to 10 years these communities have 
experienced an extremely high increase in demand as market participants seek second homes and 

vacation properties that afford recreational amenities.  These areas are quickly becoming ‘priced out’ 

of the range of the average vacationer or second home buyer with home prices approaching $400 to 
in excess of $1,000 per square foot.   As a result, secondary and tertiary market areas, such as the 

Three Forks area, have witnessed increases in demand for housing and recreational alternatives.   

Competing courses within the local subject market area and their proximate distance to the proposed 

Raptors Golf Resort are shown in the following table:  

Course Name Location Length
Greens 

Fees Par Rating Slope
Distance 
(miles)

ANACONDA COUNTRY CLUB ANACONDA       6,223 $20 71 68.1 114 79
BIG SKY GOLF COURSE BIG SKY             -               -               -   68.3 118 65
BILL ROBERTS GOLF CLUB HELENA       6,700 $24 72 71.2 123 69
BRIDGER CREEK G.C. BOZEMAN       6,511 $29 71 70.1 119 31
BUTTE COUNTRY CLUB BUTTE       6,304 $35 70 68.7 125 56
FAIRMONT HOT SPRINGS G.C. ANACONDA       6,741 $39 72 69.4 115 79
HEADWATERS PUBLIC GOLF COURSE THREE FORKS       6,093 $18 72 67.5 115 3
HIGHLAND VIEW GOLF COURSE BUTTE       3,165 $19 35 68.1 114 56
OLD WORKS GOLF COURSE ANACONDA       6,776 $41 72 71.6 125 79
RIVERSIDE COUNTRY CLUB BOZEMAN       6,834 $70 72 72.1 122 31
VALLEY VIEW GOLF CLUB BOZEMAN       6,276 $55 70 69.7 126 31
YELLOWSTONE GOLF CLUB BIG SKY       7,200 $51 72 72.7 142 65

Averages 6,566      $38 71          70          122        54                 
Source: CBRE

LOCAL AREA COMPETITIVE COURSES

 

SUBJECT OVERVIEW – THE RAPTORS GOLF RESORT 

The Raptors Golf Resort, Rolling Glen Ranch’s proposed golf course component, includes Fishhawk 

and Greyhawk, one championship and one more standard rated course. Both of these courses are 
18-hole golf courses which are single-fairway with returning nines layout situated on 444.9± acres.  

According to Mr. Les Furber, course designer, construction of the smaller Fishhawk course is 

tentatively anticipated for late in 2007 with construction completion to be completed approximately 

18 months later.  Subsequent to course completion it is anticipated that an additional 12 month 
period is required to allow for fairway and greens maturation.  Given course construction and design 

constraints this indicates a proposed course opening of Spring of 2010.  

The courses are more accurately described as Links style courses.  A links golf course, sometimes 
referred to as a seaside links is the oldest style of golf course, first developed in Scotland. The word 
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comes from the Scots language and refers to an area of coastal sand dunes, and also sometimes to 

open parkland.   

As reported by the Wikipedia entry for Links style courses, “The challenges of links golf fall into two 

categories. Firstly the nature of the courses themselves, which tend to be characterized by uneven 

fairways, thick rough and small deep bunkers known as "pot bunkers". Secondly, due to their coastal 

location many links courses are frequently windy. This affects the style of play required, favoring 
players who are able to play low accurate shots. As many links courses consist literally of an "outward" 

nine in one direction along the coast, and an "inward" nine which returns in the opposite direction, 

players often have to cope with opposite wind patterns in each half of their round. 

Links courses remain most common in Ireland and also in the United Kingdom, especially in Scotland. 

The Open Championship is always played on links courses, even though there are some celebrated 

courses in the United Kingdom which are not links, and this is one of the main things which 

differentiates it from the three major championships held in the United States. There are also some 
well known links courses in other countries, including these courses in North America: Pebble Beach 

Golf Links (on the Pacific Ocean), Whistling Straits in Wisconsin (on Lake Michigan), Seaside Golf 

Course and Ocean Forest Golf Course (on Sea Island, Georgia), Bandon Dunes Golf Resort in 
Bandon, Oregon, and Shinnecock Hills (between Peconic Bay and Shinnecock Bay) in Southampton, 

New York, all in the U.S.; and, in Canada, Harmon Seaside Links (in Stephenville, Newfoundland and 

Labrador). 

Links courses tend to be on, or at least very near to, a coast, and the term is typically associated with 
coastal courses. However, links conditions can be duplicated on suitable ground, even hundreds of 

miles or kilometers inland. One especially notable example of an inland links-style course is Sand Hills 

Golf Club, a much-acclaimed early-2000s layout in the Sand Hills of Nebraska.”  

More subtle characteristics which greatly affect market acceptance of a golf course property is the 

course design, layout, and name recognition of the course designer.  In the case of the subject 

property, The Raptors Golf Resort as proposed is currently in the planning stages of development by 
noted golf course architect Mr. Les Furber.  Mr. Furber, formerly part of the Robert Trent Jones golf 

design firm, is one of the world’s foremost golf course architects has designed and overseen the 

planning and construction of over 100 golf courses as well as the renovation of existing courses.  A 

summary of golf course properties which Mr. Furber has been involved with are summarized in the 
following table:  
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Project Status

Balfour Golf Club 18 holes completed 1999
Barrhead Golf Club 18 holes completed 1990
Belmont Golf Club 18 holes completed 1992
Bootleg Gap Golf Course 27 holes completed 2002�
Carnmoney Golf & CC 18 holes completed 1991
Christina Lake Golf & CC 10 holes completed 1987
The Bridges at Claresholm Golf Course � 9 holes completed 2005
Crowsnest Pass Golf Club � 9 holes completed 1995
Harbour Golf Club & Resort 18 holes completed 1989
Evergreen Golf Club 18 holes completed 1988
Evergreen Golf Center � 9 hole par 3 completed 1999
Fairwinds Golf Resort 18 holes completed 1983
Fairview Mountain Golf Club � 9 holes completed 1990
Four Seasons Golf Center � 9 hole par 3 completed 1998
Gallagher's Canyon Pinnacle Course � 9 holes completed 1996
Garibaldi Springs Golf Club 18 holes completed 2005
Gilwood Golf Club � 9 holes completed 2005
Golden Golf Club � 9 holes completed 1992
Glasgow Hills Golf Course 18 holes completed 2000
GlenEagles Golf & CC 18 holes completed 1996
Graham Acres Golf Club 18 holes completed 1991
Hanna Golf Club � 9 holes completed 2005
Hirsch Creek Golf Club � 9 holes completed 1991
Hyde Mountain Golf Club 18 holes completed 2002
Kelowna Springs Golf Club 18 holes completed 1990
Kenogamisis Golf Club � 9 holes completed 2000
Kerrobert Golf Club � 9 holes completed 1999
Land-O-Lakes Golf & CC 18 holes completed 1987
Last Hill Golf Club � 9 holes completed 1985
Lee Creek Valley Golf Course 18 holes completed 2004
Mabel Lake Golf & CC � 9 holes completed 2003
Maple Ridge Golf Course � 9 holes completed 1991
Mayfair Lakes Golf Club 18 holes completed 1988
Meadow Gardens Golf Course 18 holes completed 1993
Minnewasta Golf & CC 18 holes completed 1989
Moon Lake Golf Club 27 holes completed 1997
Club 18 holes completed 1991
Myrtle Point Golf Club 18 holes completed 1991
Nanton Golf Club � 9 holes completed 1986
Northlands Golf Course 18 holes completed 1996
Oak Island Golf Resort 18 holes completed 2007
Okanagan Golf Resort (Quail Course) 18 holes completed 1996
Pennhills Golf Links 18 holes completed 2003
Picture Butte Golf Club 18 holes completed 1993
Predator Ridge Golf Resort 18 holes completed 1991
Redstone Golf Resort 9 holes completed 2007
Riverway Golf Club 18 holes completed 1994
Ross Creek Golf & CC 9 hole par 3 completed 2000
Salmon Arm Golf Club 27 holes completed 1994
SilverTip Golf Resort 18 holes completed 1997
St. Eugene Golf Resort 18 holes completed 1999
Storey Creek Golf Club 18 holes completed 1991
The Links at Quarry Oaks 27 holes completed 1998
The Quarry Golf Club 18 holes design stage
The Springs at Radium Golf Resort 18 holes completed 1988
Trickle Creek Golf Club 18 holes completed 1991
Wabamun Lake Golf Club � 9 holes completed 1987
Westlock Golf Club � 9 holes completed 1992
Vintage Hills Golf Club 18 holes completed 2001
Vulcan Golf & Country Club 9 holes completed 2006
York Lake Golf Club � 9 holes completed 1989
19 Greens 18 holes putting course 1997
Amber Golf Club under construction
Baden Hills Golf Club 18 holes under renovation
Beroun Golf Club 18 holes under construction
Eagle Falls Golf Course 18 holes under renovation
Karlstejn Golf Resort 27 holes completed 2007
Klosters Golf 9 holes completed 2005
The Ranch Club 18 holes completed 2004
Raptors Golf Resort 18 holes design stage
Varadero Golf Club 18 holes completed 1998
Yellowstone Golf & CC 18 hole bunker renovation
Zuoz Golf 18 holes completed 2002

Billings, Montana
Zuoz (St. Moritz) 

Klosters, Switzerland
Missoula, Montana
Three Forks, Montana
Varadero, Cuba

Hugelsheim, Germany
Beroun, Czech Republic
Great Falls, Montana
Prague, Czech Republic

Vulcan, AB 
Yorkton, SK
Kelowna, BC
Klaipeda, Lithuania

Kimberley, BC
Wabamun, AB
Westlock, AB
Westbank, BC

Campbell River, BC
Steinbach, Man.
Edmonton, AB
Radium, BC

Medicine Hat, AB
Salmon Arm, BC
Canmore AB
Cranbrook, BC

Picture Butte, AB
Vernon, BC
Rossland, BC
Burnaby, BC

North Vancouver, BC
Oak Island, Man
Kelowna, BC
Shubenacadie, NS

Saskatoon, SK
Parksville, BC
Powell River, BC
Nanton, AB

Calgary, AB
Richmond, BC
Pitt Meadows, BC
Morden, MB

Coaldale, AB
Eckville, AB
Cardston, AB
Enderby, BC

Sicamous, BC
Kelowna, BC
Geraldton, ON
Kerrobert, SK

Cochrane, AB
Whitecourt, AB
Hanna, AB
Kitimat, BC

Squamish, BC
Slave Lake, AB
Golden, BC
New Glasgow, PEI

Nanoose Bay, BC
Oliver, BC
Calgary, AB
Kelowna, BC

Blairmore, AB
Elbow, SK
Nipawin, SK
Lethbridge, AB

Kimberley, BC
Calgary, AB
Grand Forks, BC
Claresholm, AB

Location

Balfour, BC
Barrhead, AB
Langley, BC
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The Rolling Glen Ranch has indicated that The Raptors Golf Resort is to be primarily a private 

membership course with limited public availability.   

As reported earlier, private courses comprise the largest segment of new course development in the 

United States.  Furthermore, the development of a private or semi-private course is considered to be 

an amenity to the overall Rolling Glen Ranch residential development thereby providing a competitive 

advantage over and above competing residential developments which neighbor the subject property. 
Another advantage of private and semi-private courses is with regards to the sometimes wide 

fluctuations created due to weather conditions.  Simply put, golf course properties located in areas 

with wide fluctuating climates demonstrate widely varying income derived from golf green fees.  
Municipal courses are many times adversely impacted by the lack of income during late fall, winter, 

and spring months, which in the case of the Three Forks area is considered to represent roughly 5 to 6 

months of the year.  The indicated golf season for the subject property has been estimated at 7.5 

months.  

SUBJECT CLUBHOUSE ANALYSIS 

The subject property’s golf component as proposed includes a golf clubhouse.  Initial plans as provide 

to the appraisers indicates that the clubhouse improvements will consist of a three story clubhouse that 

will include a fitness center, pro shop, restaurant, pool, virtual driving range, salon, and residential 
living units on the third floor.  A copy of the building front elevation is shown on the following page:  
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SUBJECT CLUBHOUSE IMPROVEMENTS AS IMPROVED 

 

 



ROLLING GLEN RANCH MASTER DEVELOPMENT MARKET ANALYSIS 

36 

Clubhouse improvements are considered to represent an amenity to a golf course property.  However, 

this amenity is NOT considered to represent a revenue generator but rather a liability to the overall 
revenue and financial success of a course.   

From a comparative standpoint, the subject’s proposed golf clubhouse is considered to be on par with 

upper end exclusive clubs.  In the surrounding subject market area, only the Yellowstone Club is 

considered to offer a similar caliber of golf amenity as compared to the subject.  

The overall income generated from golf clubhouses as surveyed by the appraisers indicates that a 

typical clubhouse may generate a total return of less than 5% of the total revenues generated at a 

course.  As shown earlier the average greens fees within the surrounding market area average 
approximately $38 per round.  Based on a stabilized total number of rounds played at each course 

average of 30,000 which has been estimated based on national and regional survey information this 

indicates that at stabilized greens fees at the subject of $1,140,000 before other income and 

expenses, for the initial Fishhawk courses.  Based on the greens fees estimates a reasonable estimate 
of income to be achieved from the clubhouse may be estimated at $57,000.  Given the initial size 

and scale of the subject’s clubhouse improvements in comparison with present market conditions it is 

concluded that the subject’s clubhouse improvements as proposed are not financially feasible.   

The appraisers note that the proposed master development include a clubhouse in accordance with 

other master development plans built around golf courses and other recreational uses.  The 

appraisers recommend that either a smaller clubhouse improvement be constructed which is more in 

conformity with the proposed golf course improvements or a clubhouse that includes a significantly 
reduced clubhouse component be considered for construction.  

Penetration Analysis 

This section of the report examines the factors that influence the competitiveness of the proposed 

facility, and estimates its future performance level relative to the competition.  The concepts of fair 
share and penetration will be used to describe the proposed competitiveness of the subject facility. 

Fair Share - The proportion of a given golf facility to total available golf in the market.  
For example, the subject would represent 45 holes of golf of a total of 297 golf holes 
(includes 252 (135 + 117 = 252) existing daily fee golf holes, plus 45 holes at the 
subject), indicating that the subject’s fair share would be 15.15%.  All other factors being 
equal, the subject should be able to capture 15.15% of the daily fee golf demand in the 
market without market penetration.  With 292,000 rounds of competitive daily fee play, 
the subject should capture its fair share of 15.15%, or 68,361 rounds without market 
penetration. 

Penetration Rate - The penetration rate is the percentage of a given golf facilities captured 
rounds to its fair share of rounds.  A penetration rate of 90% would indicate that the 
subject is achieving 90% of its fair share, or a 13.5% market share.  On the other hand, a 
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118.5% penetration rate would indicate that the subject is achieving 18.5% more than its 
fair share, or 16.5% of the market demand.  The existing facilities in the area have 
demonstrated penetration rates ranging from 115% to 125%, due to the superior quality 
of the clubs in the area. 

Conclusions 

Based on future growth in golf demand and subject penetration, we have estimated that the subject 

should be able to capture 30,000 rounds at stabilization.  This is based on a mean number of rounds 

played of 25,000 rounds per each 18-hole round and 10,000 9-hole rounds to be played. 
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RESIDENTIAL MARKET ANALYSIS 

The residential market analysis forms a basis for assessing market area boundaries, supply and 

demand factors, and indications of financial feasibility.  Primary data sources utilized for this analysis 
includes local area real estate brokers, developers, and lending institutions.  Secondary data sources 

include governmental entities and published survey data. 

The Glen Ranch proposed residential component includes 2,599 single family housing units that 

include suburban, urban, senior, affordable, and condominium housing components. The market in 
which the subject directly competes with includes other residential subdivisions in and around Three 

Forks, Montana, as well as the greater Belgrade and Bozeman areas.  The primary trade area totals 

approximately 40 miles.  

The residential market has exploded in the past three years, not only within the greater Bozeman area 

but to a more significant degree around Three Forks.  Permits taken out for single family housing have 

been at record highs as buyers have sought more affordable housing alternatives, larger lot sizes, and 
greater recreational amenities.  This is best evidenced by the number of competitive developments in 

the immediate surrounding area and the corresponding absorption rates in the area. The total number 

of residential units currently in the proposed, planning, and construction stages of development, 

exclusive of the Rolling Glen Ranch Master Development totals roughly 1,250 housing units.  A 
number of these competing developments have been surveyed and are summarized in the following 

table:  

Name of Development # Lots Size Sold Absorption (per month)
Colters Run 41 1.7-5.7 3 0.5
Mountain Vista 88 1.0-2.0 33 4.6
Highlander Park 58 2.5-7 25 1.4
Wheatland Meadow 122 1-14.91 27 2.25
Rolling Glen Phase 1-4 178 5 acre avg 70 2.91
Total/Averages 487 1-14.91 158 2.332
Source: CBRE

Competitive Residential Developments

 

Competing residential subdivisions are best characterized as smaller acreage tracts with little, if any, 

recreational amenities.  The noted project amenities as offered by developers are ‘open spaces’ and 
suitable uses as equestrian properties.  

MARKET OVERVIEW 

There are no published apartment market reports for the Bozeman area due to the smaller size of this 

community. The following discussion illustrates some general observations in the surrounding 
residential market.
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BUILDING PERMITS 

The following table summarizes current and historical building permits for the city of Bozeman: 

 

Overall, new construction building permits has shown an upward trend over the past 15 years. Single 
family construction has been relatively constant over the past four years. However, a major increase in 

multi-family building permits is noted for both 2005 and 2006. 

DEMOGRAPHIC ANALYSIS 

Demand for additional residential and commercial property is a direct function of population and 

household change and household income.  Residential and commercial properties are products of a 
clearly definable demand relating directly to population shifts and income patterns.  

Housing, Population and Household Formation 

The following table illustrates the population and household changes for the subject neighborhood.   
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POPULATION AND HOUSEHOLD PROJECTIONS
Radius 3.0 Radius 5.0

Population Mile Mile

2012 Population 92 225
2007 Population 90 218
2000 Population 88 209
1990 Population 57 134
Growth 2007 - 2012 0.44% 0.63%
Growth 2000 - 2007 0.45% 0.85%
Growth 1990 - 2000 4.44% 4.55%

Households
2012 Households 38 80
2007 Households 37 78
2000 Households 36 74
1990 Households 23 48
Growth 2007 - 2012 0.53% 0.51%
Growth 2000 - 2007 0.55% 1.06%
Growth 1990 - 2000 4.58% 4.42%

Source:  CBRE  

Population and households represent basic units of demand in the retail market.  According to the 

data presented, the subject’s neighborhood is experiencing moderate in both population and 

households.  

Income Distributions 

Household income available for expenditure on consumer items is a primary factor in determining the 

retail supply and demand levels in a given market area.  In the case of this study, a projection of 

household income identifies (in gross terms) the market from which the subject submarket draws. The 
following table illustrates estimated household income distribution for the subject neighborhood. 
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HOUSEHOLD INCOME DISTRIBUTION
Radius 3.0 Radius 5.0

Households by Income Distribution - 2007 Mile Mile

Less than $15K 10.81% 11.54%
$15K - $25K 8.11% 10.26%
$25K - $35K 5.41% 7.69%
$35K - $50K 16.22% 17.95%
$50K - $75K 27.03% 25.64%
$75K - $100K 16.22% 14.10%
$100K - $150K 10.81% 8.97%
$150K - $250K 2.70% 2.56%
$250K - $500K 2.70% 1.28%
$500K or more 0.00% 0.00%

Source:  CBRE  

The following table illustrates the median and average household income levels for the subject 

neighborhood. 

HOUSEHOLD INCOME LEVELS
Radius 3.0 Radius 5.0

Income Mile Mile

2007 Median HH Inc $56,118 $52,804
2007 Estimated Average Household Income $65,946 $62,949
2007 Estimated Per Capita Income $24,610 $23,694

Source:  CBRE  

An analysis of the income data indicates that the submarket is generally comprised of middle-income 

economic cohort groups, which include the target groups to which the subject property is oriented.  

Employment 

An employment breakdown typically indicates the working class characteristics for a given market 

area.  The specific employment population within the indicated radii of the subject is as follows: 
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EMPLOYMENT BY INDUSTRY
Radius 3.0 Radius 5.0

Occupation Mile Mile

Agr/Frst/Fish/Hunt/Mine 23.53% 21.74%
Construction 13.73% 13.04%
Total Manufacturing 3.92% 6.96%
Wholesale Trade 0.00% 0.87%
Retail Trade 9.80% 10.43%
Transport/Warehse/Utils 7.84% 7.83%
Information 1.96% 1.74%
Fin/Insur/RE/Rent/Lse 5.88% 5.22%
Prof/Sci/Tech/Admin 1.96% 2.61%
Mgmt of Companies 0.00% 0.00%
Admin/Spprt/Waste Mgmt 1.96% 1.74%
Educational Svcs 5.88% 6.09%
Health Care/Soc Asst 3.92% 4.35%
Entertainment & Rec Services 3.92% 2.61%
Accommdtn/Food Svcs 5.88% 6.09%
Oth Svcs, Not Pub Admin 1.96% 2.61%
Public Administration 7.84% 6.09%

Source:  CBRE  

The previous table illustrates the employment character of the submarket, indicating a predominantly 

middle-income employment profile, with the majority of the population holding agricultural, mining, 
and construction related jobs.  

Retail Sales Volumes 

The table that follows illustrates 2006 retail sales for the subject’s market area at given radii intervals 

from the subject property. 
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RETAIL EXPENDITURES ($000's)
SUBJECT'S SUBMARKET

Radius 3.0 Mile Radius 5.0 Mile
Product Sample 2007 2012 %/Yr 2007 2012 %/Yr
All Retail Stores 1,348 1,733 5.2% 2,701 3,482 5.2%
Grocery Stores 274 332 3.9% 554 674 4.0%
Eating Places 126 164 5.4% 254 330 5.4%
Drinking Places 5 7 5.9% 10 13 5.9%
Health and Personal Care Stores 73 113 9.2% 147 228 9.2%
Building Material & Garden Equipment & Supplies Dealers 38 44 3.1% 75 88 3.2%
Hardware Stores 4 6 5.8% 8 11 5.8%
Lawn & Garden Equipment & Supplies Dealers 5 7 4.9% 10 13 5.0%
Furniture Stores 28 37 5.3% 56 73 5.4%
Other Home Furnishing Stores 21 27 4.9% 41 52 4.9%
Household Appliance Stores 8 9 3.7% 16 19 3.7%
Radio/TV/Other Electronics Stores 15 19 4.4% 30 38 4.4%
Department Stores (Excluding Leased) 123 158 5.2% 244 316 5.3%
Clothing and Clothing Accessory Stores 78 99 4.8% 155 196 4.9%
Shoe Stores 10 12 3.6% 20 24 3.7%
General Merchandise Stores 184 235 4.9% 369 471 5.0%
Warehouse Clubs and Superstores 48 60 4.4% 98 121 4.4%
Full Service Restaurants 69 90 5.5% 137 180 5.6%
Fast Food Restaurants 57 74 5.2% 117 150 5.2%
Jewelry Stores 11 15 5.8% 22 29 5.9%
Book Stores 12 15 4.2% 25 31 4.2%
Gift, Novelty, and Souvenir Shops 9 11 4.5% 17 21 4.5%
Florists 2 3 5.9% 4 5 6.0%
Hobby, Toy, and Game Shops 10 12 4.6% 20 25 4.7%
Sporting Goods Stores 12 15 5.1% 23 30 5.2%
Camera/Photographic Supply Stores 1 1 3.7% 2 3 3.7%
Luggage and Leather Goods Stores 1 1 5.4% 2 2 5.4%
Sew/Needlework/Piece Goods Stores 3 3 3.6% 5 6 3.6%
Convenience Stores 14 17 3.6% 28 34 3.6%
Home Centers 9 11 3.5% 19 22 3.6%
Nursery and Garden Centers 4 6 5.1% 9 11 5.2%
Computer and Software Stores 9 12 6.0% 17 23 6.1%
Clothing Accessory Stores 1 2 5.3% 2 3 5.4%
Auto Dealers 301 386 5.1% 602 774 5.1%
Automotive Part, Accessories & Tire Stores 15 18 3.1% 31 36 3.2%
Gasoline Stations with Convenience Stores 84 115 6.3% 171 234 6.4%
Gasoline Stations without Convenience Stores 39 57 7.7% 79 115 7.8%
Electronic Shopping and Mail Order 38 51 6.0% 76 102 6.0%
Total Accommodation and Food Services 163 213 5.5% 325 426 5.6%

Source:  CBRE  

As noted, demand for most retail products is expected to increase over the next five years.   

BARRIERS TO ENTRY 

Typical barriers to entry include: 

• Available financing 

• Rents that support the feasibility of constructing new complexes 

• Limited available land 

• Zoning and building approval 

• Sufficient market demand 
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• New construction of competitive units. 

Financing is available for individual units as well as larger residential subdivision developments. Most 
lending institutions and investors tend to view the housing market segment as lower risk. Rents have 

been increasing over the past few years which has inspired many to seek affordable housing 

alternatives that includes purchasing property further from employment centers such as Bozeman and 

Belgrade. The greater Bozeman area has typically been characterized as an area of slow growth, 
although it is showing a steady increase in population growth over the past several years. Further 

population growth will spur additional development in the greater Bozeman area. Similarly, the 

number of new households in the Bozeman area continues to increase at a significantly fast pace. The 
area’s per capita and per household income also continues to increase at moderate levels. 

Developers carefully watch these two indicators, in addition to market rent levels. These increases 

show positive growth in the subject’s market area as residents seek housing alternatives to increasing 

rents within the Bozeman area. This is considered to be further exacerbated by the fact that currently 
there is a shortage of supply within the rental market segment.  There are no extraordinary or adverse 

barriers to entry concluded. 

Outlook 

Based on this analysis, the immediate area surrounding the subject property is projected to experience 
stability relative to households, population, income levels and retail expenditures into the near future.  

Given the area demographics, it appears that demand for area retail will continue to be favorable at 

those nodes such as the area along or near I-90.  The subject property will continue to increase in 

desirability. 
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SITE MAP – AS PROPOSED 
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SITE ANALYSIS 

The following chart provides a summary of the salient features relating to the subject site. 

SITE SUMMARY

Physical Description
Gross Site Area 1,724 Acres 75,097,440 Sq. Ft.
Net Site Area 1,724 Acres 75,097,440 Sq. Ft.

Land Area Breakdown
     Open Space 153.8 AC 6,699,528 SF
     Park 51.8 AC 2,256,408 SF
     Golf Course (2) 444.9 AC 19,379,844 SF
     Single Family - Suburban 600.3 AC 26,149,068 SF
     Single Family - Urban 37.8 AC 1,646,568 SF
     Single Family - Master 30.9 AC 1,346,004 SF
     Single Family - Senior 86.4 AC 3,763,584 SF
     Multifamily - Condo 5.5 AC 239,580 SF
     Civic/Human Services 22.8 AC 993,168 SF
     Commercial 7.9 AC 344,124 SF
     Single Family - Fishing Lodge 8.1 AC 352,836 SF

Primary Road Frontage Wheatland Road
Secondary Road Frontage Dunbar Road
Excess Land Area None
Surplus Land Area None
Shape
Topography
Primary Traffic Counts (24 hrs.) Interstate 90 7,175
Zoning District
Flood Map Panel No. 3001450016B 12/1/1986
Flood Zone C
Adjacent Land Uses

Comparative Analysis
Access
Visibility
Functional Utility
Traffic Volume
Adequacy of Utilities
Landscaping
Drainage

Utilities Adequacy
Water Average
Sewer Average
Natural Gas Average
Electricity Average
Telephone Average
Mass Transit NA

Other Yes No Unknown
Detrimental Easements X
Encroachments X
Deed Restrictions X
Reciprocal Parking Rights X
Common Ingress/Egress X

Source:  Various sources compiled by CBRE

Assumed adequate

Irregular
Level

None

Provider
Private Well/Septic

Residential and agricultural uses

Average
Assumed adequate

Rating

Good
Average
Average

None

Private Well/Septic
Montana Power
Vigilante Electric
Qwest Communications

 

LOCATION 

The subject parcel is located along Interstate 90.  As the Rolling Glen Ranch represents a large tract 
of raw land that is currently in the early stages of development.  There are no street addresses 

identifying the subject property.  Ingress and egress is best described as available to the subject sites 

via Wheatland Road and Rolling Glen Ranch Road off of MT 287. 
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ASSESSOR’S PARCEL NUMBER 

As reported by the Broadwater County Tax Assessors department the subject property had 2 parcel 

numbers as of the date of this report.  As the property is currently an ongoing development which is 
being developed a number of these tracts have subsequently been split into a number of smaller sized 

lots. 

LAND AREA 

The site is considered adequate in terms of size and utility for use as a Master Planned Development.  
As revealed through a survey of other master developments, these types of projects typically include a 

portion of the gross land area to be set aside for common park areas. While this area is not to be 

developed, nonetheless, this area is not considered to represent excess or surplus land.  This is best 

evidenced through a survey of the land area breakdowns of communities.  In summary, there is no 
unusable, excess or surplus land area.  

SHAPE AND FRONTAGE 

The subject property is collectively irregular in terms of shape, however, these irregularities are not 

considered to affect the development potential of the site.  The parcel has adequate frontage along 
Rolling Glen Ranch Road, an ancillary streets currently providing access as well as proposed streets 

providing access.  The site does not exhibit any rail or water frontage characteristics. 

INGRESS/EGRESS 

General ingress and egress is available to the subject sites from Interstate 90 and MT Highway 287.  
Specific access to the Rolling Glen Ranch Master Development community is to be provided via two 

main collector roads, Wheatland Road and Rolling Glen Ranch Road. 

Interstate 90, at the subject property, is the main east west thoroughfare within the State of Montana 

connecting the greater Three Forks area to the City of Billings, approximately 150 miles to the east, 
and Butte approximately 55 miles to the west.  This major interstate is improved with two lanes of 

traffic in each direction. 

MT Highway 287, which runs from north to south less than two miles to the east of the subject 
property, is a two-lane north-south running highway connecting the subject neighborhood with the city 

of Helena, State Capital of Montana, approximately 65 miles to the north.  

Wheatland and Rolling Glen Ranch Roads are two minor gravel paved two-lane roads located within 

the subject neighborhood that provide access to the subject and surrounding residential 
developments.  
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TOPOGRAPHY AND DRAINAGE 

The site is generally rolling with a modest amount of slope typical of the surrounding area and at 

street grade with the road improvements currently in place. The topography of the site is not seen as 
an impediment to the development of the property. During our inspection of the site, we observed no 

drainage problems and assume that none exist.  

One noted feature of the subject site’s topography is an approximate 50-acre hillside tract containing 

gravel, rock and sand.  A rock excavation operation has been installed by the owner/developer for the 
purpose of utilizing the underlying material for road and infrastructure improvements.  The balance of 

the remaining rock is expected to be quarried and used throughout the duration of the Rolling Glen 

Ranch Master Development.  Alternative uses of the excess rock would likely be considered applicable 
for competing developments, landscaping and concrete uses. 

SOILS 

An environmental assessment was prepared in August of 2006 by WGM Planning Group.  The report 

did not report any adverse conditions with regards to the subject soils that would limit future mixed-use 
development.  A copy of the environmental assessment has been included in the Addenda to this 

report.   

EASEMENTS AND ENCROACHMENTS 

A title policy for the property has not been provided for the preparation of this appraisal.  Based on 

our visual inspection and review of the site plan, the property does not appear to be adversely affected 
by any easements or encroachments.  It is recommended that the client/reader obtain a current title 

policy outlining all easements and encroachments on the property, if any, prior to making a business 

decision. 

ACCESS AGREEMENTS 

There are no known access agreements that may affect the subject’s marketability. 

COVENANTS, CONDITIONS AND RESTRICTIONS 

There are no known covenants, conditions and restrictions impacting the site that are considered to 

affect the marketability or highest and best use, other than zoning restrictions. 

UTILITIES AND SERVICES 

The site is within the jurisdiction of Broadwater County or Three Forks.  Gas and Electric service is to 

be provided to the subject property via Montana Power and Vigilante Power.  As outlined by the 

developer, water and sewer services in the area currently are provided by a private well and septic 
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system.  As compared to other residential developments within the immediate surrounding area, this is 

considered to be representative of the area. As improved the Rolling Glen Ranch is to be improved 
with a water/sewage treatment facility that will process up to 875,000 gallons per day.   

FLOOD ZONE 

According to flood hazard maps published by the Federal Emergency Management Agency (FEMA), 

the site is within Zone C, as indicated on the indicated Community Map Panel No. 3001450016B. 

FEMA Zone B or C:  This area has been identified in the community flood insurance 
study as an area of moderate or minimal hazard from the principal source of flood in 

the area.  However, buildings in this zone could be flooded by severe, concentrated 

rainfall coupled with inadequate local drainage systems.  Local storm water drainage 
systems are not normally considered in the community’s Flood Insurance Study.  The 

failure of a local drainage system creates areas of high flood risk within this rate zone.  

Flood insurance is available in participating communities but is not required by 
regulation in this zone. 

ENVIRONMENTAL ISSUES 

CBRE has not observed, yet is not qualified to detect, the existence of potentially hazardous material 

or underground storage tanks which may be present on or near the site.  The existence of hazardous 

materials or underground storage tanks may have an affect on the value of the property.  For this 
appraisal, CBRE has specifically assumed that any hazardous materials and/or underground storage 

tanks that may be present on or near the property do not affect the property. 

ADJACENT PROPERTIES 

The adjacent land uses are as follows: 

North: Single Family Residential Development 
South: Single Family Residential Development 
East: Single Family Residential Development 
West: Single Family Residential Development 

The adjacent properties are considered to be compatible land uses that are considered to support a 

mixed use development to include a mix of residential, recreational (golf courses, ponds, parks, 

community spaces), institutional, and light commercial uses thereby providing needed support services 

for the recently developed areas. 

CONCLUSION 

The site is well located and afforded good access and visibility from Interstate 90 and MT Highway 

287.  The size of the site is typical for that of other competing master development communities 
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currently under development in the west and southwest United States.  There are no known detrimental 

uses in the immediate vicinity.  Overall, there are no known factors which are considered to prevent 
the site from development to its highest and best use, as if vacant, or adverse to the existing use of the 

site. 
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ZONING 

The following chart summarizes the subject’s zoning requirements: 

ZONING SUMMARY
Current Zoning None
Legally Conforming Yes
Uses Permitted There are currently no zoning restrictions in

place. Pending the completion of the sale
agreement there are a number of pending
regulations and conditions as determined by
Broadwater County

Control Where development plans necessitate
submittal in phases, a master plan will be
required. Each phase of the project will be
considered as a separate preliminary plat
submittal and will be subject to the regulations
in effect at the time of each submittal. The
master plan will be considered at a public
hearing. Material changes from the Master
Plan as determined by the planning
administrator or the governing body will result
in an additional public hearing.

Zoning Change Not likely

Category Zoning Requirement
Minimum Lot Size The total site size of the Master Planned PUD, 

shall be appropriate to the proposed area and 
design. Each PUD shall provide an area for 
dedicated park or common open space 
appropriate in size to the proposed 
development and design; however, such areas 
shall not be less than the amount of land 
required to be dedicated under these 
Regulations for the area of the subdivision, 
exclusive of all other dedications. 

Roads Collector roads designed to furnish access to 
adjacent areas shall either be within a public 
dedicated right-of-way or within a public right-
of-way easement.  Adequate responsibility for 
theimprovements and maintenance of interior 
roads is assumed by the property owners’ 
association

Parking Requirements Adequate parking area shall be required for 
the proposed uses of thedevelopment, as 
determined appropriate by the Commission

Source:  Planning & Zoning Dept.  
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ANALYSIS AND CONCLUSION 

As discussed throughout this report there are currently no Zoning restrictions in place.  Subsequent to 

the purchase of the property, the Master Planned PUD development is subject to performance 
standards as determined by Broadwater County.  According to Mr. Joel E. Guthals, attorney for the 

proposed Rolling Glen Ranch Master Development, approval of the Rolling Glen Ranch PUD Master 

Plan has been granted approval by the Broadwater County Commissioners.  

The appraisers note that a recent published article in the Helena Independent Record Newspaper, 
dated January 9, 2007 which reported that the subject property as an incorporated town is a violation 

of Montana State Law; 

“Although the developers speak of Rolling Glen incorporating in the future, county officials should be 
sure whether it legally can, said Davis.  If Rolling Glen lies within 5 miles (as the crow flies) from the 

community of Three Forks, state law would prevent it from incorporating.” 

Based upon correspondence with the Master Developments planners at WGM Planning Group and 

legal interpretation provided by attorney Mr. Joel Guthals the newspaper article with regards to zoning 

misquoted Montana state statute.  As reported to the appraisers, zoning and incorporation guidelines 
are based upon a 3 mile radius of a town rather than a 5 mile radius.  In the case of the proposed 

subject development, Rolling Glen Ranch Master Development lies outside of the three mile radius of 

the incorporated town of Three Forks.  For purposes of this analysis, the subject property is considered 

to represent a legally conforming use of the site.  Further, incorporating as a town upon reaching a 
minimum resident population is considered likely.  If additional information is required, please contact 

the Broadwater County planning and/or zoning office. 
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TAX AND ASSESSMENT DATA 

The subject’s market value, assessed value, and taxes are summarized below, and do not include any 

furniture, fixtures and equipment. 

Assessor's Market Value 2006 2007 Pro Forma
000J240090 $113,378 $115,971
000J240005 $199,783 $201,758

Subtotal $313,161 $317,729
Assessed Value @ 100% 100%

$313,161 $317,729

General Tax Rate (per $0 A.V.) 1.321263         1.292611             

Special Assessments:

Effective Tax Rate (per $0 A.V.) 1.321263         1.292611             

Total Taxes $4,138 $4,107
Source:  Assessor's Office

AD VALOREM TAX INFORMATION

 

The property is taxed on an ad valorem basis or on property value with the real estate tax due in the 

year following the valuation. An historical outline of the subject property’s Assessor’s Estimated Market 

Values and taxes payable is shown on the previous charts which identify the subject land areas.  As 

noted by the Broadwater County Assessor real estate is reassessed every six (6) years.  The next re-
assessment of the subject is scheduled for 2008.  The sale of the property would not initiate 

reassessment for the following year.  According to the Broadwater County Assessor’s department real 

estate taxes are based on the taxable value, which differs materially from the estimated market value 
estimate.   As an example, the taxable value for the subject property as of 2006 was reported at 

$313,161.   The corresponding taxable value during the same period was $9,828.  The taxable value 

is then multiplied by the millage rate, which for 2006 was 0.42101.  Real Estate Taxes payable may 

then be calculated as the ($9,828 x 0.42101 = $4,138).  The 2007 taxes payable have therefore 
been estimated utilizing a similar millage rate as the actual millage rate has not yet been determined.   

As Montana is a non-disclosure state the Assessor’s office would not be notified of a sale or the terms 

of the property.  Additionally, according to Montana state law, the Assessor’s department is precluded 
from either disclosing sales transaction information or utilizing sales transaction information unless 

that information has been provided via a signed and authorized statement made by a party to the 

transaction.  Simply put, the Assessor’s office may be aware of a sale through a newspaper, but unless 

that sale is verified by either the buyer or seller that information is considered hearsay and has no 
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bearing on tax assessment.  Further, neither nor the seller is under any obligation to discuss sale 

information with the Assessing department.  As a result, the assessed market value estimates and tax 
estimates are acknowledged by personnel of the Broadwater County Assessing department to have 

little correlation with actual market value.   

CONCLUSION 

Based on the foregoing information, the subject’s current assessment is well supported by its historical 

trend as well as proposed estimate.  

For purposes of this analysis we are assuming any outstanding property tax liability is paid. No 

deduction for outstanding property tax delinquency has been made. CB Richard Ellis, Inc. assumes 

that all taxes are current.  Further, the appraisers have assumed that there are no pending special 
assessments that would adversely impact the subject property with regards to marketability or market 

value.  As the State of New Mexico is a non-disclosure state, a sale of the subject property would not 

result in an immediate reassessment of the property.  It is the opinion of the appraisers that is unlikely 
that either the buyer or seller would likely disclose the purchase price of terms of the sale agreement 

between the buyer and seller of the subject property.  In conclusion, the consequences of the sale of 

the subject property are not considered to have impact on the subject property during the near term 

and have been considered in the valuation section of this report. 
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HIGHEST AND BEST USE 

In appraisal practice, the concept of highest and best use represents the premise upon which value is 

based.  The four criteria the highest and best use must meet are: 

� legal permissibility; 
� physical possibility; 
� financial feasibility; and 
� maximum profitability. 

Highest and best use analysis involves assessing the subject both as if vacant and as improved. 

AS VACANT 

Legal Permissibility 

The legally permissible uses were discussed in detail in the site analysis and zoning sections of this 

report.  As discussed earlier, the Rolling Glen Ranch Master Development tracts have submitted and 

received entitlements for development as master planned community development.  Development of 
these large land tracts as mixed use residential, recreational, commercial, and institutional uses 

subject to County zoning requirements are legally permissible. 

Physical Possibility 

Rolling Glen Ranch as proposed is adequately served by water and utilities has an adequate shape 

and size, sufficient access, etc., to be a separately developable site as a master planned community 
development.  The tract is of sufficient size and has dry utilities provided to the site allowing for 

development as a master planned community development.  However, as of the date of this report, 

the subject tract does not contain sewer and water services.  As indicated by a representative for 

WGM Planning Group water service will be provided via six on-site wells and a water filtration and 
reclamation plant.  There are no known physical reasons why the subject site would not support any 

legally probable development. The existence of the present development on the site provides 

additional evidence for the physical possibility of development. 

Financial Feasibility 

GOLF COURSE 

The financial feasibility of a specific property is market driven, and is influenced by surrounding land 

uses.  Based on the subject’s specific location and physical characteristics, development of the Rolling 

Glen Ranch property as a mixed-use recreational, residential property with commercial and 
institutional uses is considered to be financially feasible.  As discussed earlier in the Market Analysis 

section of this report there are a limited number of golf course properties within the surrounding 

market area.  The majority of direct competitors as surveyed by the appraisers and confirmed by the 
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Montana Golf Association range from 40 to 70 miles from the subject property.  Furthermore, there is 

a wide range amongst these properties in terms of course quality, condition, and course amenities.  
As reported by Mr. Les Furber, golf course construction costs of the Fishhawk course are tentatively 

estimated to range between $3,600,000 t o$4,000,000 with a mean construction cost estimate of 

$3,800,000, exclusive of land value.  As derived later in this report, the underlying land has been 

estimated at $10,750 per acre, or $2,150,000 considering a gross developable land area of roughly 
200 acres to be developed in conjunction with the Fishhawk course.  The total associated costs 

attributed to the Fishhawk course can therefore be calculated at $5,950,000 ($3,800,000 + 

$2,150,000 =$5,950,000). 

Next, the cost of the golf course improvement is then capitalized based on market data in order to 

determine the Cost Feasible NOI required for the proposed project.   

CAPITALIZATION RATE ESTIMATE 

The OARs confirmed for comparable golf course properties throughout the United States that have 
transacted during 2004 and 2005 are as follows: 

Name Location Sale Date Year Built No. Holes Sale Price Price Per Hole OAR

Timacuan GC Lake Mary, FL Apr-05 1984 18 $3,900,000 $216,667 10.26%
Upland Hills CC Upland, CA Apr-05 1983 18 $10,600,000 $588,889 7.61%
Moreno Valley Ranch GC Morena Valley, CA Apr-05 1988 27 $8,500,000 $314,815 12.67%
Peacock Gap Golf & CC San Rafael, CA Apr-05 1962 18 $9,650,000 $536,111 9.13%
Emerald Dunes GC West Palm Beach, FL Feb-05 1990 18 $20,370,300 $1,131,683 9.89%
Baytree National GC Melbourne, FL Oct-04 1994 18 $3,500,000 $194,444 9.66%
Eldorado CC McKinney, TX Sep-04 1982 18 $7,993,333 $444,074 12.83%
Berry Creek CC Georgetown, TX Sep-04 1985 18 $6,686,667 $371,482 11.37%
Great Southwest Grand Prairie, TX Sep-04 1965 18 $6,333,333 $351,852 11.03%
Pecan Grove Plantation CC Richmond, TX Sep-04 1979 27 $4,813,333 $178,272 11.19%
Ridgeview Ranch GC Plano, TX Sep-04 1996 18 $8,346,667 $463,704 10.58%
Riverchase GC Coppell, TX Sep-04 1989 18 $4,813,333 $267,407 8.78%
Sweetwater CC Sugar Land, TX Sep-04 1982 36 $31,493,333 $874,815 10.66%
Thorntree CC DeSota, TX Sep-04 1983 18 $5,506,667 $305,926 9.63%
Willow Fork CC Katy, TX Sep-04 1993 18 $4,853,333 $269,630 11.63%
Club at Sonterra CC San Antonio, TX Aug-04 2000 36 $24,333,333 $675,926 12.68%
Wekiva GC Longwood, FL Aug-04 1974 18 $2,200,000 $122,222 9.09%
Legacy Club at Alaqua Lakes Longwood, FL Aug-04 1998 18 $7,000,000 $388,889 10.00%
Miracle Hills GC Omaha, NE Jul-04 1963 18 $6,000,000 $333,333 10.00%
Pasadena Yacht & CC Gulfport, FL Jun-04 1924 18 $8,500,000 $472,222 9.41%
Calabasas Golf & CC Calabasas, CA Jun-04 1968 18 $17,000,000 $944,444 7.58%
Wolf Run GC Reno, NV Jun-04 1998 18 $5,400,000 $300,000 7.19%
The Preseve Tyrone Township, MI May-04 1997 18 $3,900,000 $216,667 8.23%
Inniscrone GC Avondale, PA Apr-04 1998 18 $5,000,000 $277,778 12.60%
Castle Creek CC Escondido, CA Mar-04 1956 18 $7,200,000 $400,000 7.47%
Indicated OAR 7.19%-12.83%

Average 10.05%

Compiled by CB Richard Ellis, Inc.

GOLF COURSE SALE SUMMARY
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Based on the subject’s current investment characteristics and its competitive position in the local 

market, an OAR slightly below the middle portion of the range indicated by the comparables was 
considered appropriate.  For purposes of this analysis, an overall capitalization rate estimate of 9.50% 

has been estimated. 

This indicates an overall Cost Feasible NOI requirement of $565,250 as calculated ($5,950,000 x 

9.5% = $565,250). 

As discussed earlier in the Market Analysis section of this report, the proposed Fishhawk golf course as 

stabilized has been estimated to achieve 30,000 rounds played at an average per round price of $38 

per round which indicates gross sales as derived from golf of $1,140,000.  Additional ancillary 
income derived from such sources as food and beverage, cart rental, pro shop sales etc. has been 

estimated at 5% of gross sales as indicated by golf course survey information, of $57,000.  Total 

income as derived from the proposed golf course can therefore be estimated at $1,197,000.  

Operating expenses for golf course properties typically range from 45% to 55% of gross income.  This 
indicates a Net Operating Income (NOI) estimate of $1,197,000 x 50% = $598,500.   

Based on current estimates, development of the Fishhawk golf course was considered to represent a 

financially feasible use of the underlying land as shown in the following figure. 

EXTERNAL OBSOLESCENCE
Cost Feasible NOI: $565,250
Pro-Forma Stabilized NOI: $598,500
NOI Differential: $0
Capitalized at: 9.50%
External Obsolescence: $0
Compiled by CBRE  

Analogously, the proposed Greyhawk course was concluded to represent a financially feasible use of 

the underlying land.   

RESIDENTIAL USE 

The proposed Rolling Glen Ranch Master Development includes 2,599 residential housing units.  The 

vast majority of the housing units are set on relatively smaller home sites, more typical of that of 

suburban and urban living.  While there was no comparable market data to support smaller lot sizes, 
the appraisers appeal to the fact that the overall project density of the subject was 1.51 units per acre 

which is within the range of the comparable developments in the competing Three Forks area.  

Moreover, the proposed subject layout and design are considered to be representative of that of an 

incorporated town, which is the intention of the developer.   
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A personal interview conducted with Mr. Nick Kaufman, planner representative for WGM Planning 

Group and adjunct professor with the University of Montana indicated that the overall design and 
layout of Rolling Glen Ranch is representative of that of current design standards of other master 

developments currently underway in the western United States.  A review of competing developments 

presented later in the Land Value Master Development ‘As Is’ section of this report confirm the 

subject’s planning and design standards.  

Developers of single family urban and suburban residential properties report that the underlying lot 

value typically represents 15% to 25% of the total home price.  Given this costing methodology, a 

$200,000 home price is therefore set on a $30,000 to $50,000 lot.  Given the surrounding 
competing developments in the immediate surrounding area which range from roughly $30,000 to 

$125,000 for smaller acreage tracts, this lot pricing estimate was considered reasonable.  The 

subject’s smaller lots were considered to be offset by the fact that these sites provide golf course views, 

park, open space, and other amenities.  Furthermore, Master Developments located on golf course 
properties have reported achieving somewhat higher lot pricing, higher density, and greater market 

penetration.  Home prices in the competitive market currently range from $200,000 to $400,000.  

The appraisers have concluded that lot pricing ranging from $30,000 to $100,000, with the greatest 
frequency of lots to be priced in the $30,000 to $50,000 range are considered to be financially 

feasible.  Differences in individual lot prices were considered to be governed by specific location and 

phasing. 

The appraisers note that the developer has included preliminary lot pricing for the varying phases of 
the subject property.  The tentative lot pricing as provided to the appraisers range from $60,000 to 

$295,000, exclusive of the Orvis Lodge and Cabins.  In the opinion of the appraisers this lot pricing 

would require finished home prices of $240,000 to $1,180,000. Given the physical and location 
characteristics of the proposed subject development, economic characteristics of likely buyers, 

alternative developments within the immediate surrounding area and greater Bozeman area these 

estimates were considered unlikely to be achieved and unreasonable.  For purposes of this analysis, 
the residential component is considered to represent a financially feasible use of the subject’s 

proposed residential lots albeit at a lower concluded estimate.  A copy of the developers’ tentative lot 

pricing schedule has been included in the Addenda to this report.  

Lastly, the timing of the residential development is determined by the subject’s market penetration.   As 
reported earlier, lot sales of competing developments within the immediate surrounding area range 

from 0.5 to 4.5 lots per month.  These developments are all characterized as addressing the hobby 

farm buyer, or for executive home development.  This segment is considered to already be well 
represented in the surrounding area and has already been determined by market evidence during the 

past few years as a financially feasible alternative use of the subject’s residential component.   
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With regards to residential uses centered around golf course properties the appraisers were able to 

identify one comparable development.  The former Links at Phantom Hills, which has been renamed 
The Ranch is located near Missoula, Montana.  This golf course property was considered to be similar 

in terms of golf course amenities, but superior with regards to location characteristics.  As reported by 

a representative for the property, approximately 40% of the residential component has been sold off 

during the past three years since marketing began.  This indicates that not only is the subject’s 
proposed residential component is financially feasible but will achieve a higher absorption rate than 

that of the neighboring acreage developments.  Additionally, the subject’s residential component is 

reported to address a number of specific segments of the residential market to include; seniors (55+), 
suburban, urban, and affordable housing.  Each of these categories addresses a specific household, 

income, and age demographic with some noted overlap.  As such, multiple phases of the subject 

development will be able to achieve sell-off with only moderate overlap and competition amongst 

each other.  

The appraisers note that based on an anticipated sell-off period of 30 years, which is typical for larger 

master developments, a sell-off of approximately 87 lots per year (2,599 divided by 30 years = 

86.63 lots), or 7.25 lots per month is required to achieve stabilization.  Considering four basic types 
of home buyers, seniors, affordable, and middle-income, and upper end buyers would indicate that 

an absorption rate of roughly 2 lots per month is required for the subject development.  

COMMERCIAL USE 

The proposed Rolling Glen Ranch Master Development includes 2,599 residential housing units.  
Additionally, there are currently over 1,250 residential units that are either in the proposed, planning, 

or construction phases of development.  Given the significant amount of residential growth within the 

immediate surrounding area, commercial development is considered a necessity to the subject 
project.  Current commercial development within the subject neighborhood includes two gas stations, 

a deli, a casino, and an adult themed bar/restaurant, which are considered to represent minimal 

commercial uses.  The proposed Rolling Glen Ranch Master Development includes 30.7 acres of 
either commercial or institutional property uses.  The total amount of commercial development 

represents approximately 1.8% of the total development.  As compared to other master developments 

and comparably sized municipalities this component was considered to be reasonable, albeit 

somewhat on the low side. 

PARK/OPEN SPACE 

The subject property is noted to include 205.6 acres of park (51.8 acres) and open space (153.8 

acres).  While this space may be considered by some to represent non-developable, unusable, or 
space to be valued at less than that of the developable land area, the appraisers concur to the 

converse.  The park and open space represent 205.6 acres divided by 1,724 acres = 11.93% of the 
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total development.  The development efficiency of 88.07% is considered to be well within the range of 

competing residential and planned community development.  Similar to the subject’s golf courses, this 
space represents a needed recreational amenity which services the residential components set on 

smaller lot sizes. Further market evidence is provided by a review of the Westside Trails residential 

subdivision located immediately to the south of the subject property.  This development, which totals 

approximately 1,100 acres includes 500 acres of open space, which is marketed as the primary 
recreational amenity to the property.  

Maximum Profitability 

The use that results in the maximum profitability of the site is beyond the scope of this assignment.  

The proposed development of the Rolling Glen Ranch Master Development property has been 

concluded to represent the maximally productive use of the overall subject land.  The appraisers note 
that given the larger size of the subject’s land area and relatively long sell-off period, estimated at 30 

years indicates that there may be some changes with regards to land use.  Simply put, as market 

conditions change the amount of residential uses may increase.  Similarly, market conditions may 
warrant additional commercial development. 

The model of land development of master planned communities is illustrated in the following figure. 

Real Estate Agent & Service Realty Property Land 
<--- <--- <---

Consumer Providers Integrators Developers

Source: CBRE

The Real Estate Industry

 

Lastly, considering the larger size and scale of the subject development, sell-off of portions of the 

overall development to individual developers either through bulk sales for future development or on a 

scheduled take-down schedule may warrant a higher return as compared to the developer holding 

and selling the individual lots. 

CONCLUSION:  HIGHEST AND BEST USE AS VACANT 

Based on the information presented above and upon information contained in the Market and 

Neighborhood Analyses sections, we conclude that the highest and best use of the subject as if 

vacant, would be the sell of the individual tracts of land and miscellaneous parcels as developed for 
the Rolling Glen Ranch master development and sell-off portions of the development for future 
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development when market conditions warrant.  Our analysis of the subject property and its respective 

market characteristics indicate the most likely buyer, as if vacant, would be a master community 
developer.  Further the most likely buyer of the individual tracts that make up the Rolling Glen Ranch 

would be for either investors or developers.  
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APPRAISAL METHODOLOGY 

In appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

COST APPROACH 

The Cost Approach is based upon the proposition the informed purchaser would pay no more for the 

subject than the cost to produce a substitute property with equivalent utility.  This approach is 

particularly applicable when the property being appraised involves relatively new improvements which 
represent the highest and best use of the land or when relatively unique or specialized improvements 

are located on the site and for which there exist few sales or leases of comparable properties. 

SALES COMPARISON APPROACH 

The sales comparison approach utilizes sales of comparable properties, adjusted for differences, to 

indicate a value for the subject. Valuation is typically accomplished using physical units of comparison 
such as price per square foot, price per unit, price per floor, etc., or economic units of comparison 

such as gross rent multiplier.  Adjustments are applied to the physical units of comparison derived 

from the comparable sale.  The unit of comparison chosen for the subject is then used to yield a total 
value.  Economic units of comparison are not adjusted, but rather analyzed as to relevant differences, 

with the final estimate derived based on the general comparisons. 

INCOME CAPITALIZATION APPROACH 

The Income Capitalization Approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be derived 

in the future.  Specifically estimated is the amount an investor would be willing to pay to receive an 

income stream plus reversion value from a property over a period of time.  The two common 

valuation techniques associated with the Income Capitalization Approach are direct capitalization and 
the discounted cash flow (DCF) analysis.  

METHODOLOGY APPLICABLE TO THE SUBJECT 

In valuing the subject, the sales comparison is applicable and has been used in estimating the ‘As Is’ 

value of the Rolling Glen Ranch. 
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LAND VALUE – AS IS 

Given the larger size of the subject property and lack of comparable market data the subject’s larger 

individual properties have been analyzed with the net land value discounted to reflect the bulk 
purchase of the subject site in its entirety. 
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SUMMARY OF COMPARABLE MASTER DEVELOPMENT LAND SALES
Actual Sale Adjusted Sale Size Price Per Price

No. Property Location Type Date Zoning Price Price 1  (SF) Acre Per SF

1 170 DR Road, Austin, CO Listing Feb-07 AFT $19,000,000 $19,000,000 94,743,000 $8,736 $0.20

2 Between Vollmer Road and
Meridian Road, north of S,

Sale Jun-06 RR3 $25,528,980 $25,528,980 103,542,120 $10,740 $0.25

3 11855 Squirrel Creek Rd,
Colorado Springs, CO

Sale Mar-06 RR3 $25,000,000 $25,000,000 106,772,000 $10,199 $0.23

4 Westshore Drive, Moses Lake,
WA

Sale Oct-06 PUD $7,084,800 $7,084,800 34,848,000 $8,856 $0.20

5 S. of Perry Park Road/E. of SH
105, Larkspur, CO

Sale Jan-06 Agricultural $22,500,000 $22,500,000 91,476,000 $10,714 $0.25

6 South side of Crowfoot Valley
Rd, East of Founders,

Sale Jan-05 Industrial $23,500,000 $23,500,000 88,993,080 $11,503 $0.26

Subject NWC Rolling Glen Ranch & 
Wheatland Roads,
Unincorporated, Montana

--- --- None --- --- Various --- ---

1 Transaction amount adjusted for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

Transaction

 

The sales utilized represent the best data available for comparison with the subject property.  They 

were selected from our research of comparable land sales within the surrounding area within a 500-

mile radius of the subject.  These sales were chosen based upon their similarity with respect to physical 
characteristics, timeliness of sale, as well as similar zoning restrictions in place. 

ANALYSIS OF LAND SALES 

Land Sale One 

This property consists of 300 acres of orchard plus 1,900 acres of dividable lower acreage.  The 

property is located in western Colorado.  The property is surrounded by mountains and has several 

sources of water.  The Grand Mesa Mountain is north of the property.  The property has access from 
Highway 65. 

Land Sale Two 

According to the buyer, there is a conservation easement over 1,045 acres of the site with and 

additional 84 acres set aside for ROW.  Thus, the net developable size is estimated to be 1,248 
acres.  This is typical within the Black Forest to have conservation easements and to be zoned rural 

residential development. 

The purchasers’ intention is to develop 500SFD estate lots in average size of 2.5 acres each.  

Infrastructure will be limited and each house is expected to have a septic tank. 

Sale was split into two transactions, final purchase price and an additional 1031 exchange amounting 

to the total purchase price of $25,528,980. 
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Land Sale Three 

Kane Ranch, a 2,450 acre parcel, located just south of Fountain (approximately 10 miles from the 

Property).  The Property was purchased for $25 million or $10,204 per acre.  Kane Ranch, developed 

by Morley Brothers is expected to include about 5,500 single family lots, several multifamily 
communities, two regional parks, several grade level schools, and five community centers. 

Land Sale Four 

This is the purchase of the land for phase two of Moses Pointe development in central Washington.  

Moses Lake is approximately 150 miles east of Seattle and is the second largest freshwater lake in 
Washington.  Phase 1 of the development includes a golf course and the combined development will 

contain single family homes, multi-family residential development, an RV park, and commercial use 

including a hotel.  Residential lot prices will be approximately $150,000 to $225,000 for water views, 

$200,000 for golf course views, and $100,000 for standard lots.  This is the first major development 
in the Moses Lake area but additional development has begun since this project was started.  The 

acreage, total price, and sale date are approximate. 

Land Sale Five 

This property was purchased for the development of a residential subdivision based around an 

equestrian facility.  It was purchased by the M3 Company, which has developed similar properties in 
Arizona.  Current plans call for 106 residential tracts, ranging in size from 2.5 to 20-acres.  Sales 

prices for the lots range from $650,000 to $2,000,000, with an average of $1,200,000.  The 

$8,000,000 outdoor/indoor equestrian center will contain 80 stalls.  The development will also 
feature a recreational center and four cabins for common use.  Additional amenities include a 

working ranch segment, 4H barns and a ranch camp.  Water to the proposed improvements will be 

provided by a metropolitan district, as the buyer subsequently transferred its rights. 

Land Sale Six 

Property is located in unincorporated Douglas County, just outside the town of Castle Rock.  The area 
along Crowfoot Valley Road contains primarily residential development and vacant land available for 

future development.  Castle Rock and I-25 are located just 3 miles to the southwest.  The subject was 

a southern portion of a larger proposed master planned community, all owned by Mississippi 

Partnership.  In 2001, Lowes Enterprise began negotiations for the property.  Douglas County agreed 
to separate the subject's 2,043 acres from the rest of the development.  In 2004 Douglas County 

approved the Canyons South Planned Development.  In 2005, Lowe Enterprise closed on the 

purchase of the property. 

The original purchase price was based on an old non-buildable PUD. 
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Land uses for the Canyons South Planned Development include: single family residential (968 units on 

698 acres), open space (504.5 acres), parks (468.5 acres), schools (37 acres), golf course (298 
acres), and right of ways (37 acres).  There are 16 planning areas for the residential component.  

Golf course is to be designed by Rees Jones and will include 18-hole championship course, 9-hole 

par 3 course, practice facilities, and 28,000 sq ft clubhouse.  Homes are expected to sell in the 

$450,000 to over $1,000,000 range. 

The Crowfoot Valley Ranch Metropolitan District was created in Dec. of 2002 to create and operate 

the backbone infrastructure.  The estimated costs range between $20 million to $25 million in bonds 

to cover infrastructure development costs.  Max mill levy of 60 mills. 

Sale conveys water rights to all the non-tributary groundwater in the Denver Basin aquifers underlying 

the Property.  Annual appropriation is 3,731 acre feet per year. 

Site contains an above ground power line easement at the western portion of property, and a pipeline 

easement across the southeast corner of the property.  Neither of these easements are considered an 
issue in development.  There is a 3.7 acre ground lease for a communications tower at the west side 

of the Property and a 100 acre site along the northern edge that is currently ground leased to a horse 

training facility. Neither ground lease has a negative impact upon approved development. 

ANALYSIS OF LAND SALES 

BASIS FOR ADJUSTMENTS 

A fundamental component of real estate valuation involves identifying and quantifying differences 

between comparable properties and the subject.  In a structured analysis, these differences are known 

as elements of comparison.  Elements of comparison are defined as the primary characteristics of a 
property (and its sale transaction) that cause prices to vary.  These elements are considered and 

compared to the subject for possible adjustments.  Our survey and analysis of the sales indicates that 

several factors affected their ultimate purchase price.  Although we attempted to identify and quantify 

each of these factors, the number of comparables available does not allow for "textbook" use of 
paired sales.  The nine common elements of comparison that are always considered are presented in 

the following table. 

1. Property rights conveyed  6. Physical characteristics 
2. Financing terms  7. Economic characteristics 
3. Conditions of sale  8. Use 
4. Market conditions  9. Non-realty components of value 
5. Location    

Adjustments for economic characteristics, use, and non-realty components of value are not required 
as land is not typically acquired based on its economic characteristics, the uses were similar, and there 

were no non-realty components of value.  The summary discussion below outlines the quantitative 
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adjustments required for each comparable and the following paragraphs discuss each of the 

adjustments discussed herein. 

Property Rights Conveyed  

This adjustment considers the differences in the legal estate (interest) conveyed in a given sales 
transaction.  The interest transferred can reflect a variety of rights that may affect the value of a 

property.  The interest transferred can be defined in many ways, ranging from fee simple estates to 

leasehold estates.  Fee simple estates are the highest form of ownership. 

All of the sales involved the transfer of the fee simple estate and no adjustment adjustments are 

required. 

Financing Terms 

Financing affects real estate values as the availability of financing helps determine the demand for 

real estate.  In most cases, the cost and availability of financing have an inverse relationship; high 
interest rates or limited availability of financing are usually accompanied by a decrease in the demand 

for credit and/or real estate.  This element is particularly significant in sales involving non-market 

and/or seller financing. All of the land sales were all cash transactions or are considered to reflect 
cash equivalent transactions.  No adjustments are required for financing terms. 

Conditions of Sale 

Adjustments for condition of sale typically reflect the motivation of the buyer and/or seller that result in 

a sale price that is not considered market. In this instance no adjustment with regards to conditions of 

sale were considered necessary. 

Market Conditions 

The purpose of this adjustment is to bring the varying transaction dates of the comparables to an 
equal status current with the appraisal date by applying adjustments for changes in market conditions. 

Typically, both the buyer and the seller are aware of the changing market conditions. They also realize 

that it may take several months for a closing to take place. If the time between the purchase 
agreement date and the closing date is considerable, the price usually reflects the risk or holding 

costs. Purchase agreements very often do not come to fruition in the form of a sale. The date of the 

purchase agreement and the terms are considered a good indication of value, but a closed sale is 

considered a better measure.  The land sales included sold between January of 2005 and a current 
listing as of February of 2007.  

Over the past several years, general prices have witnessed continuing increases for industrial land in 

the area, as development continues to press outward from metropolitan areas as developable 
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residential land becomes scarce. While no matched land sale pairs were uncovered in the 

comparable land sale search process, continued increases in general price levels have been witnessed 
for residential land in the area.  Based on conversations with local area broker, Mr. Bob Feinberg, 

Senior Vice President Grubb & Ellis, Inc. residential land prices have been to cool in much of the 

country due to softening market conditions in the residential home markets.  This is best evidenced by 

the fact that land prices which were increasing annually by 12-15% annually during the period of 
2000 to 2005 are currently reporting increases of 7 to 9%.  Similar discussions with residential 

developers and lenders indicate that land prices in the West region of the United States have been 

increasing at a rate of approximately 8% per annum.  A market appreciation rate of 8f% per year was 
considered to be appropriate for residential land sales in the surrounding area and has been applied 

on a yearly basis as such.  

Size Adjustment 

No adjustment with regards to this category was considered warranted. 

Shape Adjustment 

This adjustment factor takes into consideration differences in shape.  In this instance, all of the sales 
were considered similar as compared to the subject with regards to shape characteristics.  

Soils/Topography Adjustment 

None of the comparables required adjustment within this category. 

Location Adjustment 

Each of the residential land sales, with the exception of Land Sale No. 1, was considered to be 

superior as compared to the subject property. These land sales were noted to have superior general 

and specific location characteristics as compared to the subject property as evidenced by comparisons 
in area demographic analyses, residential home prices, and golf course green fees.  Additionally, 

each of these sales was considered to have superior access to metropolitan areas thereby increasing 

the size of buyer pools and lessening market risk.  No other location adjustments were considered 
warranted. 

Density Adjustment 

This adjustment is based on the number of housing or commercial units to be developed relative to 

the gross land area.  Simply put, higher development density warrant higher prices paid per acre as 

compared to lesser developed properties.  For this analysis, a size adjustment was included as follows: 

Development Density    % Adjustment 
Less than 0.50 Units per Acre   10% Inferior 
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0.50 to 0.99 Units per Acre   5% Inferior  
1.0 to 2.0 Units per Acre   No Adjustment 
Greater than 2.0 Acres    5% Inferior 

In this case, an upward adjustment has been applied to Land Sale No. 2, 4, 5, and 6 based on their 

lower development densities as compared to the subject property.  No other adjustments were 

considered warranted. 

Utilities/Infrastructure Adjustment 

The purpose of this adjustment is to compare the utilities and infrastructure, including development 
approvals in place as compared to the subject property.   As reported in the History section of this 

report, to date the subject property has incurred $2,337,351 in development costs which include 

roads, rock quarrying equipment, planning and development approvals, etc.  These additional costs 
represent roughly 40% of the total costs incurred to date.  In the case of the comparable Master 

Development Land Sales, each of these sales has created additional value via planning and obtaining 

development approvals, and road construction.  

In this case, an upward adjustment was considered warranted with regards to Land Sale No. 1, 3 and 
4.  These adjustments were based largely on the reported amount of planning and infrastructure 

completed as of the time of sale.  No other adjustments were considered warranted.  

Other Adjustment 

No adjustments were considered to be required herein.  

SUMMARY OF ADJUSTMENTS 

Based on the foregoing discussions, the following table presents the adjustments warranted to each 

sale, as compared to the subject.  The following adjustment grid implies a level of accuracy that may 

not exist in the current market.  However, the grid has been included in order to illustrate the 

magnitude of the warranted adjustments.  Use of an adjustment grid in making quantitative 
adjustments is only appropriate and reliable when the extent of adjustment for each particular factor is 

well supported and the dollar or percentage adjustment is derived through either paired sales analysis 

or other data relevant to the market.  In instances where paired sales and market data was not readily 
available, we used our best judgment to make a reasonable estimate for the appropriate warranted 

adjustment. 
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LAND SALES ADJUSTMENT GRID - MASTER DEVELOPMENT

Comparable Number 1 2 3 4 5 6 Subject
Transaction Type Listing Sale Sale Sale Sale Sale ---
Transaction Date Feb-07 Jun-06 Mar-06 Oct-06 Jan-06 Jan-05 ---
Zoning AFT RR3 RR3 PUD Agricultural Industrial None

Actual Sale Price $19,000,000 $25,528,980 $25,000,000 $7,084,800 $22,500,000 $23,500,000 ---

Adjusted Sale Price 1 $19,000,000 $25,528,980 $25,000,000 $7,084,800 $22,500,000 $23,500,000 ---
Size (Acres) 2,175 2,377 2,451 800 2,100 2,043 1,724
Size (SF) 94,743,000 103,542,120 106,772,000 34,848,000 91,476,000 88,993,080 75,097,440
Price Per Acre $8,736 $10,740 $10,199 $8,856 $10,714 $11,503 ---
Price Per SF $0.20 $0.25 $0.23 $0.20 $0.25 $0.26 ---
Price ($ PSF) $8,736 $10,740 $10,199 $8,856 $10,714 $11,503
Property Rights Conveyed 0% 0% 0% 0% 0% 0%
Financing Terms 1 0% 0% 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0% 0% 0%
Market Conditions 2% 8% 10% 5% 11% 19%
Subtotal $8,938 $11,573 $11,199 $9,303 $11,905 $13,714
Size 0% 0% 0% 0% 0% 0%
Shape 0% 0% 0% 0% 0% 0%
Soils/Topography 0% 0% 0% 0% 0% 0%
Location 0% -15% -15% -15% -20% -20%
Zoning/Density 0% 10% 0% 10% 10% 5%
Utilities/Infrastructure 20% 0% 10% 20% 0% 0%
Other 0% 0% 0% 0% 0% 0%
Total Other Adjustments 20% -5% -5% 15% -10% -15%

Value Indication for Subject $10,725 $10,994 $10,639 $10,698 $10,714 $11,657

1 Transaction amount adjusted for cash equivalency and/or development costs (where applicable)

Compiled by CBRE
 

CONCLUSION 

Prior to adjustments, the chosen comparables ranged from $8,736 to $11,503 per acre, with a mean 
and median sales price of $10,125 and $10,457 per acre based on gross land area.  After all 

adjustments the comparables ranged from $10,639 to $11,657 per acre with a mean and median 

adjusted sales price of $10,905 and $10,720 per acre respectively.   

Based on the preceding analysis of each comparable and the foregoing adjustment grid additional 
weight has been accorded to Land Sale Comparable No. 2, 3, and 4 based on their overall similarity 

as compared to the subject property.  The adjusted mean sale price amongst these comparable 

master developments was $10,782 per acre which is somewhat less than the overall adjusted mean 
sale price of $10,905 per acre based on gross land area.  The appraisers note that somewhat less 

weight has been accorded to Land Sale Comparable No. 1 as this property represents a current listing 

versus a closed sale transaction.  

In conclusion, a price per acre indication slightly above the middle of the adjusted range and similar 
to the adjusted median sale price was the most appropriate for the subject parcel.   
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CONCLUDED GROSS LAND VALUE - AS IS
$ Price Per Acre Subject Area (Acres) Total

$10,500 x 1,724 = $18,102,000

$10,750 x 1,724 = $18,533,000

$11,000 x 1,724 = $18,964,000

Indicated Value: $18,525,000

Total Value: $18,525,000

Compiled by CBRE  

The value presented equates to approximately $10,745 per acre based on gross land area.  This falls 

within the range of $8,736 to $11,503 per acre as indicated by the comparable sales, thereby 
lending support to our value conclusion.   
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SECONDARY ANALYSIS - RESIDENTIAL DEVELOPMENT LAND 

The following location map and table of sales summarizes the comparable data used in the valuation 

of the subject site.  A detailed description of each transaction is included in the Addenda. 
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SUMMARY OF COMPARABLE RESIDENTIAL SUBDIVISION LAND SALES
Actual Sale Adjusted Sale Size Price Per

No. Property Location Type Date Zoning Price Price 1  (SF) Acre

1 xxx Price Road, Three Forks,
MT

Sale Jun-05 None $995,000 $995,000 5,706,360 $7,595

2 Wheatland Road, Three Forks,
MT

Sale Mar-05 None $1,984,000 $1,984,000 13,939,200 $6,200

3 xxxx Price Road, Three Forks,
MT

Sale Apr-06 None $3,312,000 $3,312,000 17,598,240 $8,198

4 xxxx Wheatland Road, Three
Forks, MT

Sale Apr-05 None $3,200,000 $3,200,000 27,878,400 $5,000

5 MT Hwy 287 & Wheatland
Road, Three Forks, MT

Sale May-04 None $1,376,000 $1,376,000 13,939,200 $4,300

Subject NWC Rolling Glen Ranch & 
Wheatland Roads,
Unincorporated, Montana

--- --- None --- --- Various ---

1 Transaction amount adjusted for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

Transaction

 

The sales utilized represent the best data available for comparison with the subject property.  They 
were selected from our research of comparable land sales within the greater Three Forks area within a 

3-mile radius of the subject.  These sales were chosen based upon their similarity with respect to 

physical characteristics, and development potential.  It should be noted that each of the sale 

comparables presented represents former agricultural tracts that were purchased for development as 
residential developments.  Furthermore, each of the land sales was considered to be somewhat 

inferior as compared to the subject property due to the fact that each of these developments is based 

upon the future development of the Rolling Glen Ranch Master Development.  However, given the 
lack of comparable market data within the Three Forks area these sales were considered to best 

represent larger residential tract land sales. 

ANALYSIS OF LAND SALES 

Land Sale One 

This comparable site is located to the north of the northeast corner of the Rolling Glen Ranch Master 

Development, east of Rolling Glen Ranch Phase 1-4 subdivision, and to the north of the proposed 
Price Hills residential subdivision.  At the time of sale the property consisted of 131 acres that included 

a single family residence.  The single family residence has not been given any additional value as the 

property was considered to be likely to be either moved or demolished to keep in conformity with the 
overall new development.  
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According to the buyer the site was purchased for development of 204 residential lots. 

Land Sale Two 

This comparable development is located adjacent to the east of the Rolling Glen Ranch Master 

Development in Three Forks, Montana.  The property was agricultural land at the time of sale and was 
reportedly purchased contingent upon approval of a residential subdivision.  Subsequent to the sale 

the property was approved for development of 108 lots. 

According to sale representative, Ms. Susan Frye lot sizes range from 2 to 6 acres with lot prices 
priced at approximately $20,000 per acre. 

Land Sale Three 

This comparable site is located adjacent to the northeast corner of the Rolling Glen Ranch Master 

Development.  The property was vacant agricultural land that was purchased for development as a 

residential subdivision.  Furthermore, the site did not have roads or infrastructure in place. 

At the time of sale the property had applied for development of 265 residential acreage lots but had 

not received plat approval.  Approval of the proposed plat was considered likely based on the 

surrounding land uses which include Rolling Glen Ranch to the west, Wheatland Meadows, a 123 lot 
subdivision, to the south, and Broadwater Lakes, a 204 lot subdivision located to the north. 

Land Sale Four 

This comparable property is located along Wheatland Road to the south of the Rolling Glen Ranch 

Master Development.  The development consists of an 1,100 acre site that includes roughly 500 acres 

of West Side Trails are designated as open space. This sale which consists of 640 acres was 
purchased for development of 243 residential home sites.  According to the sellers’ representative, as 

of May of 2007 19 of the lots were under contract for sale with lot prices ranging from $49,000 to 

$109,000.  Retail prices start at $26,585 on an acreage basis. The overall absorption of the 

Westside Trails subdivision was 1.58 lots per month. 

Land Sale Five 

This comparable property is located less approximately one-half mile east of the Rolling Glen Ranch 

Master Development in Three Forks, Montana.  The property which totals 320 acres was purchased 

subject to plat approval for a residential development.  The site was subsequently approved for 

development of 123 lots, including 14 commercial lots, ranging from 2 to 14 acres in size.  At the 
time of sale the property was an agricultural property with no roads, utilities, or infrastructure in place.  
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According to the developer, marketing of the development began approximately 1 year ago with 29 

sold as of May of 2007.  This indicates an absorption rate of  units per 2.9 lots per month. The retail 
price of the residential lots ranges from $37,500 to $89,900 or $17,900 per acre. The commercial 

lots range in price from $64,000 to $169,900 with 2 lots sold during the same time period. 

ANALYSIS OF LAND SALES 

BASIS FOR ADJUSTMENTS 

A fundamental component of real estate valuation involves identifying and quantifying differences 
between comparable properties and the subject.  In a structured analysis, these differences are known 

as elements of comparison.  Elements of comparison are defined as the primary characteristics of a 

property (and its sale transaction) that cause prices to vary.  These elements are considered and 

compared to the subject for possible adjustments.  Our survey and analysis of the sales indicates that 
several factors affected their ultimate purchase price.  Although we attempted to identify and quantify 

each of these factors, the number of comparables available does not allow for "textbook" use of 

paired sales.  The nine common elements of comparison that are always considered are presented in 
the following table. 

1. Property rights conveyed  6. Physical characteristics 
2. Financing terms  7. Economic characteristics 
3. Conditions of sale  8. Use 
4. Market conditions  9. Non-realty components of value 
5. Location    

Adjustments for economic characteristics, use, and non-realty components of value are not required 

as land is not typically acquired based on its economic characteristics, the uses were similar, and there 
were no non-realty components of value.  The summary discussion below outlines the quantitative 

adjustments required for each comparable and the following paragraphs discuss each of the 

adjustments discussed herein. 

Property Rights Conveyed  

This adjustment considers the differences in the legal estate (interest) conveyed in a given sales 
transaction.  The interest transferred can reflect a variety of rights that may affect the value of a 

property.  The interest transferred can be defined in many ways, ranging from fee simple estates to 

leasehold estates.  Fee simple estates are the highest form of ownership. 

All of the sales involved the transfer of the fee simple estate and no adjustment adjustments are 

required. 
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Financing Terms 

Financing affects real estate values as the availability of financing helps determine the demand for 

real estate.  In most cases, the cost and availability of financing have an inverse relationship; high 

interest rates or limited availability of financing are usually accompanied by a decrease in the demand 
for credit and/or real estate.  This element is particularly significant in sales involving non-market 

and/or seller financing. All of the land sales were all cash transactions or are considered to reflect 

cash equivalent transactions.  No adjustments are required for financing terms. 

Conditions of Sale 

Adjustments for condition of sale typically reflect the motivation of the buyer and/or seller that result in 

a sale price that is not considered market. In this instance no adjustment with regards to conditions of 

sale were considered necessary. 

Market Conditions 

The purpose of this adjustment is to bring the varying transaction dates of the comparables to an 
equal status current with the appraisal date by applying adjustments for changes in market conditions. 

Typically, both the buyer and the seller are aware of the changing market conditions. They also realize 

that it may take several months for a closing to take place. If the time between the purchase 

agreement date and the closing date is considerable, the price usually reflects the risk or holding 
costs. Purchase agreements very often do not come to fruition in the form of a sale. The date of the 

purchase agreement and the terms are considered a good indication of value, but a closed sale is 

considered a better measure.  The land sales included sold between May of 2004 and a current 
listing as of April of 2006.  

Over the past several years, general prices have witnessed continuing increases for industrial land in 

the area, as development continues to press outward from metropolitan areas as developable 

residential land becomes scarce.  Land prices within the immediate surrounding subject area have 
increased during the past few years at a rapid rate.  This is best described as the result of a number of 

economic factors that include a limited supply of rental housing and increased rental rates within the 

Bozeman area, limited development potential in the town of Three Forks due to a large portion of the 
undeveloped land area within a flood plain, and buyer preferences for ‘open space’ living.  A paired 

sales analysis of Land Sale No. 2 and 3 indicate that land prices have been increasing at a rate of 

25% per annum.  Similarly, Land Sale No. 2 and 5 indicate a market appreciation rate of 30%.  For 

purposes of this analysis, a market condition adjustment of 25% has been applied.  

Size Adjustment 

The subject consists of 1,724 acres and the comparables range from 131 and 640 acres in size.  A 

linear relationship is noted to exist being site size and price paid.  This is based upon the fact that the 
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larger the site the smaller the pool of potential buyers, the more limited the number of types of uses of 

a site, and the greater likelihood that maximum development of a site will be achieved.  For this 
analysis, a size adjustment was included as follows: 

Site Size     % Adjustment 
Less than 160 Acres    25% Superior 
160 to 320 Acres    20% Superior 
320 to 640 Acres    15% Superior 
Greater than 640 Acres   No Adjustment 

 
In this case, a downward adjustment was applied to each of the land sale comparables.   

Shape Adjustment 

This adjustment factor takes into consideration differences in shape.  In this instance, all of the sales 
were considered similar as compared to the subject with regards to shape characteristics.  

Soils/Topography Adjustment 

None of the comparables required adjustment within this category. 

Location Adjustment 

Each of the residential land sales was considered to be similar as compared to the subject property 

and no adjustment was considered warranted with regards to location characteristics. 

Density Adjustment 

This adjustment is based on the number of housing or commercial units to be developed relative to 

the gross land area.  Simply put, higher development density warrant higher prices paid per acre as 

compared to lesser developed properties.  For this analysis, a size adjustment was included as follows: 

Development Density    % Adjustment 
Less than 0.50 Units per Acre   10% Inferior 
0.50 to 0.99 Units per Acre   5% Inferior  
1.0 to 2.0 Units per Acre   No Adjustment 
Greater than 2.0 Acres    5% Inferior 

In this case, an upward adjustment has been applied to Land Sale No. 2, 3, 4, and 5 based on their 

lower development densities as compared to the subject property.  No other adjustments were 

considered warranted. 

Utilities/Infrastructure Adjustment 

The purpose of this adjustment is to compare the utilities and infrastructure, including development 
approvals in place as compared to the subject property.   As reported in the History section of this 

report, to date the subject property has incurred $2,337,351 in development costs which include 
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roads, rock quarrying equipment, planning and development approvals, etc.  These additional costs 

represent roughly 40% of the total costs incurred to date.  In the case of the comparable Master 
Development Land Sales, each of these sales has created additional value via planning and obtaining 

development approvals, and road construction.  

In this case, an upward adjustment of 40% has been applied to each of the land sale comparables as 

each of the properties was purchased as vacant agricultural land tracts with no roads, infrastructure, 
and only limited planning in place.  

Other Adjustment 

No adjustments were considered to be required herein.  

SUMMARY OF ADJUSTMENTS 

Based on the foregoing discussions, the following table presents the adjustments warranted to each 
sale, as compared to the subject.  The following adjustment grid implies a level of accuracy that may 

not exist in the current market.  However, the grid has been included in order to illustrate the 

magnitude of the warranted adjustments.  Use of an adjustment grid in making quantitative 

adjustments is only appropriate and reliable when the extent of adjustment for each particular factor is 
well supported and the dollar or percentage adjustment is derived through either paired sales analysis 

or other data relevant to the market.  In instances where paired sales and market data was not readily 

available, we used our best judgment to make a reasonable estimate for the appropriate warranted 
adjustment. 
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LAND SALES ADJUSTMENT GRID RESIDENTIAL LAND

Comparable Number 1 2 3 4 5 Subject
Transaction Type Sale Sale Sale Sale Sale
Transaction Date Jun-05 Mar-05 Apr-06 Apr-05 May-04
Zoning None None None None None
Actual Sale Price $995,000 $1,984,000 $3,312,000 $3,200,000 $1,376,000

Adjusted Sale Price 1 $995,000 $1,984,000 $3,312,000 $3,200,000 $1,376,000
Size (Acres) 131 320 404 640 320 1,724
Size (SF) 5,706,360 13,939,200 17,598,240 27,878,400 13,939,200 75,097,440
Number of Units 204 108 265 243 123 2,599
Density Per Acre 1.56 0.34 0.66 0.38 0.38 1.51
Price Per Acre $7,595 $6,200 $8,198 $5,000 $4,300
Price Per SF $0.17 $0.14 $0.19 $0.11 $0.10
Price Per Unit $4,877 $18,370 $12,498 $13,169 $11,187 ---
Price Per Acre $7,595 $6,200 $8,198 $5,000 $4,300
Property Rights Conveyed 0% 0% 0% 0% 0%
Financing Terms 1

0% 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0% 0%
Market Conditions 26% 32% 5% 30% 53%
Subtotal $9,573 $8,206 $8,620 $6,511 $6,589
Size -25% -20% -20% -15% -20%
Shape 0% 0% 0% 0% 0%
Topography/Soils 0% 0% 0% 0% 0%
Location 0% 0% 0% 0% 0%
Zoning/Density 0% 10% 5% 10% 10%
Utilities/Infrastructure 40% 40% 40% 40% 40%
Other 0% 0% 0% 0% 0%
Total Other Adjustments 15% 30% 25% 35% 30%

Value Indication for Subject $11,008 $10,667 $10,775 $8,790 $8,565

1 Transaction amount adjusted for cash equivalency and/or development costs (where applicable)

Compiled by CBRE
 

CONCLUSION 

Prior to adjustments, the chosen comparables ranged from $4,300 to $8,198 per acre, with a mean 

and median sales price of $6,259 and $6,200 per acre based on gross land area.  After all 

adjustments the comparables ranged from $8,565 to $11,008 per acre with a mean and median 
adjusted sales price of $9,961 and $10,667 per acre respectively. 

Based on the preceding analysis of each comparable and the foregoing adjustment grid additional 

weight has been accorded to Land Sale Comparable No. 1 and 3 based on their overall similarity as 
compared to the subject property.  The adjusted mean sale price amongst these comparable master 

developments was $10,892 per acre which is considerably higher than the overall adjusted mean sale 

price of $9,961 per acre based on gross land area.  The higher value estimate was considered well 

supported by the fact that each of the land sale comparables is considered to represent a serviant 
subdivision to the subject property.  
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In conclusion, a price per acre indication above the middle of the adjusted range was the most 

appropriate for the subject parcel.  

CONCLUDED LAND VALUE 'AS IS'

$ Per Acre Subject Acre Total

$10,500 x 1,724 = $18,102,000

$10,750 x 1,724 = $18,533,000

$11,000 x 1,724 = $18,964,000

Indicated Value: $18,525,000
Rounded: $18,525,000

Compiled by CBRE  

The value presented equates to approximately $10,745 per acre based on gross land area.  This falls 

above the range of $4,300 to $8,198 per acre as indicated by the comparable sales, which was 

considered reasonable based on the strong increasing market conditions in the immediate subject 
area and the subject’s dominant competitive market position relative to the residential subdivision sale 

comparables.  
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RECONCILIATION OF VALUE 

The value indications as evolved from the sales comparison approaches to value are summarized as 

follows: 

SUMMARY OF VALUE CONCLUSIONS
Sales Comparison Approach - Master Development Land Sales $18,525,000 

Sales Comparison Approach - Residential Subdivision Land Sales $18,525,000 
Reconciled Value $18,525,000 

Compiled by CBRE  

In the sales comparison approach, the subject property’s various land parcels are compared to similar 
properties that have been sold recently or for which listing prices or offers are known.  The sales used 

in this analysis are considered highly comparable to the subject, and the required adjustments were 

based on reasonable and well-supported rationale.  In addition, market participants are currently 
analyzing purchase prices on investment properties as they relate to available substitutes in the 

market.  Therefore, the sales comparison approach is considered to provide a reliable value 

indication.  
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value. CBRE is not aware of any title defects nor has it been advised of any 
unless such is specifically noted in the report.  CBRE, however, has not examined title and makes no representations 
relative to the condition thereof.  Documents dealing with liens, encumbrances, easements, deed restrictions, clouds 
and other conditions that may affect the quality of title have not been reviewed.  Insurance against financial loss 
resulting in claims that may arise out of defects in the subject property’s title should be sought from a qualified title 
company that issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the 
property or properties being appraised are structurally sound, seismically safe and code conforming; that all building 
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major deferred 
maintenance or repair required; that the roof and exterior are in good condition and free from intrusion by the 
elements; that the property or properties have been engineered in such a manner that the improvements, as currently 
constituted, conform to all applicable local, state, and federal building codes and ordinances.  CBRE professionals are 
not engineers and are not competent to judge matters of an engineering nature.  CBRE has not retained independent 
structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, makes no 
representations relative to the condition of improvements.  Unless otherwise specifically noted in the body of the report: 
no problems were brought to the attention of CBRE by ownership or management; CBRE inspected less than 100% of 
the entire interior and exterior portions of the improvements; and CBRE was not furnished any engineering studies by the 
owners or by the party requesting this appraisal.  If questions in these areas are critical to the decision process of the 
reader, the advice of competent engineering consultants should be obtained and relied upon.  It is specifically assumed 
that any knowledgeable and prudent purchaser would, as a precondition to closing a sale, obtain a satisfactory 
engineering report relative to the structural integrity of the property and the integrity of building systems.  Structural 
problems and/or building system problems may not be visually detectable.  If engineering consultants retained should 
report negative factors of a material nature, or if such are later discovered, relative to the condition of improvements, 
such information could have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if 
negative findings are reported by engineering consultants, CBRE reserves the right to amend the appraisal conclusions 
reported herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the 
property was not observed by the appraisers.  CBRE has no knowledge of the existence of such materials on or in the 
property.  CBRE, however, is not qualified to detect such substances.  The presence of substances such as asbestos, 
urea formaldehyde foam insulation, contaminated groundwater or other potentially hazardous materials may affect the 
value of the property.  The value estimate is predicated on the assumption that there is no such material on or in the 
property that would cause a loss in value.  No responsibility is assumed for any such conditions, or for any expertise or 
engineering knowledge required to discover them.  The client is urged to retain an expert in this field, if desired. 

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally inspect 
conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically considered in 
the appraisal. 

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part of real 
property, have been disregarded with only real property being considered in the report unless otherwise stated.  Any 
existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, are assumed to be 
completed in a workmanlike manner according to standard practices based upon the information submitted to CBRE  
This report may be subject to amendment upon re-inspection of the subject property subsequent to repairs, 
modifications, alterations and completed new construction.  Any estimate of Market Value is as of the date indicated; 
based upon the information, conditions and projected levels of operation. 

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons designated 
by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal 
report.  Unless otherwise specifically noted in the appraisal report, CBRE has no reason to believe that any of the data 
furnished contain any material error.  Information and data referred to in this paragraph include, without being limited 
to, numerical street addresses, lot and block numbers, Assessor’s Parcel Numbers, land dimensions, square footage 
area of the land, dimensions of the improvements, gross building areas, net rentable areas, usable areas, unit count, 
room count, rent schedules, income data, historical operating expenses, budgets, and related data.  Any material error 
in any of the above data could have a substantial impact on the conclusions reported.  Thus, CBRE reserves the right to 
amend conclusions reported if made aware of any such error.  Accordingly, the client-addressee should carefully review 
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all assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report and 
should immediately notify CBRE of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the Letter of 
Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the purchasing power 
of the American Dollar on that date.  This appraisal is based on market conditions existing as of the date of this 
appraisal.  Under the terms of the engagement, we will have no obligation to revise this report to reflect events or 
conditions which occur subsequent to the date of the appraisal.  However, CBRE will be available to discuss the 
necessity for revision resulting from changes in economic or market factors affecting the subject. 

7. CBRE assumes no private deed restrictions, limiting the use of the subject property in any way. 

8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface rights of 
value involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with extraction or 
exploration of such elements considered unless otherwise stated in this appraisal report.  Unless otherwise stated it is 
also assumed that there are no air or development rights of value that may be transferred. 

9. CBRE is not aware of any contemplated public initiatives, governmental development controls, or rent controls that 
would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with market 
fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, and 
conclusions surrounding the offering.  The value estimate(s) consider the productivity and relative attractiveness of the 
property, both physically and economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the 
information and assumptions contained within the report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current market 
expectations of future income and expenses.  The achievement of the financial projections will be affected by fluctuating 
economic conditions and is dependent upon other future occurrences that cannot be assured.  Actual results may vary 
from the projections considered herein.  CBRE does not warrant these forecasts will occur.  Projections may be affected 
by circumstances beyond the current realm of knowledge or control of CBRE 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any direct 
or indirect recommendation of CBRE to buy, sell, or hold the properties at the value stated.  Such decisions involve 
substantial investment strategy questions and must be specifically addressed in consultation form. 

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or 
regulations governing use, density, or shape are being considered.  The property is appraised assuming that all required 
licenses, certificates of occupancy, consents, or other legislative or administrative authority from any local, state, nor 
national government or private entity or organization have been or can be obtained or renewed for any use on which 
the value estimates contained in this report is based, unless otherwise stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or 
copies hereof be transmitted to third parties without said consent, which consent CBRE reserves the right to deny.  
Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys, 
accountants, or advisors of the client-addressee.  Also exempt from this restriction is transmission of the report to any 
court, governmental authority, or regulatory agency having jurisdiction over the party/parties for whom this appraisal 
was prepared, provided that this report and/or its contents shall not be published, in whole or in part, in any public 
document without the express written consent of CBRE which consent CBRE reserves the right to deny.  Finally, this 
report shall not be advertised to the public or otherwise used to induce a third party to purchase the property or to make 
a “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 1933, as 
amended.  Any third party, not covered by the exemptions herein, who may possess this report, is advised that they 
should rely on their own independently secured advice for any decision in connection with this property.  CBRE shall 
have no accountability or responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title into 
fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been set forth in 
the report. 

16. The distribution of the total valuation in this report between land and improvements applies only under the existing 
program of utilization.  Component values for land and/or buildings are not intended to be used in conjunction with 
any other property or appraisal and are invalid if so used. 
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17. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes only and 
are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically stated, data 
relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and 
reliable.  None of the exhibits are to be removed, reproduced, or used apart from this report. 

18. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or 
knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed presume that 
environmental and other governmental restrictions/conditions by applicable agencies have been met, including but not 
limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, 
allowable uses, building codes, permits, licenses, etc.  No survey, engineering study or architectural analysis has been 
made known to CBRE  unless otherwise stated within the body of this report.  If the Consultant has not been supplied 
with a termite inspection, survey or occupancy permit, no responsibility or representation is assumed or made for any 
costs associated with obtaining same or for any deficiencies discovered before or after they are obtained.  No 
representation or warranty is made concerning obtaining these items.  CBRE assumes no responsibility for any costs or 
consequences arising due to the need, or the lack of need, for flood hazard insurance.  An agent for the Federal Flood 
Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance. 

19. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special 
assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in full, comprehend 
and thus become aware of the aforementioned contingencies and limiting conditions.  Neither the Appraiser nor CBRE 
assumes responsibility for any situation arising out of the Client’s failure to become familiar with and understand the 
same.  The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting 
profession if so desired. 

20. CBRE assumes that the subject property analyzed herein will be under prudent and competent management and 
ownership; neither inefficient or super-efficient. 

21. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and 
laws unless noncompliance is stated, defined and considered in the appraisal report. 

22. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed to be 
correct.  It is further assumed that no encroachments to the realty exist. 

23. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of 
possible readily achievable barrier removal construction items in this report, CBRE has not made a specific compliance 
survey and analysis of this property to determine whether it is in conformance 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 ADA.  If so, this 
fact could have a negative effect on the value estimated herein.  Since CBRE has no specific information relating to this 
issue, nor is CBRE qualified to make such an assessment, the effect of any possible non-compliance with the 
requirements of the ADA was not considered in estimating the value of the subject property. 

24. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
proximately result in damage to Appraiser.  The Client shall indemnify and hold Appraiser harmless from any claims, 
expenses, judgments or other items or costs arising as a result of the Client’s failure or the failure of any of the Client’s 
agents to provide a complete copy of the appraisal report to any third party.  In the event of any litigation between the 
parties, the prevailing party to such litigation shall be entitled to recover from the other reasonable attorney fees and 
costs. 

25. The report is for the sole use of the client; however, client may provide only complete, final copies of the appraisal 
report in its entirety (but not component parts) to third parties who shall review such reports in connection with loan 
underwriting or securitization efforts. Appraiser is not required to explain or testify as to appraisal results other than to 
respond to the client for routine and customary questions. Please note that our consent to allow an appraisal report 
prepared by CBRE or portions of such report, to become part of or be referenced in any public offering, the granting of 
such consent will be at our sole discretion and, if given, will be on condition that we will be provided with an 
Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactory to us, by a party satisfactory to 
us. We do consent to your submission of the reports to rating agencies, loan participants or your auditors in its entirety 
(but not component parts) without the need to provide us with an Indemnification Agreement and/or Non-Reliance 
letter. 

26. As part of the client’s requested scope of work, an estimate of insurable value is provided herein. CBRE has followed 
traditional appraisal standards to develop a reasonable calculation based upon industry practices and industry accepted 
publications such as the Marshal Valuation Service handbook. The methodology employed is a derivation of the cost 
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approach which is primarily used as an academic exercise to help support the market value estimate and therefore is 
not reliable for Insurable Value estimates. Actual construction costs and related estimates can vary greatly from this 
estimate.   

This analysis should not be relied upon to determine proper insurance coverage which can only be properly estimated 
by consultants considered experts in cost estimation and insurance underwriting. It is provided to aid the 
client/reader/user as part of their overall decision making process and no representations or warranties are made by 
CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any 
estimate of insurable value. 
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assessed value  Assessed value applies in ad valorem 
taxation and refers to the value of a property according 
to the tax rolls.  Assessed value may not conform to 
market value, but it is usually calculated in relation to a 
market value base. †  

cash equivalency  The procedure in which the sale 
prices of comparable properties sold with atypical 
financing are adjusted to reflect typical market terms. 

contract, coupon, face, or nominal rent  The 
nominal rent payment specified in the lease contract.  It 
does not reflect any offsets for free rent, unusual tenant 
improvement conditions, or other factors that may 
modify the effective rent payment. 

coupon rent   
See  Contract, Coupon, Face, or Nominal Rent 

effective rent  1) The rental rate net of financial 
concessions such as periods of no rent during a lease 
term; may be calculated on a discounted basis, 
reflecting the time value of money, or on a simple, 
straight-line basis. ‡  2) The economic rent paid by the 
lessee when normalized to account for financial 
concessions, such as escalation clauses, and other 
factors.  Contract, or normal, rents must be converted 
to effective rents to form a consistent basis of 
comparison between comparables. 

excess land  In regard to an improved site, the land not 
needed to serve or support the existing improvement.  
In regard to a vacant site or a site considered as 
though vacant, the land no needed to accommodate 
the site’s primary highest and best use.  Such land may 
be separated from the larger site and have its own 
highest and best use, or it may allow for future 
expansion of the existing or anticipated improvement.  
See also surplus land. ‡ 

face rent 
See  Contract, Coupon, Face, or Nominal Rent 

fee simple estate  Absolute ownership unencumbered 
by any other interest or estate, subject only to the 
limitations imposed by the governmental powers of 
taxation, eminent domain, police power, and escheat. ‡ 

floor area ratio (FAR)  The relationship between the 
above-ground floor area of a building, as described by 
the building code, and the area of the plot on which it 
stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the 
permissible floor area of a building is twice the total 
land area; also called building-to-land ratio. ‡ 

full service lease  A lease in which rent covers all 
operating expenses.  Typically, full service leases are 

combined with an expense stop, the expense level 
covered by the contract lease payment.  Increases in 
expenses above the expense stop level are passed 
through to the tenant and are known as expense pass-
throughs. 

going concern value  Going concern value is the 
value of a proven property operation.  It includes the 
incremental value associated with the business concern, 
which is distinct from the value of the real estate only.  
Going concern value includes an intangible 
enhancement of the value of an operating business 
enterprise which is produced by the assemblage of the 
land, building, labor, equipment, and marketing 
operation.  This process creates an economically viable 
business that is expected to continue.  Going concern 
value refers to the total value of a property, including 
both real property and intangible personal property 
attributed to the business value. † 

gross building area (GBA)  The sum of all areas at 
each floor as measured to the exterior walls. 

insurable value  Insurable Value is based on the 
replacement and/or reproduction cost of physical items 
that are subject to loss from hazards.  Insurable value is 
that portion of the value of an asset or asset group that 
is acknowledged or recognized under the provisions of 
an applicable loss insurance policy.  This value is often 
controlled by state law and varies from state to state. † 

investment value  Investment value is the value of an 
investment to a particular investor based on his or her 
investment requirements.  In contrast to market value, 
investment value is value to an individual, not value in 
the marketplace.  Investment value reflects the 
subjective relationship between a particular investor 
and a given investment.  When measured in dollars, 
investment value is the price an investor would pay for 
an investment in light of its perceived capacity to satisfy 
his or her desires, needs, or investment goals.  To 
estimate investment value, specific investment criteria 
must be known.  Criteria to evaluate a real estate 
investment are not necessarily set down by the 
individual investor; they may be established by an 
expert on real estate and its value, that is, an appraiser. 

† 

leased fee 
See leased fee estate 

leased fee estate  An ownership interest held by a 
landlord with the right of use and occupancy conveyed 
by lease to others.  The rights of the lessor (the leased 
fee owner) and the leased fee are specified by contract 
terms contained within the lease.‡ 



ROLLING GLEN RANCH MASTER DEVELOPMENT ADDENDUM A 

 

leasehold 
See leasehold estate 

leasehold estate  The interest held by the lessee (the 
tenant or renter) through a lease conveying the rights of 
use and occupancy for a stated term under certain 
conditions.‡ 

load factor  The amount added to usable area to 
calculate the rentable area.  It is also referred to as a 
“rentable add-on factor” which, according to BOMA, 
“is computed by dividing the difference between the 
usable square footage and rentable square footage by 
the amount of the usable area.  Convert the figure into 
a percentage by multiplying by 100. 

market rent  The most probable rent that a property 
should bring in a competitive and open market 
reflecting all conditions and restrictions of the specified 
lease agreement including term, rental adjustment and 
revaluation, permitted uses, use restrictions, and 
expense obligations. ‡ 

market value  Market value is one of the central 
concepts of the appraisal practice.   Market value is 
differentiated from other types of value in that it is 
created by the collective patterns of the market.  Market 
value means the most probable price which a property 
should bring in a competitive and open market under 
all conditions requisite to a fair sale, the buyer and 
seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus.  
Implicit in this definition is the consummation of a sale 
as of a specified date and the passing of title from 
seller  to buyer under conditions whereby:  1) A 
reasonable time is allowed for exposure in the open 
market;  2) Both parties are well informed or well 
advised, and acting in what they consider their own 
best interests;  3) Buyer and seller are typically 
motivated;  4) Payment is made in terms of cash in U.S.  
dollars or in terms of financial arrangements 
comparable thereto; and  5) The price represents the 
normal consideration for the property sold unaffected 
by special or creative financing or sales concessions 
granted by anyone associated with the sale.§ 

marketing period  The time it takes an interest in real 
property to sell on the market subsequent to the date of 
an appraisal. ‡ 

net lease  Lease in which all or some of the operating 
expenses are paid directly by the tenant.  The landlord 
never takes possession of the expense payment.  In a 
Triple Net Lease all operating expenses are the 
responsibility of the tenant, including property taxes, 
insurance, interior maintenance, and other 
miscellaneous expenses.  However, management fees 
and exterior maintenance are often the responsibility of 

the lessor in a triple net lease.  A modified net lease is 
one in which some expenses are paid separately by the 
tenant and some are included in the rent. 

net rentable area (NRA)  1) The area on which rent 
is computed.  2) The Rentable Area of a floor shall be 
computed by measuring to the inside finished surface of 
the dominant portion of the permanent outer building 
walls, excluding any major vertical penetrations of the 
floor.  No deductions shall be made for columns and 
projections necessary to the building.  Include space 
such as mechanical room, janitorial room, restrooms, 
and lobby of the floor. *  

nominal rent 
See   Contract, Coupon, Face, or Nominal Rent 

occupancy rate  The relationship or ratio between the 
income received from the rented units in a property and 
the income that would be received if all the units were 
occupied.‡ 

prospective future value “upon completion of 
construction”  Prospective future value “upon 
completion of construction” is the prospective value of 
a property on the future date that construction is 
completed, based upon market conditions forecast to 
exist, as of that completion date.  The value estimate at 
this stage is stated in current dollars unless otherwise 
indicated. 

prospective future value “upon reaching 
stabilized occupancy”  Prospective future value 
“upon reaching stabilized occupancy” is the 
prospective value of a property at a future point in time 
when all improvements have been physically 
constructed and the property has been leased to its 
optimum level of long-term occupancy.  The value 
estimate at this stage is stated in current dollars unless 
otherwise indicated. 

reasonable exposure time  The estimated length of 
time the property interest being appraised would have 
been offered on the market prior to the hypothetical 
consummation of a sale at market value on the 
effective date of the appraisal; a retrospective estimate 
based upon an analysis of past events assuming a 
competitive and open market. ††  

rent 
See  
full service lease 
net lease 
market rent 
contract, coupon, face, or nominal rent 
effective rent 



ROLLING GLEN RANCH MASTER DEVELOPMENT ADDENDUM A 

 

shell space  Space which has not had any interior 
finishing installed, including even basic improvements 
such as ceilings and interior walls, as well as partitions, 
floor coverings, wall coverings, etc.. 

surplus land  Land not necessary to support the highest 
and best use of the existing improvement but, because 
of physical limitations, building placement, or 
neighborhood norms, cannot be sold off separately.  
Such land may or may not contribute positively to value 
and may or may not accommodate future expansion of 
an existing or anticipated improvement.  See also 
excess land. ‡ 

usable area  1) The area actually used by individual 
tenants.  2) The Usable Area of an office building is 
computed by measuring to the finished surface of the 
office side of corridor and other permanent walls, to 
the center of partitions that separate the office from 
adjoining usable areas, and to the inside finished 
surface of the dominant portion of the permanent outer 
building walls.  Excludes areas such as mechanical 
rooms, janitorial room, restrooms, lobby, and any 
major vertical penetrations of a multi-tenant floor. * 

use value  Use value is a concept based on the 
productivity of an economic good.  Use value is the 
value a specific property has for a specific use.  Use 
value focuses on the value the real estate contributes to 
the enterprise of which it is a part, without regard to the 
property’s highest and best use or the monetary 
amount that might be realized upon its sale. † 

value appraised  During the real estate development 
process, a property typically progresses from a state of 
unimproved land to construction of improvements to 
stabilized occupancy.  In general, the market value 
associated with the property increases during these 
stages of development.  After reaching stabilized 
occupancy, ongoing forces affect the property during its 
life, including a physical wear and tear, changing 
market conditions, etc.  These factors continually 
influence the property’s market value at any given point 
in time.  
See also 
market value “as is” on the appraisal date 
market value “as if complete” on the appraisal date 
prospective future value “upon completion of 

construction” 
prospective future value “upon reaching stabilized 

occupancy” 

                                               
† The Appraisal of Real Estate, Twelfth Edition, Appraisal 
Institute, 2001. 

‡ The Dictionary of Real Estate Appraisal, Fourth Edition, 
2002.

§ The Office of the Comptroller of the Currency, 12 CFR Part 
34, Subpart C, �34.42(f), August 24, 1990.  This definition is 
compatible with the definition of market value contained in 
The Dictionary of Real Estate Appraisal, Third Edition, and 
the Uniform Standards of Professional Appraisal Practice 
adopted by the Appraisal Standards Board of The Appraisal 
Foundation, 1992 edition.  This definition is also compatible 
with the OTS, RTC, FDIC, NCUA, and the Board of 
Governors of the Federal Reserve System definition of 
market value. 

* 2000 BOMA Experience Exchange Report, 
Income/Expense Analysis for Office Buildings (Building 
Owners and Managers Association, 2000) 

†† Statement on Appraisal Standard No. 6, Appraisal 
Standards Board of The Appraisal Foundation, September 
19, 1992. 
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ADDENDUM B 

ADDITIONAL PHOTOGRAPHS 
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VIEW OF THE SUBJECT FACING NORTHWEST 

 

 
VIEW OF THE SUBJECT FACING WEST 
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VIEW OF A TYPICAL INTERIOR ROAD FACING NORTH 

 

 
VIEW OF A TYPICAL ROAD FACING SOUTH 
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ADDENDUM C 

COMPARABLE LAND SALES



PLANNED DEVELOPMENT LAND SALE No. 1

170 DR Road
Austin,CO 81410
Delta

 Comments 

This property consists of 300 acres of orchard plus 1,900 acres of dividable lower acreage.  The property is
located in western Colorado.  The property is surrounded by mountains and has several sources of water.  The
Grand Mesa mountain is north of the property.  The property has access from Highwya 65.

Antelope Hills

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Listing

Listing
Listing
not recorded

Not Available
$19,000,000

$19,000,000
$0
$19,000,000
Bray Commercial/Loopnet

Planned DevelopmentType:

N/A
2/2007

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

2175.0000

Gently Rolling
Irregular
No sewer

N/A
N/A
AFT

Gross Usable
2175.0000

94,743,000 94,743,000

N/A
N/A

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Vacant land
Planned development
$8,735
$0.20
N/A
N/A

Frontage: N/A;



RESIDENTIAL SUBDIVISION LAND SALE No. 2

Between Vollmer Road and Meridian
Unincorporated,CO
El Paso

 Comments 

Parcels: 5200000235, 5211000001 and 011, 5100000278, 5200000236 and 237 and 302, 5201000001,
5212000002.

According to the buyer, there is a conservation easement over 1,045 acres of the site with and additional 84
acres set aside for ROW.  Thus, the net developable size is estimated to be 1,248 acres.  This is typical within
the Black Forest to have conservation easements and to be zoned rural residential development.

The purchasers intentions is to develop 500SFD estate lots in average size of 2.5 acres each.  Infrastructure will
be limited and each house is expected to have a septic tank.

Sale was split into two transactions, final purchase price and an additional 1031 exhange amounting to the total
purchase price of $25,528,980.

Black Forest Rural Residential Site

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Arkansas-Platte and Gulf
Infinity Land Corp. (dba Morley
206082435

Not Available
$25,528,980

$25,528,980
$0
$25,528,980
Jim Hamel of Morley Co. (719)-

Residential SubdivisionType:

N/A
6/2006

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

Multiple - See notes
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

2377.0000

Gently Rolling
Irregular
Assumed near site

N/A
N/A
RR3

Gross Usable
2377.0000

**,***,*** **,***,***

N/A

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

raw land
Finished residential lots
$10,740
$0.25
N/A
N/A

Frontage: N/A;



RESIDENTIAL SUBDIVISION LAND SALE No. 3

11855 Squirrel Creek Rd
Colorado Springs,CO 80903
El Paso

 Comments 

The parcels included in the transaction include: 46000-00-051, 56000-00-002, 56000-00-153, 56030-00-002,
56030-00-003, 56030-00-004, 56030-00-006, 56030-00-007.

Legal Description: Lots 3, 4 & Por S2 NW4 Sec 6 T16S R64W & Lengthly legal refer to Deed.

Kane Ranch, a 2,450 acre parcel, located just south of Fountain (approximately 10 miles from the Property).  The
Property was purchased for $25 million or $10,204 per acre.  Kane Ranch, developed by Morley Brothers is
expected to include about 5,500 single family lots, several multifamily communities, two regional parks, several
grade level schools, and five community centers.

Currently directly neighboring a landfill to the south.

Kane Ranch

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Morley Companies Family
Corundum Properties V, LLC
206031615

Not Available
$25,000,000

$25,000,000
$0
$25,000,000

Residential SubdivisionType:

N/A
3/2006

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

Multiple - See notes
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

2451.1478

Rolling
Irregular
Assumed near site

N/A
N/A
RR3

Gross Usable
2451.1478

**,***,*** **,***,***

N/A

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Vacant
Expected Residential use
$10,199
$0.23
N/A
N/A

Frontage: Squirrel Creek Rd;



PLANNED DEVELOPMENT LAND SALE No. 4

Westshore Drive
Moses Lake,WA 98837
Grant

 Comments 

This is the purchase of the land for phase two of Moses Pointe development in central Washington.  Moses Lake
is approximately 150 miles east of Seattle and is the second largest freshwater lake in Washington.  Phase 1 of
the development includes a golf course and the combined development will contain single family homes,
multi-family residential development, an RV park, and commercial use including a hotel.  Residential lot prices will
be approximately $150,000 to $225,000 for water views, $200,000 for golf course views, and $100,000 for
standard lots.  This is the first major development in the Moses Lake area but additional development has
begun since this project was started.  The acreage, total price, and sale date are approximate.

Moses Pointe Phase 2

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Westshore Improvements, LLC
Moses Pointe
N/A

Cash to Seller
$7,084,800

$7,084,800
$0
$7,084,800
Bob Keyes/Scott Wagner-grantee

Planned DevelopmentType:

N/A
10/2006

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

800.0000

Moderate Slope
Irregular
All

N/A
N/A
PUD

Gross Usable
800.0000

34,848,000 34,848,000

N/A

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

vacant land
Master Planned Community
$8,856
$0.20
N/A
N/A

Frontage: Westshore Drive; Moses Lake



RESIDENTIAL SUBDIVISION LAND SALE No. 5

S. of Perry Park Road/E. of SH 105
Larkspur,CO 80104
Douglas

 Comments 

This property was purchased for the development of a residential subdivision based around an equestrian
facility.  It was purchased by the M3 Company, which has developed simialr properties in Arizona.  Current plans
call for 106 residential tracts, ranging in size from 2.5 to 20-acres.  Sales prices for the lots range from $650,000
to $2,000,000, with an average of $1,200,000.  The $8,000,000 outdorr/indoor equestrian center will contain 80
stalls.  The development will also feature a recreational center and four cabins for common use.  Additional
amenities include a working ranch segment, 4H barns and a ranch camp.  Water to the proposed improvements
will be provided by a metropolitan district, as the buyer subsequently transfered its rights.

Sandstone Ranch

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Fazio Family, LP
AR Sandstone, LLC
2006007964

Cash to Seller
$22,500,000

$22,500,000
$0
$22,500,000
Buyer/Douglas County Assessor

Residential SubdivisionType:

15 months
1/2006

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

2609-250-00-036, mult.
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

2100.0000

Rolling

All to site

N/A
N/A
Agricultural

Gross Usable
2100.0000

91,476,000 91,476,000

106

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Agricultural Land
Residential
$10,714
$0.25
$212,264
N/A

Frontage: N/A;



PLANNED DEVELOPMENT LAND SALE No. 6

South side of Crowfoot Valley Rd, East
Unincorporated,CO
Douglas

 Comments 

Parcels: 2349-170-00-016 & 2349-300-00-004

Property is located in unincorporated Douglas County, just outside the town of Castle Rock.  The area along
Crowfoot Valley Road contains primarily residential development and vacant land availible for future
development.  Castle Rock and I-25 are located just 3 miles to the southwest.  The subject was a southern
portion of a larger propsed master planned community, all owned by Mississippi Partnership.  In 2001, Lowes
Enterprise began negotiations for the property.  Douglas County agreed to seperate the subject's 2,043 acres
from the rest of the development.  In 2004 Douglas County approved the Canyons South PLanned
Development.  In 2005, Lowe Enterprise closed on the purchase of the property.

The original purchase price was based on an old unbuildable PUD.

Land uses for the Canyons South Planned Development include: single family residential (968 units on 698
acres), open space (504.5 acres), parks (468.5 acres), schools (37 acres), golf course (298 acres), and right of
ways (37 acres).  There are 16 planning areas for the residential component.  Golf course is to be designed by
Rees Jones and will include 18-hole championship course, 9-hole par 3 course, practice facilities, and 28,000 sq
ft clubhouse.  Homes are expected to sell in the $450,000 to over $1,000,000 range.

The Canyons South - Land

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Mississippi Partnership
Canyons South LLC
2005007659

Not Available
$23,500,000

$23,500,000
$0
$23,500,000
John Waggoner w/ Lowe

Planned DevelopmentType:

N/A
1/2005

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

Multiple - See notes
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

2043.0000

Rolling
Irregular
All too site

N/A
N/A
PDNU

Gross Usable
2043.0000

88,993,080 88,993,080

N/A

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

raw land
Master planned community
$11,502
$0.26
N/A
N/A

Frontage: N/A;



RESIDENTIAL SUBDIVISION LAND SALE No. 1

xxx Price Road
Three Forks,MT 59572
Broadwater

 Comments 

This comparable site is located to the north of the northeast corner of the Rolling Glen Ranch Master
Development, east of Rolling Glen Ranch Phase 1-4 subdivision, and to the north of the proposed Price Hills
residential subdivision.  At the time of sale the property consisted of 131 acres that included a single family
residence.  The single family residence has not been given any additional value as the property was considered
to be likely to be either moved or demolished to keep in conformity with the overall new development. 

According to the buyer the site was purchased for development of 204 residential lots.

Broadwater Lakes

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Bernie Jones
Community West Development
NA

Cash to Seller
$995,000

$995,000
$0
$995,000
Buyer.

Residential SubdivisionType:

N/A
6/2005

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

131.0000

Gently Rolling
Irregular
None

N/A
N/A
PUD

Gross Usable
131.0000

5,706,360 5,706,360

204
N/A

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Agricultural
Residential subdivision
$7,595
$0.17
$4,877
N/A

Frontage: Price Road;



RESIDENTIAL SUBDIVISION LAND SALE No. 2

Wheatland Road
Three Forks,MT 59572
Broadwater

 Comments 

This comparable development is located adjacent to the east of the Rolling Glen Ranch Master Development in
Three Forks, Montana.  The property was agricultural land at the time of sale and was reportedly purchased
contingent upon approval of a residential subdivision.  Subsequent to the sale the property was approved for
development of 108 lots.

According to sale representative, Ms. Susan Frye lot sizes range from 2 to 6 acres with lot prices priced at
approximately $20,000 per acre.

Morning Sky Residential Development

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Mike Scott
Dave Smith
NA

Market Terms
$1,984,000

$1,984,000
$0
$1,984,000
Buyer.

Residential SubdivisionType:

N/A
3/2005

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

320.0000

Gently Rolling
Rectangular
None

N/A
N/A
PUD

Gross Usable
320.0000

13,939,200 13,939,200

108

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Agricultural
Residential Subdivision
$6,200
$0.14
$18,370
N/A

Frontage: Wheatland Road;



RESIDENTIAL SUBDIVISION LAND SALE No. 3

xxxx Price Road
Three Forks,MT 59572
Broadwater

 Comments 

This comparable site is located adjacent to the northeast corner of the Rolling Glen Ranch Master Development.
The property was vacant agricultural land that was purchased for development as a residential subdivision.
Furthermore, the site did not have roads or infrastructure in place.

At the time of sale the property had applied for development of 265 residential acreage lots but had not
received plat approval.  Approval of the proposed plat was considered likely based on the surrounding land uses
which include Rolling Glen Ranch to the west, Wheatland Meadows, a 123 lot subdivision, to the south, and
Broadwater Lakes, a 204 lot subdivision located to the north.

Price Hills Subdivision

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Don Dkyema
Stephanie Slocum
NA

Market Terms
$3,312,000

$3,312,000
$0
$3,312,000
Buyer.

Residential SubdivisionType:

N/A
4/2006

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

404.0000

Generally Level
Irregular
None

N/A
N/A
PUD

Gross Usable
404.0000

17,598,240 17,598,240

265

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Agricultural
Residential Subdivision
$8,198
$0.19
$12,498
N/A

Frontage: Price Road;



RESIDENTIAL SUBDIVISION LAND SALE No. 4

xxxx Wheatland Road
Three Forks,MT 59572
Broadwater

 Comments 

This comparable property is located along Wheatland Road to the south of the Rolling Glen Ranch Master
Development.  The development consists of an 1,100 acre site that includes roughly 500 acres of West Side
Trails are designated as open space. This sale which consists of 640 acres was purchased for development of
243 residential homesites.  According to the seller representative, Mr.  of May of 2007 19 of the lots were under
contract for sale with lot prices ranging from $49,000 to $109,000.  Retail prices start at $26,585 on an acreage
basis. The overall absorption of the Westside Trails subdivision was 1.58 lots per month.

Westside Trails

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Kimm Brothers
Kurt Van Dyken
NA

Market Terms
$3,200,000

$3,200,000
$0
$3,200,000
Buyer.

Residential SubdivisionType:

N/A
4/2005

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

640.0000

Gently Rolling
Rectangular
None

N/A
N/A
PUD

Gross Usable
640.0000

27,878,400 27,878,400

243

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Agricultural
Residential Subvidision
$5,000
$0.11
$13,169
N/A

Frontage: Wheatland Road;



RESIDENTIAL SUBDIVISION LAND SALE No. 5

MT Hwy 287 & Wheatland Road
Three Forks,MT 59752
Gallatin

 Comments 

This comparable property is located less approximately one-half mile east of the Rolling Glen Ranch Master
Development in Three Forks, Montana.  The property which totals 320 acres was purchased subject to plat
approval for a residential development.  The site was subsequently approved for development of 123 lots,
including 14 commercial lots, ranging from 2 to 14 acres in size.  At the time of sale the property was an
agricultural property with no roads, utilities, or infrastructure in place. 

According to the developer, marketing of the development began approximately 1 year ago with 29 sold as of
May of 2007.  This indicates an absorption rate of  units per 2.9 lots per month. The retail price of the residential
lots ranges from $37,500 to $89,900 or $17,900 per acre. The commercial lots range in price from $64,000 to
$169,900 with 2 lots sold during the same time period.

Wheatland Meadows

Location:

County:

 Location Data 

 Physical Data 

  Sale Data
Sale

Joanne Johnson
Schogia, LLC
NA

Market Terms
$1,376,000

$1,376,000
$0
$1,376,000

Residential SubdivisionType:

N/A
5/2004

Transaction Type:

Sale Price:

Date:
Marketing Time:
Grantor:
Grantee:
Document No.:

Financing:
Cash Eq.Price:

Adj. Sale Price:
Verification:

N/A
N/AAtlas Ref:

Assessor's Parcel No:

Land Area:

Max FAR:

Acres:
Square Feet:

Topography:
Shape:
Utilities:
Zoning:
Allowable Bldg Area:
Floor Area Ratio:
No. of units:

320.0000

Gently Rolling
Rectangular
None

N/A
N/A
PUD

Gross Usable
320.0000

13,939,200 13,939,200

123

Onsite/Offsite Costs:

 Analysis

Use At Sale:

Price Per SF of Bldg:

Proposed Use or Dev.
Price Per Acre:
Price Per SF of Land:
Price Per Unit:

Agricultural
Residential Subdivision
$4,300
$0.10
$11,187
N/A

Frontage: Wheatland Road; MT Highway 287



ROLLING GLEN RANCH MASTER DEVELOPMENT ADDENDUM D 

 

ADDENDUM D 

LEGAL DESCRIPTION 

 



LEGAL DESCRIPTION 

 

Property Identification Numbers (PID): 000J240090 and 000J240005 

 

Legally described as follows: Township 2 North, Range 1 East, P.M.M. 

Section 5: Lots 1, 2, 3, South ½ Northeast 1/4 , Southeast ¼ Northwest ¼  South1/2, EXCEPTING 
THEREFROM the West ½ Northwest ¼ and FURTHER EXCEPTING Rahn Minor Subdivision as shown 

on Plat recorded in Book 1 of Plats, page 629.  

 

Section 6: Southeast ¼ 

Section 7: Lots 1, 2, 3, 4; East ½ West ½; East ½ 

Section 8: West ½ 

Broadwater County, Montana. 



ROLLING GLEN RANCH MASTER DEVELOPMENT ADDENDUM E 

 

ADDENDUM E 

ZONING CODE 



 

14 

October 30, 2006 

 

 

FLOW SHEET
PRELIMINARY PLAT PROCESS 

Pre-application meeting:
Must be done within 180 days 
of submittal

Preliminary Plat Submittal:
The submittal must include everything 
required by Broadwater County 
Subdivision Regulations

Element Review:
After submitting the preliminary plat application the 
County has five (5) working days to review the submittal 
for element "complete".  If the application is deemed 
"complete it goes on to sufficiency review.  If it is 
"incomplete" a letter will be sent stating what is missing. 
And the five (5) day review period starts all over once 
new information is received. The sufficiency review can 
only begin once the submittal is deemed element 
"complete".

Sufficiency Review:
The County has fifteen (15) working days to review the 
submittal for sufficiency.  If the submittal is deemed 
"sufficient" the process is determined by the type of 
subdivision.  The process cannot continue until 
sufficiency has been granted.  Each time an insufficient 
letter is sent out the County has another fifteen (15) 
working days to review the additional supplemental 
information provided.

Major:
A major is a subdivision creating 

more than five (5) lots

Is the subdivision a Major, Minor 
or Subsequent Minor?

Subsequent Minor:
A minor subdivision that is not 

considered a first minor.

Minor:
A minor subdivision is a subdivision 

creating five (5) or fewer lots

Sixty (60) working day review period 
begins once the subdivision is 
deemed sufficient.

Thirty-five (35) working day review 
period begins once  the subdivison is 
deemed sufficient.

Thirty-five (35) working day review 
begins once the subdivision is 
deemed sufficient.

Public Hearing

Planning Board Meeting

Commissioners Meeting
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TABLE 1: Road Design Standards for Subdivisions
 Terrain Major Collector Minor Collector Local Road 

Medium to High 

Density 

Local Road Low 

Density 

Level 55 50 30 40 

Rolling 45 40 25 30 

Design Speed  (MPH) 

Mountainous 45 30 20 20 

Level 575 575 250 250 

Rolling 440 440 175 175 

Curvature-Minimum at 

Centerline (feet) 

Mountainous 330 300 110 110 

Level per AASHTO 425 200 200 

Rolling " 305 150 150 

Minimum Stopping Sight 

Distance (feet) 

Mountainous " 200 110 110 

Level per AASHTO 6% 6% 6% 

Rolling " 8% 9% 9% 

Maximum Grade 

Mountainous " 10% 11% 11% 

Minimum Roadway Width 

(feet) 

 36-40 28-32 24 24 

Length of Maximum Grade 

(feet) 

 per AASHTO per AASHTO per AASHTO per AASHTO 

Minimum Grade  0.5% 0.5% 0.5% 1% 

Superelevation  per AASHTO per AASHTO N/A N/A 

Minimum Intersection 

Spacing (feet) 

 500 or as 

determined by 

state agency 

275 100 150 

Driveway Spacing (feet)  45 45 40 40 

Maximum Length of Cul-de-

Sac (feet) 

 Not Allowed Not Allowed 1500 1500 

Minimum Radius of Cul-de-

Sac (feet) 

 Not Allowed Not Allowed 40 40 

Minimum Radius of cul-de-

sac right-of-way width (feet) 

 Not Allowed Not Allowed 50 50 

Level 300 255 120 170 

Rolling 210 170 95 120 

Sight Distance Triangle (feet) 

Mountainous 210 120 80 80 

Minimum Right of Way 

Width (feet) 

 100 80 60 60 

Vertical Clearance (feet)  16.5 16.5 14.5 14.5 

Intersection Curb Return Radii 

(feet) 

 25 25 15 15 

Minimum Sidewalk Width 

(feet) 

 5 5 5 5 

Sidewalk Offset From Back of 

Curb (feet) 

 5-10 5-10 5 N/A 

Bike Lane Width (feet)  4-8 4-8 N/A N/A 

Minimum Culvert Diameter 

(inches) 

 18 15 15 15 

Minimum Culvert Cover (feet)  Supplier’s 

Recommendation 

Supplier’s 

Recommendation 

Supplier’s 

Recommendation 

Supplier’s 

Recommendation 

Minimum Culvert Grade  0.5% 0.5% 0.5% 0.5% 

Culvert Material  Support HS-20 

Loading 

Support HS-20 

Loading 

Support HS-20 

Loading 

Support HS-20 

Loading 

1 Where parking will be permitted add eight feet on each side.  If guardrail installation is required or a shoulder is desired, add two feet to each side of roadway. 

2 Curvature is based on a super-elevation of .08/ft. 

3 Width of the bridge roadway surface should match the width of the roadway system it joins. 

4  Crown on all roads to 2% 
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MISSOULA

Recent performance. The economy in Mis-
soula is expanding at a healthy clip. Third quar-
ter total employment growth clocks in at just 
over 2% and surpasses the national average, yet 
underperforms state levels. Goods producing 
industries are back in positive territory, end-
ing three consecutive quarters of payroll con-
traction. Service producing industries display 
sustained robust growth and dominate as the 
primary drivers of growth. Leisure and hospital-
ity, education and health services are the larg-
est contributors to private sector employment 
growth. Despite upward-trending volatility in 
the past, the unemployment rate has stabilized 
and currently outperforms both state and na-
tional averages. Positive demographic trends 
combined with the lasting effects of a buoyant 
commodity market bolster the local economy. 

Real estate. House price appreciation, as 
measured by the OFHEO repeat purchase house 
price index, displays double digit growth for the 
third quarter. A robust state economy, hinging 
on commodity market momentum, contributes 
to demand driven price growth. MIS’s relatively 
high income levels, educated workforce, and 
comparatively mild climate help it attract and 
maintain a positive influx of skilled and relative-
ly well off migrants. Going forward, the ability 
of MIS to sustain its strong demographic trends 
will be vital over the longer term to sustained 
price growth in the real estate market. 

On the supply side of the equation, declining 
excess supply of residential housing also con-
tributes to sustained price appreciation. Excess 
supply currently stands at just over nineteen 
months for single family housing. Inventories 
of unsold homes are declining for the eighth 
straight quarter as builders hold back the reins 
on additional construction projects, thus sup-
porting current levels of price appreciation. The 
slowing of the national economy and housing 
market will temper growth in the MIS real esta-
ate market going into the medium to long run 

horizon. Continued strong demographic trends 
coupled with restrained construction activity will 
bolster the local housing market and constitute 
an upside risk going into the forecast period.

Commodities. MIS benefits significantly from 
recent buoyancy in commodity markets. Going for-
ward however, prices will moderate as these mar-
kets move toward production surplus. Price levels 
are expected to remain well above their historical 
averages. High levels of speculation in combina-
tion with supply constraints have led to volatility 
in commodity prices, and drive the exploration of 
alternative methods of energy production. A col-
lapse of commodity prices is a major downside 
risk to the continued growth in the area. 

Financial services. Recent growth in MIS is 
spurring increased financial service activity. 
The new Treasure State Bank and the Bank of 
Montana are set to begin operations between 
the final quarter of 2006 and early 2007, pend-
ing regulatory approval. These two projects will 
primarily focus on commercial lending to small 
and medium sized businesses. Strong income 
growth, vibrant business development activity 
and the ongoing momentum of the commodity 
boom drive demand for further access to capital 
markets. Expanded access to external capital is 
crucial to sustained development of MIS’s busi-
ness core. A significant increase in deliquency 
rates is a major downside risk to the area. Ac-
cording to CreditForecast.com credit quality is 
expected to further weaken into 2008. 

The outlook for MIS is positive in the short 
run. Positive developments in the area’s busi-
ness core set the stage for sustainable growth 
prospects. Service producing industries will 
remain the principal drivers for growth. Over 
the medium to long run horizon, the cooling 
national economy and commodity markets 
are expected to have a tempering effect on 
the local economy. 

Ivan Holman
December 2006

STRENGTHS
� University of Montana stabilizes employment.
� Highly educated workforce.
� Vibrant service sector.

WEAKNESSES
� Population and migration trends weakening.
� Lack of concentration in high value added 

industries.

UPSIDE
• Proximity to state parks draws additional 

migration.
• Commodity prices remain strong and bolster 

local economy.

DOWNSIDE
• Collapse of commodity prices.
• Credit quality further deteriorates.

�

94

146
2nd quintile

2nd quintile

101

90%

94%

Growth/Mature

-0.24%

2nd quintile

1999 2000 2001 2002 2003 2004 2005 Indicators 2006 2007 2008 2009 2010
2.5 2.6 2.7 2.8 2.9 3.0 3.2 Gross Metro Product, C$B 3.4 3.5 3.5 3.6 3.7
6.3 3.6 4.0 4.6 4.1 4.3 6.1 % Change 4.5 3.1 2.1 1.8 1.7

49.2 49.9 51.0 52.1 52.9 54.1 55.1 Total Employment (000) 56.2 57.5 58.2 58.9 59.5
8.9 1.4 2.3 2.2 1.5 2.2 1.9 % Change 2.0 2.3 1.2 1.2 1.1
3.7 4.1 3.9 3.9 3.9 4.0 3.9 Unemployment Rate 3.4 3.5 3.4 3.3 3.2
4.2 9.5 9.3 4.2 3.9 5.6 6.1 Personal Income Growth 6.7 6.1 4.4 4.0 3.8

94.8 96.1 96.7 97.8 98.4 99.1 100.1 Population (000) 101.0 101.3 101.7 102.1 102.4
290 299 283 396 428 400 491 Single-Family Permits 368 366 338 333 329
132 272 240 731 519 188 147 Multifamily Permits 196 345 345 342 350

135.7 135.8 135.5 147.9 161.1 180.2 196.5 Existing Home Price ($Ths) 206.7 212.3 218.1 225.2 233.2
388 278 601 794 1,250 751 788 Mortgage Originations ($Mil) 598 551 507 517 539
0.5 0.9 0.2 0.7 0.3 0.2 0.5 Net Migration (000) 0.5 -0.0 0.1 0.1 -0.1

398 341 473 499 500 504 755 Personal Bankruptcies 404 488 514 530 576

U.S. MIS
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Government
Other Services

Leisure & Hospitality
Edu & Health Svcs

Prof & Business Svcs
Financial Activities

Information
Trans/Utilities

Trade
Manufacturing

Construction
Total

% change year ago, 3 mo. MA

5.3
-1.8

5.7

2.8
5.9

-3.6
-5.5

1.2
1.3

4.8
5.2

3.2

�
DataBuffet® MSA code: MMIS



EMPLOYMENT & INDUSTRY MIGRATION FLOWS

LEADING INDUSTRIESHOUSE PRICES

COMPARATIVE EMPLOYMENT AND INCOME

PER CAPITA INCOME

DUE TO U.S.
FLUCTUATIONS

RELATIVE TO
U.S.

TOP EMPLOYERS

Sources: IRS (top), 2005; Census Bureau 2005

Source: OFHEO, 1987Q1= 100, NSA

Source: Bureau of Economic Analysis, 2004Sources: BLS, Moody’s Economy.com, 2005

2005

EMPLOYMENT VOLATILITY

Sources: Percent of total employment - Moody’s Economy.com & BLS, 2005; Average annual earnings - BEA, 2004

NAICS  Industry               Employees (000)

% of Total Employment Average Annual Earnings
Sector
Construction
Manufacturing
 Durable
 Nondurable
Transportation/Utilities
Wholesale Trade
Retail Trade
Information
Financial Activities
Prof. and Bus. Services
Educ. and Health Services
Leisure and Hosp. Services
Other Services
Government

INDUSTRIAL DIVERSITY

Not due to U.S.        Due to U.S.

Least Diverse

Most Diverse (U.S.)

Public

CREDIT QUALITY
MOODY’S
RATING

Moody’s Economy.com, Inc. • www.economy.com • help@economy.com • Précis METRO

Federal ..................................................... 1,458
State ......................................................... 5,228
Local  ........................................................ 3,551

N/A

MIS U.S.
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88 91 95 98 01 04 06

MIS MT U.S.

29,625 27,694
33,090

GVSL State & Local Government 8.8
6221 General Medical and Surgical Hospitals 2.1
7222 Limited-Service Eating Places 2.0
7221 Full-Service Restaurants 2.0
GVF Federal Government 1.5
4529 Other General Merchandise Stores 1.1
6211 Offi ces of Physicians 1.0
7211 Traveler Accommodation 0.9
4451 Grocery Stores 0.9
2360 Construction of Buildings 0.8
4521 Department Stores 0.8
6233 Community Care Facilities for the Elderly 0.8
4841 General Freight Trucking 0.7
5411 Legal Services 0.7
4441 Building Material and Supplies Dealers 0.7

 High-tech employment 1.6
 As % of total employment 2.9
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2002 2003 2004 2005

Net Migration, MIS

 MIS MT US
 $35,774 $32,550 $45,244
 $45,634 $46,187 $65,673
 nd $42,169 $67,102
 nd $53,170 $63,325
 $55,533 $50,863 $54,428
 $43,249 $42,125 $62,643
 $23,749 $22,312 $26,652
 $42,584 $42,045 $79,678
 $49,783 $32,723 $51,729
 $30,178 $27,982 $49,211
 $37,658 $33,412 $39,829
 $12,919 $13,086 $19,370
 $19,977 $15,863 $22,940
 $44,971 $44,891 $53,033

 MIS MT US
 5.4% 6.5% 5.5%
 5.0% 4.6% 10.7%
 56.2% 62.8% 62.9%
 43.8% 37.2% 37.1%
 3.3% 3.8% 3.7%
 3.8% 3.9% 4.3%
 15.8% 13.2% 11.4%
 2.1% 1.9% 2.3%
 4.5% 5.1% 6.1%
 9.0% 8.2% 12.6%
 14.9% 13.4% 13.0%
 12.4% 13.1% 9.6%
 4.4% 4.0% 4.0%
 18.6% 20.5% 16.3%
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MIS U.S.

183

100

2002 2003 2004 2005
Domestic 601 204 155 419

Foreign 96 94 86 74

Total 697 298 241 493

Into Missoula, MT Number Median
of Migrants Income

Billings, MT 199 13,774
Great Falls, MT 185 11,446
Seattle, WA 180 17,215
Spokane, WA 100 16,666
San Diego, CA 77 19,374
Coeur d’Alene, ID 66 14,642
Phoenix, AZ 63 19,999
Portland, OR 49 20,336
Los Angeles, CA 45 19,999
Las Vegas, NV 45 24,999
Total Inmigration 6,690 14,955

From Missoula, MT
Billings, MT 170 16,249
Seattle, WA 161 19,507
Portland, OR 132 11,596
Great Falls, MT 125 15,908
Spokane, WA 83 12,272
Phoenix, AZ 70 14,037
Boise City, ID 67 30,832
Salt Lake City, UT 63 12,187
Coeur d’Alene, ID 63 17,777
Las Vegas, NV 58 21,785
Total Outmigration 6,347 17,028

Net Migration 343 -2,073

St. Patrick's Hospital >1000
Community Medical Center >1,000
Plum Creek Timber Company, Inc. >1,000
University of Montana >1,000
Southgate Mall 750-1000
Montana Rail Link 750-1000
Smurfi t-Stone Container Corporation 500-700
U.S. Forest Service 500-700
Washington Corporations 500-700
Wal-Mart Stores, Inc. 500-700
Bitterroot International 250-500
Missoula International Airport 250-500
Western Montana Clinic 250-500
Opportunity Resources 250-500
Stimson Lumber Company 250-500
Louisiana-Pacifi c Corporation 50-250
Sun Mountain Sports 50-250
American Eagle Instruments 50-250
Education Logistics, Inc. 50-250
Jim Palmer Trucking 50-250

So;urce: Missoula Chamber of Commerce, June 2005
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BILLINGS

Recent Performance. The economy in Bill-
ings is loosing momentum. Total employment 
growth on a year ago basis currently underper-
forms the state for the first time since the third 
quarter of 2004, but is still expanding faster 
than the national average. Industry specific 
employment data is in positive territory nearly 
across the board; trade, transportation and 
utilities as well as education and health are in-
creasing payrolls at a healthy clip. Despite be-
ing positive overall, the rate of payroll expan-
sion has tempered recently. Goods producing 
industries are showing a decline in employ-
ment relative to a year ago for the first time 
sense the first quarter of 2004. The commodity 
boom that has driven much of the economy, 
both on the local and state levels, is beginning 
to wayne. Easing international demand pres-
sures, stemming from slower global growth, 
are primarily responsible

Housing. The real estate market in BIL is soft-
ening significantly. House price appreciation 
on a year ago basis as measured by the OFHEO 
repeat-purchase house price index stands at 
just over 6%. Although positive, this figure is a 
marked decrease from the previous quarter and 
lags both state and national averages. Strong 
fundamental underpinnings such as above state 
average income levels and positive demograph-
ic trends have bolstered the housing market in 
the past. The slowing of the commodity boom, 
pivotal to the recent surge in BIL’s economic 
activity, combined with overbuilding are the 
primary culprits for the deceleration in house 
price appreciation. Inventory levels of unsold 
houses have increased consistently since the 
third quarter of 2005 and currently stand at 10 
months of excess supply. 

Commodities. BIL, as the rest of Montana, 
greatly benefits from recent buoyancy in com-
modity markets. Going forward however, prices 
will moderate as these markets move toward a 
production surplus. Despite this, price levels are 

expected to remain well above their historical 
averages. High levels of speculation combined 
with supply constraints have led to volatility in 
commodity prices, and drive the exploration of 
alternative methods of energy production. 

A major coal-to-liquid fuel plant is being built 
by a consortium of private firms with the sup-
port of the public sector. DKRW Advanced Fuels 
and Arch Coal will take the primary lead as the 
developers of the production facilities. The pro-
posed project will cost 1.3$ billion and produce 
22,000 barrels of synthetic fuel per day. The fa-
cility will also double as an electric production 
plant with a capacity of 300 megawatts. 

Linkages. BIL stands to gain significantly from 
these recent developments. As the only major 
metropolitan area within close proximity to the 
project, BIL will be ideally positioned as a logis-
tics hub during the development phase of the 
project. Employment gains, both directly linked 
to the plant and in downstream industries, will 
also benefit the area’s economy over the long 
run as well as contribute to the tax base. The 
infusion of external cash flows will bolster gen-
eral economic activity and support increased 
private and corporate consumption levels. The 
development of the production plant will signif-
icantly support growth and constitutes a major 
upside risk for BIL.      

The outlook for BIL calls for a general slow-
ing of activity and growth over the short to 
medium term run horizon. Natural resources 
will continue to be the primary driver for the 
local economy. Major upcoming development 
projects will likely stimulate employment, 
consumption levels and contribute to sus-
tained expansion going forward. Despite this, 
a major collapse in commodity prices consti-
tutes a downside risk BIL. Over the long run 
BIL is expected to underperform the state as 
moderated commodity prices hinder growth.  

Ivan Holman
December 2006

STRENGTHS
� Proximity to Yellowstone National Park 

supports healthy tourism traffi c.
� Relatively diversifi ed industrial base.

WEAKNESSES
� Far from other major Western population 

centers.
� Large presence of low-paying and unstable 

farming employment.

UPSIDE
• Stronger demographics boost longer-term 

outlook.
• Low business costs attract business 

investment.

DOWNSIDE
• Farm price supports dissolve.
• Commodity prices collapse and stunt 

expansion.
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2nd quintile

3rd quintile

21

88%

89%

Growth/Mature

-1.01%

1st quintile

1999 2000 2001 2002 2003 2004 2005 Indicators 2006 2007 2008 2009 2010
3.4 3.4 3.5 3.8 4.0 4.2 4.5 Gross Metro Product, C$B 4.7 4.8 4.9 5.0 5.0

-1.9 0.4 2.7 9.0 3.4 5.1 7.6 % Change 4.8 2.2 1.8 1.5 1.4
65.2 66.4 67.6 70.3 71.4 73.4 75.9 Total Employment (000) 77.7 78.6 79.2 79.7 80.2

1.9 1.8 1.8 4.1 1.5 2.9 3.4 % Change 2.3 1.2 0.7 0.7 0.7
4.2 4.1 3.6 3.5 3.5 3.5 3.5 Unemployment Rate 3.0 3.0 3.0 2.9 2.9
3.7 7.3 8.8 1.7 3.8 6.8 5.9 Personal Income Growth 7.1 3.8 2.8 2.5 2.3

138.2 139.1 140.2 141.6 143.0 144.6 146.6 Population (000) 147.7 147.2 147.8 148.3 148.7
395 435 555 590 671 646 595 Single-Family Permits 653 550 503 493 486
202 56 6 122 240 293 74 Multifamily Permits 54 116 136 137 148

102.4 101.3 102.1 109.0 115.8 125.0 135.8 Existing Home Price ($Ths) 138.7 140.5 144.7 150.0 155.6
494 378 643 861 1,244 873 812 Mortgage Originations ($Mil) 594 528 489 499 521
0.6 0.3 0.6 0.9 0.9 1.0 1.4 Net Migration (000) 0.6 -0.9 0.1 0.1 0.1
611 644 714 690 806 705 1,039 Personal Bankruptcies 510 613 649 672 734
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Financial Activities
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Total

% change year ago, 3 mo. MA

-2.0
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4.7

4.9
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-1.9
-5.3

4.0
2.9

-5.0
2.9

2.1

DataBuffet® MSA code: MBIL



EMPLOYMENT & INDUSTRY MIGRATION FLOWS

LEADING INDUSTRIESHOUSE PRICES

COMPARATIVE EMPLOYMENT AND INCOME

PER CAPITA INCOME

INDUSTRIAL DIVERSITY

DUE TO U.S.
FLUCTUATIONS

RELATIVE TO
U.S.

TOP EMPLOYERS

Sources: IRS (top), 2005; Census Bureau 2005

Source: OFHEO, 1987Q1= 100, NSA

Source: Bureau of Economic Analysis, 2004Sources: BLS, Moody’s Economy.com, 2005 

2005

EMPLOYMENT VOLATILITY

Sources: Percent of total employment - Moody’s Economy.com & BLS, 2005; Average annual earnings - BEA, 2004

NAICS  Industry               Employees (000)

% of Total Employment Average Annual Earnings
Sector
Construction
Manufacturing
 Durable
 Nondurable
Transportation/Utilities
Wholesale Trade
Retail Trade
Information
Financial Activities
Prof. and Bus. Services
Educ. and Health Services
Leisure and Hosp. Services
Other Services
Government

Not due to U.S.        Due to U.S.

Least Diverse

Most Diverse (U.S.)

Public
 

CREDIT QUALITY
MOODY’S
RATING

Moody’s Economy.com, Inc. • www.economy.com • help@economy.com • Précis METRO

Federal ..................................................... 1,958
State ......................................................... 1,700
Local  ........................................................ 5,605

A1

BIL U.S.
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BIL MT U.S.

31,028
27,694

33,090

GVSL State & Local Government 7.3
6221 General Medical and Surgical Hospitals 3.5
7221 Full-Service Restaurants 3.5
5613 Employment Services 3.2
FR Farms 2.4
7222 Limited-Service Eating Places 2.2
GVF Federal Government 2.0
4529 Other General Merchandise Stores 1.5
5221 Depository Credit Intermediation 1.3
6231 Nursing Care Facilities 1.3
7211 Traveler Accommodation 1.2
5413 Architectural, Engineering, and Related Srvcs. 1.1
5415 Computer Systems Design and Related Srvcs. 1.1
8111 Automotive Repair and Maintenance 1.1
2370 Heavy and Civil Engineering Construction 1.1

 High-tech employment 2.1
 As % of total employment 2.7

 BIL MT US
 $36,820 $32,550 $45,244
 $64,968 $46,187 $65,673
 nd $42,169 $67,102
 nd $53,170 $63,325
 $44,797 $50,863 $54,428
 $48,112 $42,125 $62,643
 $24,082 $22,312 $26,652
 $40,481 $42,045 $79,678
 $40,025 $32,723 $51,729
 nd $27,982 $49,211
 $41,520 $33,412 $39,829
 $14,174 $13,086 $19,370
 $18,893 $15,863 $22,940
 $49,299 $44,891 $53,033
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 BIL MT US
 5.9% 6.5% 5.5%
 4.5% 4.6% 10.7%
 38.2% 62.8% 62.9%
 61.8% 37.2% 37.1%
 3.9% 3.8% 3.7%
 7.2% 3.9% 4.3%
 13.7% 13.2% 11.4%
 1.8% 1.9% 2.3%
 5.5% 5.1% 6.1%
 12.0% 8.2% 12.6%
 15.0% 13.4% 13.0%
 12.9% 13.1% 9.6%
 4.4% 4.0% 4.0%
 12.2% 20.5% 16.3%
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Deaconess Billings Clinic 2,850
Stillwater Mining Company 1,600
St. Vincent Hospital & Health Center 1,875
Wells Fargo Bank 807
First Interstate Bank 478
Interstate Brands Corporation 450
Wal-Mart Stores, Inc. 440
Montana State University - Billings 438
Sysco Corporation 435
Montana Rail Link 350
Northern Line Layers 350
Empire Sand and Gravel Company, Inc. 330
Sears, Roebuck & Company 290
County Market 286
ConocoPhillips Company 283
Yellowstone Boys & Girls Ranch 282
Albertsons, Inc. 275
Express Personnel Services 275
Cenex 274
St. John's Lutheran Home 269

Source: Billings Area Chamber of Commerce, 2004

2002 2003 2004 2005
Domestic 901 877 1,005 1,383

Foreign 38 35 31 33

Total 939 912 1,036 1,416

County

Into Billings, MT Number Median
of Migrants Income

Great Falls, MT 211 18,268
Denver, CO 174 32,492
Missoula, MT 170 16,249
Seattle, WA 138 26,847
Phoenix, AZ 101 23,499
Riverside, CA 72 33,518
Las Vegas, NV 68 28,124
San Diego, CA 67 26,249
Casper, WY 60 34,999
Spokane, WA 53 24,374
Total Inmigration 7,803 20,269

From Billings, MT
Missoula, MT 199 13,774
Great Falls, MT 146 15,249
Denver, CO 127 18,309
Seattle, WA 110 18,393
Phoenix, AZ 105 20,749
Las Vegas, NV 88 24,166
Casper, WY 73 21,249
Portland, OR 60 18,072
Spokane, WA 59 14,999
Boise City, ID 49 27,499
Total Outmigration 6,591 19,324

Net Migration 1,213 945



Moody’s Economy.com, Inc. • www.economy.com • help@economy.com • Précis METRO

Billings

0

1

2

3

4

5

04 05 06

Employment Growth Is Slowing Relative to the State

U.S.

State

Employment, % change year ago, 3 mo. MA

Billings

-2

0

2

4

6

8

10

12

14

16

03 04 05 06

Housing Related Employment Is Weakening

Employment growth, % change year ago       
Source: Moody's Economy.com

Housing-related

Non-housing related

-60

-40

-20

0

20

40

60

80

100

03 04 05 06

% change year ago

Median existing
house price

Housing starts
3 mo. MA

Permits, 3 mo. MA

Sources: NAR, BOC, Moody's Economy.com 

The Housing Market Is Cooling

0.90

0.91

0.92

0.93

0.94

0.95

0.96

03 04 05 06
1.7

1.8

1.9

2.0

Income Levels Are Below National Averages

Ratio of metro 
per capita 
income to 
national per 
capita income 
(L)

Ratio of average household 
income to median household 
income (R)

Sources: BOC, Moody's Economy.com 

-8 -6 -4 -2 0 2 4 6

Prof./bus. services

Leisure/hospitality

Education/healthcare

Wholesale trade

Retail

Transport./utilities

Government

Construction

Manufacturing

Other services

Information

The Employment Outlook Is a Mixed Bag

Employment
% change year ago, 2007

Source: Moody's 
Economy.com

75 80 85 90 95 100

Missoula

Billings

Great Falls

Casper

Cheyenne

Cost of living, U.S.=100
Source: Moody's 
Economy.com

2000

2005

Cost of Life Is Decreasing Relative to rest of U.S.



ROLLING GLEN RANCH MASTER DEVELOPMENT ADDENDUM H 

 

ADDENDUM H 

ENGAGEMENT LETTER 















ROLLING GLEN RANCH MASTER DEVELOPMENT ADDENDUM I 

 

ADDENDUM I 

REQUIRED CLIENT INFORMATION 





































 4:54 PM

 04/23/07

 Accrual Basis

 Steve Cavanaugh LTD

 Balance Sheet
 As of April 23, 2007

03/31/2007

Master Plan Costs to date

Property purchased for Entrance Road

-143 Price Road 271,889.51

-141 Price Road 181,487.68

-Darling ton Property 141,667.00

Total Land purchased for roads 595,044.19

Roads to Development

Price Road 45,335.35

Wheatland Road Improvement 310,842.56

RGR Road Improvement 208,791.50

Total Roads to Development 564,969.41

1630 Acres-Master Plan

Advertising 32,264.55

Appraisals 2,825.00

Architecture 29,770.32

Engineering 361,052.51

Golf Course Design

GDS Construction plans & mgmt 1,677.15

Total Golf Course Design 1,677.15

Golf Course Development 100,865.73

Legal Fees 84,414.54

Land-1630 Acres-Rahn

Interest-during development 273,826.20

Land-1630 Acres-Rahn - Other 70,000.00

Total Land-1630 Acres-Rahn 343,826.20

Monument Sign 14,115.66

Permits 28,360.00

Professional Fees 32,005.00

Water Rights 27,426.93

Wells 118,733.92

Total 1630 Acres-Master Plan 1,177,337.51

Total cost of Master Plan 2,337,351.11

 Page 1 of 1
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QUALIFICATIONS  
 

MICHAEL J. MOYNAGH, MAI 
Director 

 
CB Richard Ellis, Inc. 

Valuation and Advisory Services 
81 South 9th Street 

Minneapolis, Minnesota 55402 
(612) 336-4300 

 
 

EDUCATION 
 
Bachelor of Science Degree, Business, St. John’s University, Collegeville, Minnesota 
 
 

LICENSE(S)/CERTIFICATION(S) 
 
Certified General Real Property Appraiser: State of Minnesota (No. 4000726) 
Certified General Real Property Appraiser: State of Iowa (No. CG02485) 
Certified General Real Property Appraiser: State of Nebraska (No. CG230099R) 
Certified General Real Property Appraiser: State of North Dakota (No. CG-2402) 
State Certified General Appraiser: State of South Dakota (No. 895CG-2004R) 
Sales License:  State of Minnesota (No. RA-20202710) 
 
 
 

PROFESSIONAL 
 

Appraisal Institute 
 
Designated Member (MAI), Certificate No. 11916 
 
 

EXPERIENCE 
 
1987-2001 Vice President, Real Estate Appraiser, GVA Marquette Advisors., Minneapolis, Minnesota 
2002-2002 Vice President, Colliers Towle Real Estate, Minneapolis, Minnesota 
2002-Present Director, CB Richard Ellis, Inc., Minneapolis, Minnesota 
 
Appraisal experience has been in the fee preparation of real estate appraisals, feasibility studies, rent analyses and market studies 
of commercial, industrial, multifamily residential and special use properties.  Experience encompasses a wide variety of property 
types including office, retail, industrial, multifamily, hotel/motel, casinos, resorts, airports, net leased investments, fractional 
interests, medical office buildings, restaurants, golf courses, and other special purpose properties located both locally and 
nationally. 
 
Assignments completed in Mexico, Canada, Washington, California, Arizona, Colorado, North Dakota, South Dakota, 
Nebraska, Kansas, Missouri, Texas, New Mexico, Iowa, Arkansas, Mississippi, Tennessee, Illinois, Wisconsin, Michigan, Indiana, 
Alabama, Georgia, Florida, South Carolina, North Carolina, Virginia, West Virginia, Kentucky, Pennsylvania, New York, 
Connecticut, Massachusetts, and Maine.  Primary geographical experience is in the Twin Cities metropolitan area of St. Paul and 
Minneapolis, Minnesota.  
 
The Intermountain Region of CB Richard Ellis, Inc. Valuation and Advisory Services covers the states of Arizona, Colorado, Idaho, 
Montana, Nebraska, Nevada, New Mexico, North and South Dakota, Utah, Wyoming, Minnesota and Iowa.  The regional office 
is based in Phoenix, Arizona with satellite offices in the cities of Minneapolis, Denver, Las Vegas, Salt Lake City, and Tucson. 



PROFESSIONAL QUALIFICATIONS OF TAD S. MARINAC 

 
 

I. Professional Experience 
  

Senior Real Estate Analyst CB Richard Ellis since January 2005 
Appraiser with Colliers Turley Martin Tucker March 2003 through December 2004 
Associate Appraiser with Nicollet Partners, August 1999 through January 2003 
Certified General Real Property Appraiser, (No. 20189751), State of Minnesota 
FHA Licensed Real Property Appraiser 
Sales Consultant, Colorspan Corporation, 1995-1999 
Branch Manager, TransAmerica Financial Corporation 1993-1995 
Resident of and active in the Twin Cities real estate market 1994 to present 
  

II. Educational Background 
 
 

Graduate of Winona State University, Winona, 1992, Bachelor of Science degree. 
Graduate of Gustavus Adolphus College, St. Peter, 1988, Bachelor of Liberal Arts degree. 
The appraiser regularly attends investment economics and real estate valuation oriented seminars and 
courses. 

Successfully completed and passed the General Examination for the MAI designation.   
III. Memberships/Professional Affiliations and Licenses 

 
Associate Member Appraisal Institute 
Member of International Right of Way Association (IRWA) 
American Cancer Society 
Minnesota Real Estate Appraiser – Certified General Appraisal License #20189751   
IV. Clients - Appraisal Reports have been completed for financial institutions, and private 

individuals: A copy of references is available upon request. 

 


