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Missoula, MT 59803 John WiddossARA
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steve.hall@hall-widdoss.com

June 1, 2023

Mrs. Tamara Armstrong

Program Manager Commercial/Residential
Idaho Department of Lands

300 N 6th Street Suite 103

Boise ID 83720-0050

RE: Appraisal Reporof Cottage Sit& PersonalProperty of Lot 9, Block 1, State
Subdivision Bear Creek, located 890 Upper Bear Creek Rd, Coolin, Bonner County,
Idaho, 83821; Subjedb Hypothetical Condition &Extraardinary Assumption for
Approved ImprovementdDL Contract #13-110Modification #17

Dea Mrs. Armstrong

This letter of transmittalecognizes Contract #1800 between the State of Idaho, Departhoé
Lands and the firm of Hall Widdoss & Company, PC and the Contislodification #.7,dated
Septembel 5, 2022. This contract mdification includes6 VAFO appraisals4+ULA

appraisalsad 25 Ground Lease (Land Onlppraisals This appaisal is one of thé VAFO
appraisalsvhichincorporatehe “Vacant &Unimproved’cottage site valuation totfeerwith

Lessee Personal praty vauation. The combined aluation of thefee simple estateill be
utilizedfor the segregation of land value vs. the improvement valuation. The underlying site is
viewed from the perspective of the IDL Contract whitdies the cottage site is “Vact ard
Unimproved” which is nothe same as “natural stdte

The propertybeing appraised is intended to forhetbasis of markevalue for use in the 2023
VAFO cyclefor Priest Lake. The conire& the subsequent contriamodification requires the
cottagesite market value, akough vacant & unimproved and an opinion of mark&ievéor the
site & structural imppvements. The Personal Property has loeéined in the sales catalog as
IDL Approved Improvements (approvéeisonal Property). Please advised this report, in
conjunction with the Sales Catalog previously subedit& approved, constitutes compliance
with the terms of the Appraisal Instructions/Scope of Work, Priest Lakegedbigs
specifically with regat to Modification #16.

Under genal requirements, thealescatalog & the subsequent individual appraisals (under
separate cover & delivered at a later date) has been pl@parenformance with the 2020/2021
(Effective Jamary 1, 2020, through Decembédr, 2023) Uniform Standards of Pfessional
Appraisal Practie (USPAP) as promulgated by the Appraisal Standards Board of the Appraisal
Foundation . In addition, this individual cottage site appr@isaFO appraisal) isntended to

be in full compliance vth all applicable laws & reguleons affecting this sgice & report in

Appraisak andConsultations in Acqsitions/Dispositios, Feasibility Studies,
Partial InterestsCondemnation & Litigation, MmegmentAndysis.
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which jurisdicton the subject property is locatefihe Scope of Work is key to understanding
this appraisal service and the report option requefltzhse read that section calf as it

most clearly definetheservice renderedThis report, as a stanalone document, is missing key
(critical) information and analysis upon which treue opinion is basedwithout the Sales
CatalogProject Report, this summary repwould be incomple. As such, there is concigvity
between the individual appraisal and the previously submitted & app&aled Catalog.

This is a single familysingle dwelling unityecreational cabin site located the east side of

Priest Lake The cottage siteas vacant & unimprovedjs describedwithin the body of this

report This cottage site has a spectiioss #te size, front €d of shoreline, topograjh
characteristic§weighted as to a scale measgril.) slope from roatb-building site; 2.) slope

from shoe-to-building site asvell as a measure of the shoreline qualities and, to a lesser extent,
a measur@ertaining to lake depth. This is all factored into an overall quality of the lot for
purposes of comparison to sale propentikich were alsoeviewedmeasured on this same

bass.

There is no zoning at this point in time. The subdivision died ihn Bonner County contains
Conditions, Covenants & Restrictions, as more commonly known as CC & R’s. This regulates
the individud cottage site¢o a singe-family residentialuse &it precludedurther subdivision of

the lot, as set forth in that pl&C & R’s.

The Personal Property igfihed as a residential/reatenalsingle residential unitogether

with any/all ancillarystructure$. Thespedfic details of these imnmpvementsarefound in the
Summary of Salient Facsgction ANDthe Property @sciption section. Th latterincludes the
photographs | have taken of the property which cfe@flect theland’squalities asvell as the
describedmprovementdqdesign size qualty, age/condition, antkaturesas well as a discussion
of the layouffloor plan. The final point of discussion includes site impravements such as
decks/patios, dock area, boathouse, garages, storage buildirgjsjuguers, etc.

Pleaseaferencethe scope of work section tifis report for important informationgardng the

scope of research and &sas for this appraisal, including property identification & inspection, and
an analysis ofiilghest and best usedmduation methodology.Your attention is directed to the
Limiting Conditions and Assumptions sectiofthis report. Acceptance of thiseport constitutes

an agreerant with these conditions and assumptiolmsparticular,l note the bllowing:

Hypothetical condition that the underlying site represents a 'VACANT AND UNIWARD
condition and value of the cottage site as based on that definition. This results irstmalper
property being valued as represented by the composite of all sitecgusatumprovements

made to the property that were approved by IDL. The use of extraordinary assumptions and
hypothetical conditions within the report should be viewed within context that their use might
have affected the assignment results.

Extraordinary Assumptions pertaining to this value opinion consists of 1.) the use of the
definition of IDL Approved Improvements excludes landscaping and any other site/st
development existing but not approved by IDL (if any such exist). As such, there is no valuation
of landscaping nor is there an inclusion of boat lifts and/or PWC lifts (jet ski Ats), per
instructions from the client, it was agreed that an extraordinary assumption would be
incorporated recognizing the October 4 - 6, 2022, inspections but a date of value of January 15,

— Hall - Widdoss& Company, P.C. —
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2023. It is an assumption of this report that the property reflects the exact samercasdif
1/15/2023, as existed when the inspection was done.

Based upn my investigations, studies and analyses, it is my opinioarttiemberedee simple
market véue of the subject property, te€tingthe hypotheta condtion of the cottageite &
“Vacant & Unimproved” and the Extraordinary Assumption relative to lEdproved
Improvements, excluding any boat lifts or PWC lifts imecluding all identified appéinces &
sewer/water systesnasof January 15, 202(3:

One Million Three Hundred One Thousand Dollars
$1,301,000

Further, itis my opinion the mark value of the subjegroperty deihedherein as the “vacant &
unimproved” cottage sitd.é@nd Only), reflecting the hypothetical condition of that definition of
“Vacant & Unmproved”, as 6January 15, 2023, is:

Eight Hundred Forty-Four Thousand Dollars
$844,000

Finally, it is my opinionthe market value ahe subject property define@i@n as the leasehold
Pesonal PropertylDL Approved improvements Only), reflecting the hypothetical ctiodiof
the cottage site as “Vacant & Unimproved” and the Extiaary Assumption riativeto IDL
Approved Improvemets, excluding any boat lifts ®WC lifts bu includingall identified
appliances &sewer/water systes) as of January 15, 2023, is:

Four Hundred Fifty -SevenThousand Dollars
$457,000

Please refer to the sales catalog/prajeptrt for the analysis of exposure time. Pursuant to
USPAP, t is recessary fothis appraisal to consider & analyze exposure time when developing
an opinion of market value.

Your attentio is invited to he data found within the body of this repwftich, in part, is the
foundation of this conclusion. wish tothankyou for this opportunity to be of séce. If there
are any questions or isssthat need attdion, please do not hesitatecontact me.

Respectfully submitted,
Hall - Widdoss & Company, P.C.
Digitally signed by
Ty Steven A. Hall, MAI, CC
o (L |00 Date: 2023.06.01
- 15:52:47 -06'00'
Steven AHall, MAI, CCIM
ID Certified GeneraCGA-257

Expires August 11, 2023
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROPERTY IDENT IFICATION

Site Description

Size

Size (Acres)

Waterfront - Straight Across

Waterfront - Plat Dimension

Average Depth of Lot

390 Upper Bear Creek RqLot 9, Block 1, State Subdivision - Bear Creek
20,038 |Sg. Ft. |Lease No. R100165
0.46 Acres
100.03  |Front Ft. 100 For valuation purposes, frontage is rounded to whole number.
99" +\- Front Ft.
213'+\-  LF

Road Frontage/Access

The access is via East Shore Road, a two-lane paved road to Bear Creek Road to UppeeB&adr The latter roads
state owned but maintained by the HOA making them functionally equivalprivéde easement roads for valuation purp

Road-to-Building Site 4 [Gentle slope to bench then steeper slope to existing cabin. As vacant ttdicig Isite at top of bench would have rating
points. Building site closer to shore favors lower rating due to steepdr.benc

Shore-to-Building Site 3 [From shoreline-to-building site, this is a moderate slope and the ratingg¢fieenodification of 3-4 points. Again, as stg
above, as a vacant tract, the placement of the building site can be argued to favoe thensemwative rating if the cabin
were placed on the bench but where it is currently located, this arguehifgiver rating than previously given.

Shoreline 3 |The shore quality reflects mostly rocky/brushy shoreline with a naadysbeach allowing for good recreational access
the water. There is a lessee constructed seawall in portions of the frontagis. rateid at 3 points for the narrow sandy
beach area & shoreline/beach shelf.

Lake Depth 2 |The lake bottom is a mix of sand & cobble transitioning to rock, gravel & cotitiidake depth classified as moderate to
deep. There are no dock development challenges that exist so a rating of 2 pakets isr lake depth.

Topography-General Narrative 12 |Topography at east elevation is gentle slope from Upper Bear Creek Road to a encthefbench to the shoreline the

slope is moderate to steeper. The 2019 ground lease appraisal of this lotig&tBeaa VAFO appraisal had concluded
cabin was built on a bench overlooking the lake but the cabin has been situatetiaiomievpoint between the upper ben
area & the lake. The rating was moderate to steeper from shore-to-buildingigiendle-moderate to the bank area. Ba:
on the overall slopes, the road-to-building site, if placed at the top of tkewseuld be a 4 rating. The slope for shore-to
building site is rated at 3 points. Depending on how the lot were developéapdgeaphy would be no less than 7 pointg
these combined slopes.

Shape

Basic shape is similar to a parallelogram with a meandering shoreline to tHeowedary; see plat for better visualization|

Vegetative Cover

Tract has a moderate timber (tree) and brush cover; mix of conifers and decidas(mishes.

Utilities

Electrical power & phone to site boundary per SOW. Valuation of lot doesahoivisll, septic system, building pad, doci
and shoreline improvement per vacant & unimproved.

Street Improvements

Access on the east side of Priest Lake is East Shore Road, a publicly maintainetvpdaed road. This provides acceq
Diamond Park Road and to Upper Bear Creek Road. The latter roads are state owrzgctdinenhby the lessees
association (HOA) making these functionally equivalent to private easeraeistfar valuation purposes.

Zoning/Land Use

According to Bonner County, the property is not zoned. The subject stgulsted by the Conditions, Covenants &
Restrictions (CCRs) recorded as part of the subdivision plat. Speciftb@ligubject is restricted to single family resident|
use only. It allows for one dwelling and ancillary improvements includingtdwmise, garage and outbuildings such as
storage sheds, boathouse, outhouse, etc.

Flood Hazard

Property is a lake front tract. The shoreline area is subject to seasonaltftns in water depth. The building site is not
flood hazard zone based on information available.

Easements/Encroachments

The recorded plat does not show any easements. The inventory map shows arprévedg &tom Upper Bear Creek Road
There is an overhead power line that is located at the common border with LogrEiveplits and provides service to boj
Lot 9 and Lot 10. | assume there is an easement across Lot 9 for the utilite sateinding NW from the subject Lot 9 fo
the benefit of Lot 8. There is underground telephone from Upper Bear Creek Ragu the previous appraisal, the lesse]
indicated they originally had an on-site septic & drainfield but have sincectathto Huckleberry Bay PUD for communi
sewer. | assume that sewer service exists and that there are no LID fees remainioigvak@tion, | assume a drainfield
location exists, adequate for the intended use of the site. Further, | assufrgtardeainfield would be available, if
necessary. This is a basic assumption of lot utility.

The 2019 and 2022 appraisals had shown the land valuation was based on a bracket of 11s-ti2 f@irfinal conclusion, based on a review & topography
classification of Lots 4 and 5, South Shores Addition, gave greater ceettea rating of 12-points with 4 for road-to-building site, 3 points for shabeitding site and 3}
points for shoreline/beach and 2 points for lake depth.

— Hall - Widdoss& Company, P.C. —
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Improvements:

The Personal Property is defined as a residential/recn@asingle
resdential unit (togther withany/all ancillay structures). The personal property beiatue is
represented as the composite of all site & structunalamements madetthe property that
were gproved by IDL. The chart below is provitlas a summaryféhese improvements.

General Description | | Foundation/Heating, Ventilating, A/C And Other Items
Units One X |Ancillary Residential Units N |Issues/Components Remarks
# of Stories One story 1.5 Stor K 2 Story Settlement N
Type Det X [Attached Sump Pump N
Quality Avg-Good Quality] Evidence of Infestation N
Design Chalet Dampness N
Year Built 1986 County shows cabin was built in EBB N
Condition Average 1986 and shows total living area g Elec. Wall Htrs Y
Effective Age 25 2,520 SF but that includes the loW™ o ¢ Ajr Furnace N
Bathrooms 2 level basgmgnt. This lower level i Cooling System
— mostly unfinished but has :
Finished Area Above Grade 1,905 mechanical area, work shop & Wall Units N
Basement/Lower Level 645 Storage. This basement level is Window Units N
Basement Finish 0 actually 2 levels & a doorway to t| |Central N
Attic 0 crawl space. Fireplace/Wood Stove 1Rock FP/Wood Stove in living room.
Utilities Lake Wtr Extraction & Com. Sewer Specialty Site Impvts. X [Firepit, paths, conc. steps/retaining walls, parking
Appliances Ref, RIO, M, DW, HT
Exterior Description Interior Description
Foundation Poured concrete foundation (walkout basement) Floors Carpet & Vinyl flooring (rock floor around FP)
Exterior Walls Painted wood lap siding Walls Wood paneling, T&G planks, painted/text. drywall
Roof Surface Metal Trim/Finish Rustic wood & HC wood doors
Specialty Siding Elements  |N/A Ceiling Finish Mix T&G wood plank, acoustic tile, wood paneling
Gutters & Downspouts None Bath Floor Carpeting
Window Type Bronze anodized aluminum frame windows Bath Wainscot Tile
Storm sash included Yes No X Deck/Porch/Patio(s) 1,295 SH
Screens Yes X No Garage (SF) 0 SH
Amenities There is, essentially, a wrap-around deck although the soutt] Other Living Area 0 SH
includes 2 staircases down to a ground level deck that leads| Outbuildings 4 SH
lower hot tub deck.
Fireplace/Wood Stove Fireplace | Y |wdStove | Y [FPinsert N |Dock (SF) 1,318 SH
Fencing None X Boathouse (SF) 0 SH
Other Items None X Seawall/Retaining Wall Y LF

There is no garage. There is a small wood storage building. The exteriorsshingidown | |
from parking area to wrap-around deck. There are stairs to lake on south &legettions of |
cabin. There are rock & mortar piers that anchor the floating docks to the rsborEfiere a
concrete steps, CMU retaining wall & rock outcroppings.

Main floor is split elevation with east entry to kitchen includes breakfast abaay, bath §
bedroom plus hallways (N-S) at one elevation and living room at lower eleydtsieps +\-
Second floor has exposed staircase to living room and then hallway to the8rbedr 1
bath. There is a loft area above bathroom accessed by a ladder. The loft is nohpart

gross living area.

Appliances Ref Y [Range/Ovef Y [DW Y |Lessee exclusions: Washer/Dryer & 4 hanging lights in living room. Removss tights
Microwave Y [W/D N [Gar. Disp. N_[either requires some replacement fixtures or a discount to value. Per the Scapk,dhg/
Room Count - Above Grade [Rooms 8 |Bedrooms | 4 |Bathrooms 2.0 |appraisal does not include boatlifts or PWC lifts, same as furniture & otinéstfings not
Lower Level - Room Count _ |Rooms 1 |Bedrooms | 0 |Bathrooms 0 lincluded. All other kitchen appliances are included except the washer & dryer.
Other Living Area None
VAL UE | NDICATIONS
Land Value: $844,000
Cost Approach: N/A
Sales Comparison Apprach $1,301,000
FINAL OPINION OF VALUE —-REAL PROPERTY $1,301,000
FINAL OPINION OF VALUE —-PERSONAL PROPERTY $457,000
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SCOPE OF WORK

This was defined in #hsales catalog/project report and will not be repeatedelkeept for the
very specificconditions impsed ly the Scope of Work.

1. Client: Theclient is the ldaho Omartment of Lands (ID).

2. Intended user: Theintended user is the Idaho Departmentarfds (IDL). Although it
is recognized the individual cogja site Lessee may peovided acopy of the individal
appraisal (of that respectivettage site leased by that lessee), the cottagdesiseas
notan intended user of the apprais@he gprasal may be provided to prospective
bidders concurrent with the 20¥A\FO butthose prospective bidderseand an
intended user since this is a voluntary auction and individual dueraiBgsrequired
from the bidder as to the quality & value of the personal property identified.

3. Purposeintended use: ThePurpose of this apprakis to provide an opiniormf the
market value of the 1.) site #®ugh “vacant & unimproved” and 2h)e Pesonal
Property [DL Approvedimprovements only) situated on tlusttage site; pursuant to the
Contract Modification #15Theintended use reco@es the Idab Constitutio, Article
IX, Section 8 that provides "noade lands shall bgold for less than thapprésed price."
It is theintention of IDL to hold a publiaudion to sell the subject lotAs such, the
intended usés to establish the mimum bid anount at th&/AFO auction to be held inhe
Summer 022023. Further, the intended use is to dshtamarket value fothe pesonal
property (IDL Approved Impvenents) that will establish the value to be paid the
existing lessee should thparty not le the succe$sl bidder on the cottage sit&éVhere
IDL is the owner of thedfe simple estate (ldr&/or improvements), e intemed use is to
simply establish th mnimum bid amount for the property (land & improvements).

4. Type of value Thetype of valuddentified n Scope of Work ignarket value That
term has been defined within the sales catglogjed report. Valueis basd on terms
equivalent to cash.

5. Effective Date of Value The effective date of appraisal is Janubsy 2023per
instructions from the cliet It was agreed thahaxraordinary assumption would be
incorporated whereas whasobserved on the October 4, 2088pecion is assumed to
be the same as what exists as of the effective date of valaewdry 15, 2023The
reportdate isshown on the letr of transmittal

6. Subject characteristics Dealswith the extent of the subject prerty such asy
personal observation of the land & improvements, property rights appraised, etc. This
requiresfurther address which is reflected in the sales catalojgit report and whin
this appraisal.

7. Assigmrment conditions: Refers to hypothetad conditions, assumpins & limiting
conditions. Rease refer to the paragragielow regarding the hypatical condition
pertaining to the site as “vacant & unimproved.” The site cmditeflect a
hypotheticalcordition that is contrary to known ¢& At time of inspedbn, the land was
improved wth the lessee’personal property and | am providing an opinion of market
value that “assumes” these personal properprovements did rteexist. The valuation
of thePasonal Property reflects the encundxkFee Simple valtian of the property
excludng the site vala as “vacant &unimproved’ All recognizd @pproved)
improvements are considered personal property and those are Haexd) verein.

— Hall - Widdoss& Company, P.C. —
8



8. Prior Services: 1/ this firmhave been involved in ¢happraisal of the subject cottage
sitein the Immer 0f2013, buthis dealtwith the vacant & unimprovedtiage site
only and did not incorporate any consideration of personal propgtpvements.|
have als@ppraised this property in the 20VAFO cycleso | have appraised the main
cabin but the garage/guest space was not included (an older building was included).

(6. continuation) Asdentified in he Appraisalstructionséce of Work, Priest Lake

Cottage Stes, Item Il. statesa“Summary Appraisal Re, as described in USPAP, shall be used to suppor
each individial lot appraisal. A smmary form report shall include photos, &ida, plats, mapsetc. that spport
the factsand the opinion of market W#e presented in the appraisal. The appraisalogpmust be in compliance

with the current versioof USPAP” UnderUSPAP 2@0/2021 (effective January 1, 202@ecember
31, 2023), there are two options for reporting theltesfian appraidaassignmat. The option
sekected for this valuation assigert is an Appraisal Report. In historic contekis is further
classified as a narrative appraisal repoguanary appraisatepor).

All neighborhood mts have been reted. The rights and olgltions associgdwith the
platting, recording CRBs,and forming of neighborhood associations wdldssumed to be-in
place and operating at time the lots are appraigery. subsantive changes that occur inet
future relatve to these assuntipns will be aljusted acerdingly, if needed.

For this appaisal, the extent of theubjectobservation involved a viewing of the exterior
boundaries of the site to thetertpossible as ell as a wateriew (boat view from the lakeras
conducted in Summer of 2013 but not fastyppraisagl. For the personal perty valwation,the
slbjectimprovements were alervedwith all pertinent improvements measurptotographed
anddescribed ashownherein. The site view argite analysiseflect the State (®divisionplat
as recordd in Bonner County and it incordes the Overlay maps tifie recorded State
Subdivisions with the 2011 Inventory Surveys provided by JUB Enginleer It is ths latter
map that clearly ideiftes whatclassfiesan IDL Approved Improgment “Clarification to the
Scope of Work: If he improvements have chged since the provided 2Qinventory survey,
plats, and maps, it is assumed they are_IBpproved unless othevise stated.”

The property view did not include an owneteirviewthoughthe Lesse@roperty disclosure
including anyaddtional information tle lessee wished to havenstdered was providgd me as
part of this assignment.

(7. cortinuation). @ient requested an opinion di¢ market valuéor thecottage site as thgh
“V acant &Unimproved” as well as a valuation tife Personal Property (approved site &
structuralimprovements only). It is a condition of this appraisal thatinderlying si¢
represents avacant & unimpoved” conditionsothe personal property beingluad is tke
composite of all site & structuralriprovements made todlproperty.

Hypothetical condition that the underlying site represents a 'VACANT AND UNIWARD
condition and value of the cottage site as based on that definition. This results irstmalper
property being valued as represented by the compafsilésite & structural improvements
made to the property that were approved by IDL. dO$eof extraordinary assumptions and
hypothetical conditions within the report should be viewed within context thatheir use
might have affected the assignment redts.

— Hall - Widdoss& Company, P.C. —
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Extraordinary Assumptions pertaining to this value opinion consists of 1.) the use of the
definition of IDL Approved Improvements excludes landscaping and any other site/sit
development existing but not approved by IDL (if any such exist). As such, there is no valuation
of landscaping nor is there an inclusion of boat lifts and/or PWC lifts (jet ski Ats), per
instructions from the client, it was agreed that an extraordinary assumption would be
incorporated recognizing the October 4 - 6, 2022, inspections but a date of value of January 15,
2023. It is an assumption of this report that the property reflects the exact samercasdif
1/15/2023, as existed when the inspection was done.

There are no other hypotiel conditions associated with this valuation. The persapleoty
is assumedothavesome ontributionto the overall utility of thiscottagesite. It is recognizede
personal property is “in situ” meaning it has value in-place. The personaltygr@sait is
defined ly contract, reflects the peanent impreements to the sitén theform o site
devebpment (leveling, logging, cutting in roads, extending utilities, improving the shoretiog,
as well as structural improvements made to the Jites assumes, peretfterms of the contract
and pursuant tthe IDL lease, thedssee is eniied to the meket value of those improvement
without including any benefit associated with the underlying lease. Further, | haveautized
any discounassaiated with a riskhat the underlying site leagannot cotinue.

Lastly, in agreement wth IDL, shore station/boat lift improvements are excluded as this
type of improvement is not permanenly affixed to the site and there is too much variability
in the economic contrilution to the property value.

Within thesdes catalog/projetrepot, | have incorpoateddefinitions for hypothetical

conditions and extraordinary assumptions. These dgfinsitare taken from the USPAP
2020/2021 (effective through 12/31/2023) and clearly defing is meant by théerms. | have

also included lhof the sals information that forms the basis for the opinions expressed herein.

— Hall - Widdoss& Company, P.C. —
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RECORD OWNER

The property is found to be under the ownership of the Idaho Department of Lands (State
Endowment Lansl). The cottage sites currenty leased. The Lessee and thedeghare
identified below:

Lessee: Rodney E. Hoover
Lease # R100165

SALES HISTORY

There have beeno reert or rekevant transfers of ownership for the sdiproperty within tle
previous three years.

LOCATION OF PROPERTY

The property that is defined as the jggbproperty is located on the east side of Priest Lake,
Bonnes County, Idaho. The sxific property adiress is390 Upper Bear Creek Rd

LEGAL DESCRIPTION

The cottage site is legally idenédl through client recordss:

Lot 9, Block 1, State SubdivisiorBear Creek

EXPOSURE TIME

The definition has been included within tledescaalog/proga report and will not be shown
again here. There is acagnized gnificant improvement in the recrganal market (increasing
demandand ncreasing price). For cakrdar year 2022, thie were 10 sales ahproved
residential property along Priest Lake (East and West) resulted in in the fogldoviexpsure
time (Days on Marketor DOM) as derived fronthe Coeur d’Alene MLS and the Selkirk MLS.
The exposure times ranged from 4 DOM to DM with an average cf8 DOM. The limited
invenbry and the strong demand that has been demonstrated throughdbmpast 2020-2021
clearly indicates exposure time to be reduced from more historic levels. | suspect ¢hwidam
continue through 2023. What is shown belewhe summary of exposutames for the 2022
sales catalog.

Indications DOM
Min 4
Max 158

Mean 65
Median 53

— Hall - Widdoss& Company, P.C. —
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For the calendar year 2021etbhdes ofimproved residrtial property in the Rest Lake area

(East & West), resulted in the following for expostime (Days on Market or DOM) agrived
from the Coeur d’Alene ML&rd the Selkirk MLS. The exposure times ranged from 4 DOM to
158 DOMwith an aveage of 65 DOM. The limited inventory and the strong demand that has
been demonstrated through the pamid of 2020-2021 clearly indicates expostiree  be
reduced from more &ioric levels.

Based on the 2020 & 2@ VAFOsales as well as tlexposure times noted aboveere
continues to ban expectation of relatively dgihn demand and a very short supplyeéilable br
sale (listings) oPriest Lake (frontage) progrtiessol have concludethere isreason to believe
exposure timewill be somewhat similar to what has been shown in the VAFO 28al&s
Catalog. Marketingtime is not relevant to thiesgpraisal assignnre given the prospective Isaat
auction as ofa givendae (Summer 2023).

PROPERTY RIGHTS APPRAISED

The subject property is being valued on the bdsis)a site condition of “vacant &
unimproved” and 2.) the valuation of the encemld fee simple estate which includes thellan
(asvacant & unimproved) todleer with allof the site & structural improvements (IDL approved
improvements).

The appraisalefiects the fee simple title to the property purduarScope of Work. 1t is
necessary to understad that fee simple titleamhave encumbrancéisat afect some of those
rights associated with fee simple estaiethis appraial, thee are commonly acgeed
easements for utility services such as elegtpower, telephone and cable and, in somes;as
there are easements fauriedservices sch as conmunity or privatesewer There are also
shared driveway easements which | have not found to be raczalty burdensome to the
underlying site value. there is an easement(s) thapacts use & vale, | will provide that
discussion& analysis.

The appaiser was previously provided a map exhibit with the Notice to Pro(eeginally
provided in Sumrer of 2013) showing all approved improvements. If any existing
improvements are NOapproved by the IDL and/or are not legatignstruded, as requed by
the kuilding authoity having jurisdiction, the appraiser is to note these improvegientthe
appaisal but is NOT to include these in the valuation of the approved improvements.

“Clarification to the Scope of Work: If teimprovements havehangedsincethe provided
2011 inventory survey, plats, and maps, it is assumed #éney\DL approved unlesotherwise
stated.”

— Hall - Widdoss& Company, P.C. —
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INVENTORY MAP
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SUBJECT PHOTOGRAPHS

ABOVE: View west fromUpperBear Creek Roadt the ABOVE: View N/NE from the SEC of lot6609
existing driveway location 6606

ABOVE: View west along th@orthboundary taken from theg ABOVE: View south alondJpper Bear Creek Road509
NE corner of lot. §508

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: Another viewwestfrom Upper Bear Creek Road.
(6507

ABOVE: View north from the SW corner of 1066498

ABOVE: Same location at SW corner but looking N&447)

ABOVE: View south from the NW corner of 1066503

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: View from the NW corner looking SE6%04

ABOVE: View east from the@lder dock showing shoreline
gualities & lessee impr@ments.(6507)

ABOVE: View of thepierdock& newer dockmprovements.

(6499

ABOVE: Same location but showing the nemdock
improvements.(6500)

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: Closeup of the existing cabin showing east ABOVE: View west from thanman floor deck showing dock &
elevation (6479 shoreline ara. @570)

ABOVE: View of hot tub deck to the SW of the cabi6488 | ABOVE: West elevation of cabin & lakeside de¢6496

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: View of theeast side entr§ kitchen to left. (6452

ABOVE: View of the kichenlookingto the easéntry. 6457)

ABOVE: View of thedining area off the kitchen6453

ABOVE: View from thedining area looking south down the
upper main level hall. (4578)

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: View from the northside d living room lookirg ABOVE: Same location but looking more to the SE showin
south. (4580) stairs & fireplace/wood stove6463

ABOVE: View from the living room showing the dining areg ABOVE: Main floor bedoom. §457)
to the left and the stairs to the bedroom & bail64)

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: Main floor bathroom.§458)

ABOVE: 2"floor hallway looking east toward thepperlevel
bathroom & loft above.6467)

ABOVE: Second floor bedroom #2468

ABOVE: Second floorbedroom #3(6470

— Hall - Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: Second floor Bthroom.(6472

ABOVE: Second floor bedroom #86473

ABOVE: Another view ofBedroom #4with bath to left

(6474

ABOVE: Loft area above theesondfloor bath. 459%)

Hall — Widdoss& Company, P.C. —
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SUBJECT PHOTOGRAPHS

ABOVE: Daylight basement level west elevion looking to
the north. (6489

ABOVE: Basement level to the north side of sp#6490

ABOVE: View of the basement level to the north side of
cabin. (6492

ABOVE: View of the acess to crawl spaée basement level,
(6493)

— Hall - Widdoss& Company, P.C. —
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BUILDING SKETCH
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BUILDING SKETCH (con't)
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BUILDING SKETCH (con't)
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Site Descrigion:

PROPERTY DESCRIPTION

Thisis a singlefamily recreational cabin site as vacant & unioyed.

Site Description

Size

Size (Acres)

Waterfront - Straight Across

Waterfront - Plat Dimension

Average Depth of Lot

390 Upper Bear Creek RqLot 9, Block 1, State Subdivision - Bear Creek
20,038 Sq. Ft.  [Lease No. R100165
0.46 Acres
100.03  |Front Ft. 100 For valuation purposes, frontage is rounded to whole number.
99' +\- Front Ft.
213'+\- LF

Road Frontage/Access

The access is via East Shore Road, a two-lane paved road to Bear Creek Road to UppeeB&a@r The latter roads
state owned but maintained by the HOA making them functionally equivalprivéde easement roads for valuation purp

Road-to-Building Site 4 |Gentle slope to bench then steeper slope to existing cabin. As vacant ttdicty lsite at top of bench would have rating
points. Building site closer to shore favors lower rating due to steepdr.benc

Shore-to-Building Site 3 |From shoreline-to-building site, this is a moderate slope and the ratinggéfieenodification of 3-4 points. Again, as stg
above, as a vacant tract, the placement of the building site can be argued to favoe thensenvative rating if the cabin
were placed on the bench but where it is currently located, this arguesigiearating than previously given.

Shoreline 3 |The shore quality reflects mostly rocky/brushy shoreline with a naadysbeach allowing for good recreational access
the water. There is a lessee constructed seawall in portions of the frontages. ratieid at 3 points for the narrow sandy
beach area & shoreline/beach shelf.

Lake Depth 2 |The lake bottom is a mix of sand & cobble transitioning to rock, gravel & cotitiidake depth classified as moderate to
deep. There are no dock development challenges that exist so a rating of 2 peliets fer lake depth.

Topography-General Narrative 12 |Topography at east elevation is gentle slope from Upper Bear Creek Road to a entthefbench to the shoreline the

slope is moderate to steeper. The 2019 ground lease appraisal of this lotig&etA882 VAFO appraisal had concluded
calin was built on a bench overlooking the lake but the cabin has been situated abmiiahoint between the upper ben
area & the lake. The rating was moderate to steeper from shore-to-buildinglsjentie-moderate to the bank area. Ba
on the overall slopes, the road-to-building site, if placed at the top of thevesauld be a 4 rating. The slope for shore-to
building site is rated at 3 points. Depending on how the lot were developéaidgeaphy would be no less than 7 points
these combined slopes.

Shape

Basic shape is similar to a parallelogram with a meandering shoreline to tieowedary; see plat for better visualization

Vegetative Cover

Tract has a moderate timber (tree) and brush cover; mix of conifers and decides(izishes.

Utilities

Electrical power & phone to site boundary per SOW. Valuation of lot doesahowvedl, septic system, building pad, dock
and shoreline improvement per vacant & unimproved.

Street Improvements

Access on the east side of Priest Lake is East Shore Road, a publicly maintainesvpdaed road. This provides acceq
Diamond Park Road and to Upper Bear Creek Road. The latter roads are state owrdatdinechby the lessees
asociation (HOA) making these functionally equivalent to private easemerst fiaghluation purposes.

Zoning/Land Use

According to Bonner County, the property is not zoned. The subject sigukated by the Conditions, Covenants &
Restrictions (CCRs) recorded as part of the subdivision plat. Specifib@llgubject is restricted to single family resident
use only. It allows for one dwelling and ancillary improvements includingtdwesse, garage and outbuildings such as
storage sheds, boathouse, outhouse, etc.

Flood Hazard

Property is a lake front tract. The shoreline area is subject to seasonaltfans in water depth. The building site is not
flood hazard zone based on information available.

Easements/Encroachments

The recorded plat does not show any easements. The inventory map shows arjprévedg tfom Upper Bear Creek Roa
There is an overhead power line that is located at the common border with Lo¢rEitveiplits and provides service to bo
Lot 9 and Lot 10. | assume there is an easement across Lot 9 for the utility seencing¥NW from the subject Lot 9 for
the benefit of Lot 8. There is underground telephone from Upper Bear Creek Rueul the previous appraisal, the lesse
indicated they originally had an on-site septic & drainfield but have sincectathto Huckleberry Bay PUD for communi
sewer. | assume that sewer service exists and that there are no LID fees remainimigvakation, | assume a drainfield
location exists, adequate for the intended use of the site. Further, | assufrgtardaainfield would be available, if
necessary. This is a basic assumption of lot utility.

The 2019 and 2022 appraisals had shown the land valuation was based on a bracket of 11s-ii2 gh@rfinal conclusion, based on a review & topography
classification of Lots 4 and 5, South Shores Addition, gave greater ceettea rating of 12-points with 4 for road-to-building site, 3 points for shdveitding site and 3}
points for shoreline/beach and 2 points for lake depth.
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Improvements: The Personal Bperty is déned as a residgia/recreatimal single

residental unit (togethewith any/all ancillary structures)The chart bew is provided as
summary of these improvements. This identifies the class btyquiaconstruction, year built,
effective age, andther elementsatessary for decription and compason. Please refer to the
subject photographs as additional documentation afripevemerts to be valued in this appraisal.

General Description || Foundation/Heating, Ventilating, A/C And Other Items
Units One X [Ancillary Residential Units N |Issues/Components Remarks
# of Stories One story 15Story K 2 Story Settlement N
Type Det X [Attached Sump Pump N
Quality Avg-Good Quality Evidence of Infestation | N
Design Chalet Dampness N
Year Built 1986 County shows cahin was built in EBB N
Condition Average 1986 and shows total iving area g |Elec. Wall Htrs Y
Effective Age 25 2,520 SF but that includes the low™TE o cad Air Fumnace N
level basement. This lower level i -
Bathrooms 2 iy Cooling System
— mostly unfinished but has ,
Finished Area Above Grade 1,905 mechanical area, work shop & Wall Units N
Basement/Lower Level 645 storage. This basement level is Window Units N
Basement Finish 0 actually 2 levels & a doorway to tf|  |Central N
Attic 0 crawl space. Fireplace/Wood Stove IRock FP/Wood Stove in living room.
Utilities Lake Wtr Extraction & Com. Sewer Specialty Site Impvts. X |Firepit, paths, conc. stepsfretaining walls, parking
Appliances Ref, RIO, M, DW, HT
Exterior Description Interior Description
Foundation Poured concrete foundation (walkout basement) Floors Carpet & Vinyl flooring (rock floor around FP)
Exterior Walls Painted wood lap siding Walls Wood paneling, T&G planks, painted/text. drywall
Roof Surface Metal Trim/Finish Rustic wood & HC wood doors
Specialty Siding Elements  [N/A Ceiling Finish Mix T&G wood plank, acoustic tile, wood paneling
Gutters & Downspouts None Bath Floor Carpeting
Window Type Bronze anodized aluminum frame windows Bath Wainscot Tile
Storm sash included Yes No [X Deck/Porch/Patio(s) 1,294 SH
Screens Yes X No Garage (SF) 0 SH
Amenities There is, essentially, a wrap-around deck although the soutf Other Living Area 0 SH
includes 2 staircases down to a ground level deck that leads Outhuildings 4 SH
lower hot tub deck.
Fireplace/Wood Stove Fireplace | Y |wdStove | Y |FPinsert N |Dock (SF) 1,318 SH
Fencing None X Boathouse (SF) 0 SH
Other Items None X Seawall/Retaining Wall Y LF
There is no garage. There is a small wood storage building. The exteriorssaisidown | |Main floor is split elevation with east entry to kitchen includes breakfast b, bath &
from parking area to wrap-around deck. There are stairs to lake on south &leuations d __|bedroom plus hallways (N-S) at one elevation and living room at lower eleytgieps +\-
cabin. There are rock & mortar piers that anchor the floating docks to thesiorBliere a  |Second floor has exposed staircase to living room and then hallway to the8rhed: 1
concrete steps, CMU retaining wall & rock outcroppings. bath. There is a loft area above bathroom accessed by a ladder. The loft is notipart
gross living area.
Appliances Ref Y [Range/Ovep Y |DW Y |Lessee exclusions: Washer/Dryer & 4 hanging lights in living room. Removae# tights
Microwave | Y |W/D N |Gar. Disp. N_|either requires some replacement fixtures or a discount to value. Per the Scap,ahev
Room Count - Above Grade _[Rooms 8 |Bedrooms | 4 [Bathrooms 2.0 |appraisal does not include hoatlifts or PWC lifts, same as furniture & ofinéstings not
Lower Level - Room Count _[Rooms 1 [Bedrooms | 0 |Bathrooms 0 lincluded. All other kitchen appliances are included except the washer & dryer.
Other Living Area None

There is no garage and tbely outbuilding is of o monetary significance. There are site
improvements including driveway, parking, paths, concrete steps, retaining wall & fifapite
is also the hot tub litiinto the lowerlakeside deck which is a strong feature féel@npyment.
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HIGHEST AND BEST USE

The defnition of Highest and Best Use has been providétiin the sales catalog/project report.
The land value is based on a premise of the Highest and Besif the propertyasthough

vacant and unimprovedlhereare bur tess which are considerkin developing an opinion as to
theHighest and Best Use of the property. These four tests include an examination lohtuses t
arephysically possible legally pemissible, financially feasible andmaximally productive.
Themostcurrent version ofUSPAPrequiresadditional consideration of 1.) The Timing of tha
Use; 2.) the Most Likely Use; and 3.) the Most Likely Buyer of the Property.

There are five broad t¢agories of land ustnat ae considered within an opinion of highasid

best usethese béng residatial, commercial, industrl, agricultural andecreational. Within the
regional market, | have found it more prudent to begin thaé/sis with legallypossible uses
sincethis helps refine the analysis quickly and to thimfpoSince tis appraisais of thelDL

Approved Improements (Personal Property) and reflects improvements only, this section of the
report wil be brief as it elates to the underlyingte.

Legaly Permissble: The subject sites notzoned TheremrdedIDL subdvision plat
has idenfied Conditions, Ceenants & Restrictionas part of the official platSpecific to the
subject site, thesCCRs have identdd Use Restrictionsuch as “No Lot shall be ogpied and
used exceplor single-family resdential purposs bythe Ownerand it family, or by a single-
family tenant, with fits within the rustic character of the Idaho Panhandle Natieorests.No
more than one (1) Singkamily Dwelling shall be paced on the Property.” Mobile ha® are
not allowed but manu&uredor modular hones on permanemfbundation are allowed as long as
there is compliance with minimum roof pitch and th@iavement meets applicable building
codes.There is a @-foot setlack from thehigh-watermark (lakefront) aswell as side yard and
front yard setback of 15 feet an@5 feet, respectivelyln addition, there are some regulations
pertaining to colors of roofing & siding na&ials, & exclusio of perimeter facing.

Thekey points of the CCRarethe regilation of the cottageite to a siglefamily resdential use.
This does not specifically address seasonality issues, the primary recteztisiderations of

the lake font qualities, avéability of servicesincluding but not limited to schools, medl &
hosptal servicesdaily needshopping,churches & other social services, ettsinply states the
cottage site will be used for singi@mily residential use and only one single family dwelling.
Given the regulatory imposition of tke CCR as tindametal to the allowale land uss (per the
recording of the subject subdivision);is my opinion the only applicable use for this cottage site
is asingleresidentialdwelling unit (withancilary living quaters ifthe lot size warrantis.

Physicdly Possible: The cottage $& unde study consists of the physilty described
property denoted in the Property Descripts@ction There are no knowcharacteristics i
would eliminate he kegally identiied use of the property. Therashibea a waghtedscde
provided tothis lot which measurest ifor such toporaphic characteristicasto slope under two
measures].) roadto-building site and 2.) shor®-building ste. Additionally | have consider
the qualiy & utility of the shorelingbead) and the dke depth Howe\er, | ontinue tofind
inconsistencie in the market as twhether shallow lake depth truly affects the market price of
thesewaterfront parcelsin the past, it w&s agued that shllow depth required a longer, neor
costy dock, to @in adequate lakeept for boaing. This followed that sme impact to market
value should be noted for the higher dock cost.
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At the same timehe dock value is ade a part of the Persal Propertyso shallow lake depth is
marginaized for theappraisabf the vacantottage site.

Financially Feasible/Maxinally Productive: The subject cottage site represents a single
lot without benefit of future subdivision. This is intended ecalrecreational lakfrontage cabin
site situatedn theeastside ofPriest Lake. Athough theres a potatia for yearround living,

the primary impetus for sellers and buyers has been the seasonal recretlityraffarded the
waterfront sites abng the shore of tHake. This is both a financlly feasibleuse ofthe site, as
vacant &unimproved and iis the maximal productivity of the site.

Timing of the Use The subject site is imediately availabléor its highest antbestuse
pursuanto the Scpe of Work and the corittbn as a “vacan& unimproved” cotagesiteasa
lake frontage tract

Most Likely Use: The most likely use has been addressed under financial feasibility and
maximal productivity.

Who is the Most Lkely Buyer: The nostlikely buyer is a recreationist whiesires the
recredional attrbutesassociaté with a leke front site on Priest Lake and whastthe financial
means to invest in such a propertyRe largespopulation center having a direxffed onthe
Priest lakemarketis Spokane, WA. In adgkibn, thereis Coair d’Alene, Idahaalthough ths city
is situated along the shore of Coeur d’Aldrake.

The Priest Lake market also attracts investor/usens 8eattle, WA as wkhs throughout the
Wesern U.S. Pmaiily, the seasonal recreationalialiieswould terd to attract thos most able
to utilize the property throughout the summer season and that is the most likely buyer. This
statement cannot ignotiee fact there arewners on Priest Lake that includdedst one resident
of Florida so geographically, the buymofile isextensive but‘most likely” would more

logically apply to the Spokane population and radiate from there in a travel time/eistatre.

As Improved: The property ismproved with a sing residatial dwelling unit @ the
primary use of the propertyBasedon a eview of locaibn, the main reidential structure i
compliance with the CC&R'’s that require a#@t setback fron the lake These ame

regulations eliminate all other sexcept fa a single residentiawelling unit and hedefined
ancillary structures. It is a presumption that any grandfathered improvement will be aliowed t
continue inplace,regardless of parti@r complete destruction unless abandoned by tisedes
(future owner). The existing improveentsare contributory to the underlying site value.
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THE APPRAISAL PROCESS

The gpraisal process was defined in the sales catalog so it will not be discusseldeagaiThe
cottage sitevaspreviously appraised ithe Fall of 2013, 2019 for a groundase appraisand
2022(VAFO) appraisal.As such| appraisedhe Pesona Property prior to this appraisalThis
appraisal reflects a oent valuation of the underlying site value as thougacant&
Unimproved” aghat term has beatefined. The appraisal also requires the valuation of the Fee
SimpleEstate,whichis the @mbined valuatio of land, site & structural impvements.The

final part of this valuation is the value opinion of the Personal Propertyata®tin has been
defined and which eflectsthe economic aatribution to the underlying site.

If the improvementsare of relaively new construction, | willncorporatea cost approach within
the appraisal. If, on the other hand, the improvements ajerpéhd the marketould clearly
NOT rely on the cost approach, | will not present this valuation teckeniGountyrecords kow
this dwelling was built irt986 and that is sufficiently dated to render this approachtas no
relevant valuation technique. | have not included the cost approach in this currembvaluat
This is not an inemeproperty, sothe inomme approach is neither relevant nor applicable.
Although itis recognized theabin site & improvements could be rented out, the primary
economiamotivation that exis is for owner occupancy and/or usetbe income approachas
no drect relevance to estabsihing an opinion of market value.

Consistent with mas behavior, the sales comparison approach is given primary emphasis.
This recognizes the adage that a priypis worth only what someone is willing to pay for it.
Thefundamentabass of tha staement is clearly aligned with the foundation of the sale
comparison appexh. These are willing sellers and widlibuyers,so the price reagnizesthe
interaction of the paies that results in andncation of market price. When thesdes
(transactonal data) are analyzed & compared to the subject, the adjusted indidatiorthe
basis for an opinion of value cortgist with the weighgiven bymarket partigpants. Wien

there is adequate markatormation availablebothcurrert andspecific to he property being
appraised, the credibility is proven.
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LAND VALUATION —SALES COMPARISON APPROACH

The cefinition of this approach was included in the sales catalog. sité valie was previously
provided in thd~all of 2013and agin in 2019 as a ground lease & then in 2fi2#2he VAFO
appraisathat was conducted. This approach begins with an analysis of lantbsakhes

purpose bestallishing market value for taland aly (vacant & unimproved)l'hesubject’s land
valuehasbeen developed via tilsales comarison approach which is based on the premeseath
buyerwould pay no more for a specific property than the cost of obtaining a property with the
same quaty, utility, and perceivedberefits of ovnership. It i9ased a the principles of supply
and demand, lb@nce, sbstitution and externalitiesThe followingsteps describe the applied
process of the Sales Comparison Approach.

X The market irwhich the sbject property competess investigated;comparable salesmtracts for sale
andcurrent offeringsare reviewed.

X The most pertinent data is further analgzad the quality of the transaction istdemined.

X The most meaningful unit of valtar the subgctproperty is determied;for waterfrort property, ths is
determined to be Vae based on thednt footage ($/FF) although some correlation ests with font foot
size and overall site siz&Vhen a very small sized parcel sells withoutaedfor siz, there is a
recognitian that site valuerather than sirply front foot value isat-play.

x Each comparablesale is aalyzed and where appropriatejjasted toequate with the subject property.

X Thealue indication of each comparable sale impzed andhedata recorciled for a fhal indication of
value via asales @mparison techmjue.

| have researchedhd used the following sales indication®f value forthe subject cottage site,
as though veant & unimproved. These sales are analymedg he following adjusment grid

All sales have been researchiecbughnumerous sourcesispected and vidied by a party to

the transaction. ThEILS sheets arendividually presented in the sales catalog

| have also considered the lamsidual mdtodology forthe inproved saleghat have more
margnal improvemert contributions. Emphas is to the mostecentpure land sas & those
improved sales with marginahprovement contributions. Thistise abulation noted on the
following page and is aunmmary d the transactional availabfer 2021 -2022 (12/31/2022).
Before tlat is presented, | am directing the readeattention to the issue of miet conditions
and the adjustment in land values overdi@ppreciation).

Market Conditions (Time of Ske): This measurement reflects the cluye in pricdevels over
time. The bakground br discussion is taken from the previous sales catalog althougk | hav
abbreviagd it for this catalog.There are two issued some importance that need ® b
discussed. iFst, maket condition changes amonsidered ahese conditions affect the broad
category of that specific useg.,the recreational market for lakefriopropertyin North Idaho.
Secondly, it needs tcelddgermined if these market coridins are constentfor the submarket

in which thesubject & tle sales are locateke., Riest L&e. As noted in the sales catalog, ¢her
was adequate direct market evidenceagppreciation in land values from 2020 throtighend
of year 2022. | refethe reader tthat dscuwssion. The conclusioniagement foundn the sales
catalog is noted below.
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For purposes of analysis, adjustingesahat occurred in late 202through 2021 and 202P

have adjusted upward ftime using 3% per month on a straidgine basisand ths is through

only to Septembeof 2022. My reasons are lhere haseen only one “pendingsale in

January of 2023 and no other sales in Fall 2022; andegontinued rise in interest ratesnfro
August of 2022 thru until the date of this repsuggess” the implication ofstatic market

conditions. The latter is soewhat offset by the very limited amount of inventory that would

have a tenderycto offsetthe reduction in market activity. It my opinion the market condition
adjustment to Octioer 1, 2022tracks with available market eviden&#hen | wrotethe sales

catabg, anecdotal information supported a market condition adjustment through EOY 2022 but
subsequently, additional discussied to this conclusion.

The table below reflecthi¢ mostreaent landsales informatin from which to derivéhe market
value forthe poperty under study. The reader will ntite sales have reflected the actual sale
price and unit value ($ / FF) and themaiket condition adjusted indicatioeflectingadjusted
sde indication and the unvalue indication.

Land [Addresss/ Legal Description | Date of Salel Sale Price | Impvt. | Land Value | Unit Price | Mkt Jan. 15, 2023 FF Size| SF Size| Topo | Shore | Lake | Total | $/FF | DOM
Sale # Value @Sale | ($/FF)@| Cond. Valuation R-BS +| Rating | Depth | Topo.
Sale Adj. S-BS Rating
1 |2106 Kalispell Bay Road 9/16/2022  $1,250,000 $25,000 $1,225,000 $12,23(60% $1,243375 100 | 20,473] 8 4 2 14| $12,434 75
2 [NNA Upper Bear Creek Rd | 8/13/2022 $673,000 $0  $673,000 $5,80p 4.50% $703,28% 116 | 28,750 7 3 2 12| $6,063 67
3 [NNAN. Hess Point Rd 8/13/2022]  $1,560,000 0  $1,560,000 $11,8[184.50% $1,630,200 132 | 25,700| 10 4 1 15| $12,350 46
4 |NNA State Cabin Rd 8/13/2022]  $1,850,000 b0 $1,850,000 $10,1p54.50% $l,933,251) 182.0 | 46,609 10 4 1 15[ $10,622 54
6 [NNA Beaver Creek Camp | 3/1/2022 $440,000 30  $440,000 $5,94p 21.00% $532,40¢ 7400 | 15377] 9 4 1 14| $7,199 564
7 |47 Pinto Point Rd 8/21/2021  $1,525,000 $0  $1,525,000 $1129.00% $2,135,001) 135.00| 43,124/ 10 4 1 15| $15,814 39
8 16604 Eastshore Road 8/22/20p1 $810}000 $0  $81D,000  $5]2949.00% $1,134,001) 153.00| 34,848 6 3 2 11{ $7,412 68
9 310 Powerline Road 8/23/2021  $1,000,000 $0  $1,000,000 $5,658.00% $1,400,001) 180.00{ 56,628 6 3 2 11 $7,774 83
10 |48 E. Char Lane 8124120211 $715,000 $0  $715,000 $4,1620.00% $1,001,001) 150.00{ 39,6400 8 3 2 13| $6,673 72
11 |503 Pinto Point Road 8/25/2041 $750,000 $0  $750,000 $7,0740.00% $1,050,001) 106.00{ 13,068 8 3 2 13| $9,906 31
12 1441 Pinto Point Road 8/26/2041 $500,000 $0  $500,000 $4,7140.00% $700,00¢ 106.00{ 13,068 8 3 2 13| $6,604 39
13 11062 N. Steamboat Bay Rd 8/2/2031 $4,000,000 $3p,000 $3,965,000 $111,4880% | $5551,000 356.0 | 203,861 10 4 2 16| $15593 668
14 |Lot 4 South Shores 1/5/202} $465,000 $0  $465,000 $3,2063.00% $757,950 145.0 | 25,700 6 3 2 11| $5,221 328
17 |Lot 6 Sandy Shores Ln. 12/8/2020 $569/000 $13,000  $557,000  $5/586.00% $919,050 100.0 | 13,024] 10 4 1 15| $9,191 309
18 [78 Janet Lane 11/19/200  $1,200,000 $0 $1,200,000 $6,03B.00% [ $2,016,000 173.0 [ 35284 9 4 2 14 | $11,653 282
19 |374 Upper Bear Creek 10/19/2020) $625,040 0  $625,000 $4,921 70.00% $l,062,501) 1270 | 28,750 7 3 2 12| $8,366 N/A
Land Sales Discgsion:
Land Sale #1: This is the newest land sale Briest Lake. There wasdrivewayinto the

building site from Kalispell BaRoad. There was also a newer daokluded inthe sale The

former, rustic cabinvas removed @ this is tassified as a pmary lot sale.The 100 feet of

frontage was coprised of two (2) lots, eachith 50 FF. Given there was a moderate to

moderatef steepslope, the narrow lots we more ballerging to build on so this sale was not

given much emphasis for the 2 divided lots vs. a single lot of 100 FF. The topography rating of
14 gives credence the qualifcation this could be 13 — 14 for the oak rating given the

steeper upper eletrans of the lot. From shor®-building & well as theshoreline quality &

lake deph, these are good to very good qualities.

Land Sale #2: This is a August D22 VAFO awtion sale. As such, this property had
beenpreviously appraised and thbysicalcharackristicsof the property were vemyell known.

This property was appraised for $673,000 and it sold for that same amount, purchased by a non-
lessee (no current legs& no improvements). The overall ratiafjithis lot was 12 poirstwith
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the potential tdhave a ratig as high as 13-points based on the shorédiaeires and the ste-
to-building site topography.

Land Sale #3: This isthe 29 ULA sale thatoccurred m August of 2022. This lot was
appraisedor $901,000 but sold for $1,560,000. The lot had 1B2fFshoreline with mostly
sardy shore/beach. This had a shallake depth which is the reason it was classified %t
points. Like many lots irsteamboaBay, the shallow lake depth may not trulylugince the
lakefront qualities demand. Thex was 1 existing lessee and thesere no improvements on
the site so it waconsidered a “blank slatésr a new liyer.

Land Sale #4: This is the & and final ULA sale that occurred in August 20Zhis
property is located toward tlead of State Gan Roadin the Two Mouth Creek Subdivision.
Thenorth boundary of the lot is comprised of the centerline of Two Mouth Gredlere is

great seclusionrbmthe adpining lot to the north. Furthehereis a“point” characteristi¢o the

lot. There isa mix d sandy shoreline with someayrel & coblle. The floodplain elementd

the site coupled with the access through the adjoining Lot 4 were pointed outteytapo

buyer pror to the auction. Ultimatg, there was no market consideration for the floagpksue
nor for the fimited’ building site implied by that potential buyer. This is a lot having a rating of
15-pants with the potential for premium réing of 16-points. Given the price paldegarded

this as indicative othe highest ratg.

Land Sale #6 —NNA Beaver CreekCamp: This property is located to the ieNW end
of the lake. ldoesnot have yearround acces This lot has aige of 15,377SF but there is a
very restricive buiding envelpe due to seasonal silams. As building sie, this 20X 30’
envelope isndicativeof why the price for this 7&F of sandy beach shoreline only sold for
$440,000 or $5,946/FF. Withoutatrestricive building envelope, the quality of ghiat would
have reflected well @r $10,000FF.

Land Sde #7: The expanation for 47 Pinto Point Roadflects some contdictory
informationwith respect to landualities The auction company statdus lot was very
accessible and was a be&utpropety. Other anecdotal informaitn suggsted tle lot had ery
shallow lake depth &ere were roks causing some problems with boat access. Further, an
expensive dock was likely. On one hand, this sasto bea keautiful property and on the
other hand, omthat had some very shalldeke deptithatwas a deiment. Theparcel was
vaant and imradiately available for del@pment. There wera number of bidders with sead
very concerned that amsuccessfubidders in 2020they were committbto acquiinga
property. This progrty was appraisedt $649,720 and it stbifor $1,525,000.The final piece of
anecdotal infanation suggested there was some buymorse regaling the ultimate price paid

Now, it is necessary to address this lestnmeat and viny | believe therés somedirectmarket
supportfor that staterant The adjaent property at 61 Pinto Point Road, was an improved lot

that was part of th AFO partof the auction As a directomparisorbetweenlis lot and the
adjoiningvacantlot a 47 Pinto Pointthese Aracts ae virtually idenical except oa had 135 FF

ard the other lot had 146 FF. Descriptively, thesewase similar in topogmahy,

shordine/beach qualities, road access, dthe VAFO auctiorfor 61 Pinto Poihhad showrthe

lessee acquiring thelieased ige for the appraised valud $690,720. Sathe one vaant tract

with 135 FF sold for $1,525,000 and the adjacent tract (improved) containing 146 FF sold to the
lessee fof690,720.
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Land Sale #8: The2021ULA sde at 6604 Eastshore Road had no anecdotal information
available This lat was appaised for $490,000 and that reflected the topography classification of
11 points. Access was from the north but there was no parking area established on this lot.
There was @ock and the previouslyedred building site but aardl, this was dower quéity

lot. The lot sold for $810,000 or an upbid of $320,000. It is my opiniomtiiehad more to
dowith the scaaity of avalable lots on Priest Lakso the pricingvasvery high.

Land Sale #8: The2021ULA saleat 310 Pwerline Road was appraised $536,000
reflecting 180 FF which &s \ery rocky/brushy shoreline but with a shoreline area established by
the previais lesseentenjoy thedkefront. There were someck stairs built into the site from

the prewous huilding area. This lot had a togogphy rating of 11 due to the steeéape from

shore to building site & the rocky/brushy shoreline Wiithited beacharea. Theneighbors to

either side of this lot weractive bidders but it was d*3arty whoendedup being he successful
bidder. Rrtof the prce increase was due to tlaiction” environment. However, the key here

is that the lower quality rating of the lot and the price paid of $1,00@G000anterintuitive

meaning this lot should not have sébd aprice near this high due the topograpir. The active
bidding process did not mirror market behaviors.

Land Sale #0: This 2021 ULA sale at 4B. Char Lane was appsad for

$519,000 based on a topography rating of TRis wasactuallythought to be 12+. The property
sold for $715,000 andbelievethis reflected th@acantstatus, the more usable shoreline/beach
area and some greater utiliiyr the ypper portion off Cape Horn Road. Nonetlssléwould

think this s a reasaaible indicatofor a tracthaving 150 FF and andtaric boatramp.

Land Sale #11 & #12: The next two sales are located the est sideof Pinto
Point Road. Tey areboth similar sized tracts with a level togsitly sloping topography at the
road andhen a hillgde slope tohie shoreline/beach areBoth sites hd106 FF and share ie
similar topography ratings and@@imity to one another. The first lotas auctoned with 2
competitive bilders and the secdiflas) sde only had the one competitive bidderheprice
differential is sgnificant where the lot laving 2 bidders sold for $750,000 while the otlogr
with only the one bidder remaining, soldagpraisd valuewhich was $99,920 (actually sold
for $500,000).It seemaunrealistic to st the one Ibhas a valuef $750,000 while the ber
has a vlue of $500,000 when tke arevirtually identical lotsandthe onlyexplanatio for the
price differentialbeing 503 ihto Point was first on thaucticn agend & there were 2 bidders
while 441 Pinto Pointvas last m the auction agenda ancttbwasonly one bidder left. Clearly,
the u of these two sales would provide very digta results for i 2022 VAFO/ULA &
Ground Leases.

Land Sale #.3 — 1062Steamipat Bay Road: This is an estate sized lot locatéd the Steamboat
Bay area. The site has vaggod accegbility and is modly level and agrade. There are some
very slight undulations. The laféismature treeover and open grassy areathvsandy
shordine/beach. There were seveddder, rusticcabinsbut these were given venytle value
The propety is actually compsedof 3 lots with 4.68 acres in total siaed 356 feet of sandy
shaeline This was purchadeby two families with the intent treate two estatguality lots.
This is a pemium poperty for overall topograph§ the shoreline/beactgualities. | direct
attention to Land Sale #13 where this estate quality lot was comprisedevl smaller tracts
and it was purchased by seadbuyers who intended to split the land intawalgsharesvhereby
creating 2Zract with a roughly $2M price per lot. This is then compared to VAFO 2022 Sale #7
located atl22 Hess Point Road. Thisiisclose poximity to Land Sale #13 and both have sandy
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beach qualities although Hess Point Roadahiasge amount of frontage but witmore

irreguarity & with less sandy beh qualities. Nonetheless, it is important tongare the Hess
Point Road lot, which ia single residential tract (cannot be devetbmore than one single

family residence), ttheimplied “Lot” value foreach éthe two trats resulting from Land Sale
#13. Adjusting this sale for market conditioesults in a “Lot” value for these twot#oof
$2,993,575 each. That is compared to the price paid for 122 Hess Point Road, as arsaghgle pa
at $2,900,000 (not adjusted upward from August 2022 to January 15, 2023). | believe that is
additional strength to the updated analysid fomd Sale #3 and it also provides cross support

for theVAFO sale.

Land Sale #14 — Lot4 South Shoes This property is part of th8auth Shores Adition
to Hucklebery PUD. There is communityesver and waterThe PUD preides common areas
including tennis courts, a communitgrider ad milesof trails. The HOA provides
snowplowing andaad maintenance aslv Thislot has a sharedriveway accesthrough Lot
3. It is arelatively steg lot with rocky/brushy shorelineThis parcel has beeon and & the
market since July@4with a price origially shown at $495,000 anehich wasdropped to
$465,000 orMarch 10, 2016, and it hdmee at this pice since that dateThepropertywent
under ontracton October 7, 2020, and closed January 5, 2021. In the 2823 catalog, this
was statedo bethe newest land sale oRriestLake This parcel had45 FFandthe sdd price of
$465,000ndicates$3,207FF for a lot that isated 11 points for topography & sletine
quaities. Lot 5 Soutlshaes located due north of this Lot 4le, ®Id 9/23/2013 for $450,000
& it containedl25 FF so tat salendicated$3,600FF.

Land Sale #15 & #16: These twdots are part othe Cedarat Hucklderry Bay
consisting of 8 singléamily lots facing the lakdreferred to aS8deededwateifront lots”) but the
shoreline/beach area wadl common area Asaresult,these lots cannot have individual or
shared dockwithin the common sh@line. In addition, this commorreais openfor public use
althoughthatis not a wé-knownfact or feature.Other than tle canmon area fromige & lack
of ability to havea dock in front of each cabsite,these lots & similarto lake fontage
properties. Their price pots are lower as a rels. These lothawe acessto The Moorge
which is a marina/docteatre for ownerf lots in Huckleberry PUcommunity cater
docks). hecommonlake shore igjuaed asconssting of sandy bezh and raky/brushy beach
encompassin 2,075 fetof shordine. This partof the Huckleberry PUDis unique, and it has
taken a number of yarsto sell thesdots. Their pricing hasdenbelow deede lake font lots
with thefirst salebeing an unusual ape & itsold for the lowest price. He mat recent sdes
suggest some pe@ppreciaton. | do rot believe these are goawlicators oimarket value for
the subject lat, which havea specifiecamount of frontage &hatfrontage is not commorrea
wherethe publc can access.

Land Sale #7 —Lot 6 Sandy Slores Ln.: This propety is located noft of Two Mouth
Creek Subdivisionn Samly Shores Addition.Thisis a vacat tract contming 0.30 ares wih
100feet of fontage. This has asardy beach with brushy sheline area. There is a sharedkloc
with Lot 5. The oerall topgraphyis a gentleslope that is mostly teelbut not reprsentative of
dense undergwth. The property walssted for sale at$549,000 and sold for $569,000her
broker stated thereere mutiple offers which is why this sold for more than the askirige
Theshared docks given a ontribution vdue of $22,000 so the land price is $557,000 or
$5,50/FF.
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Land Sale #8: Thiswas previously idaified as anrproved Sale (#16) but is simply
classified as Land Sale #18 for this ap@hkisThe property iocated at the end of Janet Lane
which is anoff-shoot drivevay at the end of Cape Horn Road. This propesdyg preiously
leased & the lessee wable to aquirethe lotthrougha prevous auction. This salepresents
thefeesimple sale. This was listed byl@al broker who confirmed the pri€eterms The sale
was previoust analyzedon the basis of thenprovements actually contributing tthe price paid
even thoud it wasa maginal amount. For the 20Z3les catag, | re-looked at this sale &
found al of the inprovements have been removed &tthe timeof sale, he improvementsere
sad to have somealue. Thefact they no longer esi changes the impance of this sale bes
representing a land valué reference the VAFO sale of 64 Janet Lane fogust 2022.That
adjoining property (to this sale) had appraised value for the thof $1,013,000.The ste
contained 0.66 acres or 28,750 Skhe Bppraisadhadbased thérontagesizeon 154 FF. This
property had active bidding and the lessee was the eventual successful bidderceTjag for
the land only was $2,400,000 or $15,584/ The narket candition adjustment for Lan8de
#18 had resulted in an updated value of $2,016,000 so | b#tevene adjusted indication from
Land Sale #& isreasonablyvell supported.

Land Sale #19: This propertywas locatedt 374 Upper Bar Creek Roadndwas
purchased as a “teatown”. There were 3 activbidders, so the price paid shows pure
competition caused the increase in price. There was no lessee 3$s tledeown additional
price paid for themprovements.This lotwas aictioned in Augusof 2020. Theexisting lessee
statel they would not be bidding so it was well known that the lot would not iaclud
displacemenof a current lessee. Thigs faund, through anecdotal information, to represent
one bidder who had thobgthey would be ablé¢o acqure the lot for appaised véue, only to
find 2 other bidders who evestrongly motivated to buy. The lot had goodellearccess to the
building site, butthis had a step slope down to the rocky/brushy shimeelvith a smallsandy
beach area. Thenprovements were a teatown and b bidders recogiied thasituation. This
was appaised as a lot having topography rated 11-12 poirfeel this sle better recognizek2
points with the roado-building site given a full 5 pots. This was appraisefr $397,000 but
sold for $625,000 ($3,126/FF vs. $4,921/FF).

VAFO August 2022 & 2021Results: The first group of das s the summary of the 2022
audion which will be followed by the previous year déioa results(2021) but only as #y relate
to the VAFO sales where the lot was offedfor sale &the successful bidder was then required
to pay appraised value for the personal property, istiveessfl bidder was not the lessedn

any case, the Igiricespaid are of some significance in the fiaalalyss because any increase in
theinitial bid price (an upbid from the appraised value) supports the market appreciation
discussed.

August 2022 VAFO/ULA Auction

Sale # |Address Lot | Block |Subdivision FF | Appraised | Value [Winning Bid|Price $/FF| Winning |Appraisal
Value $IFF Bidder Rating
VAFO Results:
VAFO 1362 N. Cape Horn Road 2 1| Powerline 133.00  $665,000  $5,000  $665,000 $5,000Lesse¢ 12
VAFO 2 1174 Cape Horn Road 49 1| Woody's Point 146.00  $794,000 $5,438  $7p4,000 $5,438 esse¢  13-14
VAFO 3 [410 N. Steamboat Bay Road 11 1Y Soldier Creek 151.00 $985,000 $6,523 $2,300,000  $15[232 Lesse¢ 15
VAFO 4 [592 N. Steamboat Bay Road B 1|Soldier Creek 158.00 $1,031,000  $6,525 $1,600,000  $10{127 Lesse¢ 15
VAFO 5 (64 Janet Lane 8 3 [Powerline 15400 $1,013,000  $6,5/8 $2,400,000  $15(584 Lesse¢ 14
VAFO 6 |179 Eight Mile Road 31 1 [Horton Creek 172.00 $1,115,000 $6,483  $9,800,000  $56|977 Lesse¢ 15
VAFO 7 [122 Hess Point Road 1B 1[Hess Point 300.09 $2,160,000  $7,200 $2,900,000 $9/667 Lesse¢ 16
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Thetwo shadedows are sas that do not truly represent markelieegbehaviors. This is
particulaty true of VAFO6 wherethe bidders were reported have motivational influences

atypical b more typical market forces. As will be notélge 3 ULA auction sales were already

incorporated into the land sale tabulatibattwill be emphasized for the ground lease apgsa
otha ULA appraisals and fahe VAFO appraisals under the vacant agétsite analysis,

August 2021 VAFO/ULA Auction

Sale # |Address Lot Subdivision Winning Bid | Price $/FF| Winning | Appraisal
Bidder Rating
VAFO Results:
VAFO 1 |354 N Cape Horn Rd 1 Powerline $3,088  $575,400 RBn-Lessed 11
VAFO 2 (1458 Cape Horn Rd 34 Woody's Point $4,300  $645,000  [$4,3G8see 13+
VAFO 3 |76 W Horton Creek Rd 23 Horton Creek $3,318  $855,400 8bn-Lesseq 11
VAFO 4 |38 S Horton Creek Rd 1] 1| Horton Creek $B,248  $610,000  [$3,183see | 11-12
VAFQ 5 (218 State Cabin Rd 1 1| Two Mouth Cree $.,303  $7b3,000  [$5,8@3see 15
VAFO 6 |564 State Cabin Rd 2 1| Two Mouth Cree $4,526 $1,5/0,000  |$9,0é5see 15
VAFO 7 |61 Pinto Point Rd 39 1| Pinto Point $4,731  $690,720 4, TBéssee 14+
VAFO 8 [572 Pinto Point Rd 18 1| Pinto Point $3576  $922,720 b3,5[6ssee 14
VAFO 9 |42 N Eight Mile Rd 27 Horton Creek $4001  $765,000  $4,90Lessee 15
VAFO 10{1563 W Pearl Shore 5 1 |Outlet Bay $2,250  $475,000 2,p39Lessee 13-14

Located on the followingames are the sales grids reflegtthe comparison of theewest sales

to the sufect. These are eher pure landransations orsdes with some limited site

improvementcontribution, so the primary focus of thaleis the unéiying site. Adjustments
were dscussedwithin the saks catadg and | refer the reader to that analysshe background
for making thesadustments.
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Categories Subject Property Land Sale #1 Adjustments Land Sale #2 Adjustments Land Sale #3 Adjustments Land Sale #4 Adjustments Land Sale #6 Adjustments
Address/Sale Price 390 Upper Bear Creek Rd 2106 Kalispell Bay Rd $1,225000 | NNA UpperBear CreekRd |  $673,000 NNA Hess Point Rd $1,560,000 NNA State Cabin Rd $1,850,000 | NNA Beaver Creek Camp | $440,000
Property Rights Conveyed Fee Simple Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0
Financing Terms Cash Equivalent Cash $0 Conventional $0 Cash $0 Cash $0 Conventional $0
Conditions of Sale Market Market $0 VAFOIULA $0 VAFO/ULA $0 VAFOIULA $0 Market $0
Expenditures Made Immediate to Salp None None $0 kine $0 None $0 None $0 None $0
Sale Date/Market Conditions 1/15/2023 9/16/2022 $18,375 10/13/2022 $30,269 912212022 $70,200 9/302022 $83,250 31112022 $9
Adjusted Sale Price N/A $1,243,375 $70285 $1,630,200 $1,933,250) $532,400
Adjusted Price ($/FF) NA $12,434 $6)63 $12,350 $10,622 $7,195
Adjustments:
Location East Side Priest Lake West Side Priest Lake $0 East Side Priest Lake $0 East Side Prigst Lake $0 East Side Priest Lake $0 NW Side of Priest Lake $0
Size (SF) 20,038 20473 In FF Size 28,750 In FF Size 25,700 In FF Size 46,609 In FF Size 15,317 In FF Size
Size (FF) 100.00 100.00 $0 1160 $421 132.00 $1,739 182.00 $3,039 74.00 Offsets
Topography Classification (Slope) Gentle-Steeper Mod.-Gentle wigood beach |  See Overall Mod. Slope/R&B Shore | See Overall | Slight slopes-sandyibrushy shofe See Overall | Slight slope/sandy&gravel shofe See Overall |  Ltd Bdg Site/Sandy Beadh ~ See Over
Topography Rating 12 14 See Overall 12 See Overall 15 See Overall 15 See Overall 13 See Overall
Rating as % of Total - Comparison 0.7500 08750 See Below 0.7500 See Below 09375 See Below 09375 See Below 08125 See Below
Overall Topography Adjustment Some sandy beach/R&B -2000% $2,487 0.00% $0 -30.00% -$3,705 -30.00% $3,187) -1000% 71
Road Frontage Upper Bear Creek Rd Kalispell Bay Rd $0 Upper Bear Creek Rd $0 Hess Point Rd $0 State Cabin Rd $0 Beaver Creek Camp $0
Utilties (sewer & water systems) Elec. & Phone Elec. & Phone $0 Elec. & Phone $0 Elec. & Phone $0 Elec. & Phone $0 On-site Septic/Com. Wir -§351
Improvements and/or Common Areag N/A Dock & Site Imputs Excl $0 Cabin not included $0 None $0 Cabin not included $0 None $0
Zoning/Land Use Reg's CC&Rs CC&Rs $0 CCéRs $0 CC&Rs $0 CCéRs $0 REC $0
Net Adjustments -$2,487 $427 -$1,966 $148 $1,070
Indicated Value FF $9,047 $6,490 $1684 $10475 $6,124
Implied Subject Value $994,700 $648,962 138,388 $1,047,460 $612,414
Lot s actually 2 - 50 FF lots comprising the 100 FAug. 2022 VAFO Auction (ULA Parcel). The  [Aug. 2022 VAFO Auction (ULA Parcel) &no  [Aug. 2022 VAFO Auction (ULA Parcel) & no  |Building envelope is 20' X 30" due to season
Low $612,414 noted. This was previously improved with rustic cdappraisal had shown this to be a 12-point rating [current lessee. This was rated at 15-points due fcurrent lessee. This was rated at 15-points dudcreeks & high groundwater. This is timbered
& newer dock. At time of sale, there was drivewa\jallhough this could be slightly higher based on trshallow lake depth so this could be viewed as  [the Two Mouth Creek influence (shallow lake - [parcel with sandy beach/shoreline. The local
High $1.047460 down to cabin location near beach. This lot has a|shore-to-building site topography. This was undfconservative. The tract was appraised for $901,(depth). Rating could be viewed as conservativelis not year-round as road is not plowed. The
sandy beach & usable lake depth with rating of 14{contraact on Aug. 15, 2022 so the market conditiand sold with significant upbiddding. Thisisa [The tract was appraised for $1,155,000but soldfsmall building site is key to this unit price bei
points due to steeper driveway. adjustment is from that date to October 1, 2022 {{premium lot for Priest Lake. The brush along the]wwth significant upbiddding. This is a premium |low.
discussion. shore could be trimmedi/removed to improve ovelfor Priest Lake. Tract went under contract 8/15
Average $868,385 usabilly. so mkt condition adjustment from that date.
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Categories Subject Property Land Sale #7 Adjustments Land Sale #8 Adjustments Land Sale #9 Adjustments Land Sale #10 Adjustments Land Sale #11 Adjustments
Address/Sale Price 390 Upper Bear Creek Rd 47 Pinto Point Rd $1,525,000 6604 East Shore Road | $810,000 310 Powerline Road $1,000,000 48 E. Char Lane $715,000 503 Pinto Point Rd $750,000
Property Rights Conveyed Fee Simple Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0
Financing Terms Cash Equivalent Cash $0 Cash $0 Conventional $0 Cash $0 Cash $0
Conditons of Sale Market VAFOIULA $0 VAFOIULA $0 VAFOIULA $0 VAFOIULA $0 VFOIULA $0
Expenditures Made Immediate to Salp None None $0 None $0 ohe $0 None $0 None $0
Sale Date/Market Conditions 1/15/2023 10/23/2021 $610,000 912212021 $324,00 100712021 $400,000 9/26/2021 $286,000 10/23/2021 $3
Adjusted Sale Price NIA $2,135,000 $1,134,000 $1,400,001 (31,000 $1,050,000
Adjusted Price ($/FF) NIA $15,815 $7412 $7,778 8 $9,906
Adjustments:
Location East Side Priest Lake East Side Priest Lake $0 East Side Priest Lake $0 East Side Priest Lake $0 East Side Priest Lake $0 East Side Priest Lake $0
Size (SF) 20,038 43,124 In FF Size 34,848 InFF Size 56,628 In FF Size 39,640 In FF Size 13,068 In FF Size
Size (FF) 100.00 135.00 $2,435 153,00 817 180.00 $2,193 150.11 $1,508 106.00 $262
Topography Classification (Slope) Gentle-Steeper Slight slope/sandy-brushy shofe  See Overall | Mod-Steep Slope/Rocky Brushy See Overall Mod-Steep/R&B Shore | SeeOverall | Mod. Slopes/Timbered | See Overall | Level-Mod./Sand-grvi beagh  See Over
Topography Rating 12 15 See Overall 12 See Overall 12 See Overall 13 See Overal 13 See Overal
Rating as % of Total - Comparison 0.7500 0.9375 See Below 0.7500 See Below 0.7500 See Below 0.8125 See Below 08125 See Below
Overall Topography Adjustment Some sandy beach/R&B -35.00% -$5,535 0.00% $0 @% $0 -10.00% -§667 -10.00% -§991
Road Frontage Upper Bear Creek Rd Pinto Point Road %0 N. Horton Creek Rd %0 Cape Horn to Powerline Rd $0 Cape Hom'to Char Ln $0 Pinto Pt. Road $0
Utilties (sewer & water systems) Elec. & Phone Com. Drainfield $0 Well or Lk & Septic Rq'd 0 Elec. & Phone in Price $0 On-site septiclwel reg'd $0 Lk Wtr/Com. Drainfield $0
Improvements andfor Common Area NIA PP Com. Service Lot $13 None $0 No Impvts $0 None $0 PP Com Senice Lot $16
Zoning/Land Use Reg's CC&Rs CC&Rs $0 CC&Rs $0 CC&Rs $0 CC&Rs $0 CC&Rs $0
Net Adjustments -§3,112 $1677 $2,193 $842 $745
Indicated Value FF $12,702 $9,088 $9,971 $7,510 $60
Implied Subject Value $1,270,237 $908,831 $997,111 $751,00 $036,
Aug. 2021 VAFO Auction with lot under contract |Aug. 2021 VAFO Auction. This lot did not have JAug. 2021 VAFO Auction. This lot did not have gAug. 2021 VAFO Auction. Gentle to Moderate [Tract is at-grade & sloping from Pinto Point
Low $751,000 8/24/21 & mkt cond. Adjustment from this date. THexisting lessee. Topography was mod.-steeper qexisting lessee. Topagraphy was mod.-steeper §slopes (some steeper). Timbered tract with  |Road to the bench which is a moderately slo|
ot is mostly level, some tree & brush cover & very|from East Shore Road to building site area. Acglfrom Powerline Rd to building site area. The lot froad/driveway access to lake (historic ramp). ~ [hillside to the shoreline/beach area. This lot
High $1.270.237 usable sandy beach/shoreline. This lot was apprfilto the lot is from the north. This does not have ajrack outcroppings and overall topo rating was 11{Cobble & rocky shoreline & small sandy beach |a mix of sandy/gravel beach and brushy
for $649,720 (81,760 for PP Com. Service Lot) witfparking area shown as prior lessee had a walk-irfpoints. Shoreline is mostly rocky & brushy. Und{area. Slopes will allow a daylight basement  |shoreline. The overall slope rating was 13 b
strong upbidding occurring. The adjacent propertyaccess to the cabin. There is an elevated buildir|contract 8/24/21 which is date used to adjust. mqreasonably close to shoreline. The appraisal fdthe shoreline could be considered slighlty bej
was sold to existing lessee for appraised value so |site with a rocky/brushy shoreline & small sandy [conditions. There was rock pier at shoreline.  [auction was $519,000 so significant upbid  [than previous appraisal. This lot at $750,00
Average $968,643 bracket between this sale & that VAFO sale was [beach at dock. No specific value given the dock occurred. directly comparable to the sale of 441 Pinto
emphasized, which might impact price slightly. Point that sold for $500,000.
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Categories Subject Property Land Sale #12 Adjustments Land Sale #14 Adjustments Land Sale #17 Adjustments Land Sale #18 Adjustments Land Sale #19 Adjustments
Address/Sale Price 390 Upper Bear Creek Rd 441 Pinto Point Rd. $500,000 Lot 4, So. Shores Circle $465,000 Lot 6, Sandy Shores Ln $557,000 78 Janet Lane $1,200,000 | 374 Upper Bear Creek $625,000
Property Rights Conveyed Fee Simple Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0
Financing Terms Cash Equivalent Cash $0 Conventional $0 Cash $0 Conventional $0 Cash $0
Conditions of Sale Market VFO/ULA $0 Market $0 Market $0 Market $0 VAFO/ULA $0
Expenditures Made Immediate to Salp None None $0 None $0 None $0 None $0 None $0
Sale Date/Market Conditions 1/15/2023 10/23/2021 $200,000 1/13/2021 $292,95D 12/8/2020 $362,050 11/19/2020 $814,000 10/19/202 4
Adjusted Sale Price NIA $700,000 $757,950 $919,050 $2,016,00p $1,062,5
Adjusted Price ($/FF) NIA $6,604 $5,227 $9,191 $11,653 $8,366
Adjustments:
Location East Side Priest Lake East Side Priest Lake $0 East Side Priest Lake $0 East Side Priest Lake $0 East Side Priest Lake $0 East Side Priest Lake $0
Size (SF) 20,038 13,068 In FF Size 25,700 In FF Size 13,024 In FF Size 35,284 In FF Size 26,136 In FF Size
Size (FF) 100.00 106.00 $174 145.00 $1,035 100.00 $0 173.00 $3,11 121.00 $99
Topography Classification (Slope) Gentle-Steeper Level-Mod/Sand-grvl beach See Overall Mostly steep/no beach See Ovprall Geete/eleat beach See Overa| Gentle Slope, Timbere See OveraWaried Slopes/R-B Shore|  See Overall
Topography Rating 12 13 See Overall 1 See Overall 15 See Overall 15 See Overall 12 See Overall
Rating as % of Total - Comparison 0.7500 0.8125 See Below 0.9167 See Below 0.9375 See Below 0.9375 See Below 0.7500 See Below
Overall Topography Adjustment Some sandy beach/R&B -10.00% -8660 10.00% $523 -30.00% -$2,757 -30.00% -§3,49 0.00% $0
Road Frontage Upper Bear Creek Rd Pinto Pt. Road $0 South Shores Circle $0 Sandy Shores Ln In Topo Rating Janet Lane $0 Upper Bear Creek Rd $0
Utilities (sewer & water systems) Elec. & Phone Com. Drainfield $0 Com Wtr & Swr -$179 Com Swr & Wir -$260 Lk Wtr & Septic Adj. SP Elec. & Phone Adjusted SP
Improvements and/or Common Areag N/A PP Com. Service Lot -$16 Huckleberry PUD -§225 Huckleberry PUD -§225 NIA $0 Tear Down Cabin $0
Zoning/Land Use Reg's CC&Rs CC&Rs $0 REC $0 REC $0 CC&Rs $0 CC&Rs $0
Net Adjustments -$502 $1,153 -§3,242 -$379 $994
Indicated Value FF $6,102 $6,381 $5,948 $11,274 $9,360
Implied Subject Value $610,151 $638,065 $594,835 $1,127,446 $936,00
Tractis at-grade & sloping from Pinto Point Road {Mostly timbered lot in Huckleberry Bay with shardGentle to moderate slopes, mix of timber & Lessee purchased this lot from prior auction & {Road to cabin is a gently sloping topography
Low $594,835 the bench which is a moderately sloping hillside to|driveway from Lot 3 to Lot 4. Steeper lot which iJdeciduous understory with good road access ang|isted & sold the fee simple estate. |have  [with mod. Timber cover. From cabin locatior
shoreline/beach area. This lot has a mix of like Lot 5 that, after site was cleared, it was evidggreat sandy beach with shared dock ($12,000  |appraised the property so was very familiar witlhigher elevation, the slope is moderately ste
sandy/gravel beach and brushy shoreline. The ovthis is a steeper slope from east down to west wijdeducted from the sale price of $569,000. Smalldimprovements. | found all the existing Shoreline is mostly rocky & brushy with smal
high $1.127 445 slopg rating vyas 13 but the shoreliqe could bg rockylbrushy shoreline. size is included in topography adjustment. improvements demplished 50 have shown the 4sandy beach where dock is located. Lake b
considered slighlty better than previous appraisal. price as fully reflecting land only. has good depth.
This lot at $500,000 is directly comparable to the §
average $781300 of 503 Pinto Point that sold for $750,000.
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Remnciliation of Land Valuation: The 15 sales that haveen used include both 2022
and 2021ULA sales as wellsaotherand salegrom around the lee. My analysisof the market
& my final opinion have also incorporated the improved satesentedn the 2023 Sales
Catalog. | have no meket evidence thatirectly supports a prie rend extending througiné

Fall of 2022 to the datof valueof Januaryl5, 2023. | do believe there is some pralitgtihat
marketprices willcortinue but thats more conjeatire and notruly fact-based aalysis(no land
sales beyon&eptember 2022)Even with the pending improveadle(IWF-#1) implying

suppat for the continuation of appreciating prices, both high dem&ndw inventory tend to be
offset bythe un@rtainties posed by rising iatest rateare an offset variable. Tmay be
construed as adding a conservatisnhorharket data but | belietieere is just not sufficient
support to increase pricest 3% per month, from October 1 througjie daé ofthis report.

The table belows arefledion of the 15 sales ingporated into this analys. There are some
sales that feel may not be true indators of*typical” market giverunderlying consideratian
(e.g. neighbors who bid temove a lesseanted to asemble, etc.)

All 15 Indications Dollar Per FF | Value Indication
Mean (Average) $8,728 $872,776
Median $9,124 $912,434
Minimum $5,948 $594,835
Maximum $12,702 $1,270,237

The emjhasis n this appraisal has fawed the overall topographelements incluithg, but not

limited to, what is perceive to be theorimary valuation; shoreline quaiés & theuse/locéion of

the buildingsite as proximie o the storeline (slope issueskor thisappaisal, | relied on maket
extraction for overall slope & shoreline quagas discussl in the sales ¢alog. As Istated
previously, the rating of 12 pointerfthis lotis argued asnost accuratbasedon thesize&

various slopesérrain Given the shoreline/beach qualities, this could be classified as
conservative although some of that beach quality is due to the retaining wall constructed by the
lessee (cannot be included). For the overall classification of this lot, | have gistemphasis

to the mean of these 15 sales.

As for the auction salg$JLA transactions), the evidence drawn fridmse sales is often

impacted by the number of active bidders and the quality of the lot being auctioned. As shown in
the 2022 appraads,there were two sales to which | wantdi@w the readés attention For this
appraisal, these are Land Sales &td #12.These are dth PintoPoint lots that were irhe

August 2021 auction.LS #11 was the % propertyoffered forsale in theauction. At the time,

there were 2 bidders fahis lot and the pricevas uphbd from the appraised value of $499,920 to

the sold price 5$750,000. The last ULA property (LS #2Mas?2 lots north of LS #11.This had

the same sitsize, the ame frotage sze, the same togoaphy and physical features including

the eastrn aspectgxposure). This lot had no other bidders and the winning bigustslightly

higher ttan the appraisedalue This sold pricevas$500,000. It could be argued that ango

el at the auction who wanted to bid would likegve expected to séee bidprice follow the
example of the previous aian salefrom the staring price of $499,920. Howeveaherewereno

other bidlers ad this lot sold for gprased vale. As a resul, there were almost idental lots

that sotl in the samauction but one sold for $750,000 and the other for $500,000. This is a good
example of how auction prices haveulésd in disparate seilts.
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| also looked at Land Sale #2 thatrighe immediate area of the subject and it sold for appraised
value in August of 2022. Further, | looked at the adjusted indications for all lots having low
quality topography ratirgy(1+13 points) and the mean of those sales was $&B08hese

sales were #2, #8 - #12, #14 and #19.

As notedwithin this table, the emphasisis the mea indication. In my opinion] believe the
rating of 12-points is conservative but more probable without the benefit of the shoreline
retaining wall. Br the finalopinion, I relied orthemean indications from 1.) all 18ales(60%
weight) and 2.)iHe mean from the salesmoresimilar to the subjecbpography ratingd0%
weight). This resulted in a composite of $8 A4bwhen rounded

My conclusionis a sitevalueof $8,440/FF and thas applied to the subjéérontageas indicated
hereinandthatresulsin a value br the vacan®& unimproved cottagesiteasshown below:

Eight Hundred Forty-Four Thousand Dollars

$844,000
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SALES COMPARISON APPROACH -FEE SIMPLE VALUATION

A definition of this approach as presemd in the sales catafgproject report. It will not be
presented again herédirect the reder b a reviav of that document for the defiition &
discussion of this approach both in terms of geneoaicepts and specifi@luation issues
pertinentto this apprasal.

The talte below is a summary of all of the lakent sales found on Priest Lake during the
cdendar yars 2021 & 2022 and wth | feelbest provides for an overview of the market. Only
those sales directhelevantto the subject propariwill be presentd for an indiaton of market
value. The shadd row & aleasehold salthat rassome releviace for certainimprovements
(quality, age/condition & size).

The improved salef®r this 223 VAFO cycle are presented in the tablow. These closed
transactions were all completed in the calendarsy2@22 & 2021.

January 4, 2023 IMPROVED SALES - PRIEST LAKE
Sale # Location Date Price | Overall |ImpvtValue |Land Value | FF | SFSize| Topo | Shore| Lake [ Total | $/FF | Impvt | Impvt | DOM
$/GLA R-BS +| Rating | Depth [ Topo. Size (SF){ $ISF
SBS Rating Finished
1 (14112 Bstshore Road 1212023 (P)  $2,400,000 $566.44 $1575000  $825000 150  374f2 4 1 $5500 4237 $3]173
2 |112'S. Diamond Park Rd 10062020 $1,190,000 $478.68  $340000  $850000 100 16117 4 1 $4500 2486 $186.77
3 [380'S. Diamond Park Rd 1012020 $9340p0 $674.8¢  $184000  $750000 100 22216 1T 1 $7500 1384 $132.95
4 |45, Horton Creek Rd 9/15/2022  $1,400000 $701.05  $575000  $825000 150 74923 1T 10 $§500 1997  $287.93
5 |280 Sherwood Beach Rd 8/31/202  $1,50000 $495.54  $500000 $1,000000 90| 16553 15 $1,110 3927 $165.18
6 |37 Vacation Court 702202020 $1,200,000 $62048  $55000) $650000 Cmnes | 3920 | 10 [ 4 | 2| 16 | Cmnq 1934 | $28439 52
7 |132 Bull Trout Rd 6242022 $24000009$1,103.45 $1465000 $935000 110  209p9 | P 1B $B500 275 67356
8 |1596 Cape Hom Rd 6/17/2022  $1,695,00051,332.55  $570,000 $1,125000 150 27,443 18 $[500 1p72 4kl
9 (141 Copper Bay Court 4182022 $2,575,000 $701.63 $15350,040 $1225Q00 104 78703 P W $1D250 3p70  $367.85
10 |572 Pinto Point Rd 22022 | $2,399,000  $765F2 $1,144,000 $1255000 607.0] 47049 9| 3| 2| 14 | $2068 3133 | $47120 20
11 |147 Match Bay Rd 1122021 $2150000 $58171 s1.35000p $800,000 10900 18551 9| 4| 1] 14 | §733§ 3696 | $36529 4
12 [186 Beaver Creek Lane | 11/11/2021 | $1150000 $11408] $285000 865000 75.80] 10367 9| 4| 2| 15 | $1141p 1008 | $28274 53
13 |64 Hagman Road 192021 | $2500000 $1482.80 40,000 $1960.00p 28130 4L07] 9| 3] 2] 14 | 36968 1686 | $320.28 110
14 |233 Bailey Lane 1002021 | $1575000 $779.33  g15000 $960,000 25800 33014 10| 4] 1| 15 | $372] 2020 [ $30430 45
15 228 Sherwood Beach Rd 021 | $1525000 $73957  $625000 $900000 120.00 19608 8 40 2| 14 | ¢7500 1,860 | $303.10 112
16 1449 W. Pearl (Outlet Bay) |  81/2021 | $320,000( $212.06  $320,000 $0[ 331.00| 128507 N/A | NA | NA | N/A so 1,509 | $212.06 71
17 |267 Copper Bay Rd 302021 | $3580500 $623.3% $248050p $110000) 10000 30231 9] 4] 2| 15 | s100p 4944 | $43L84 17
18 |570S. Diamond Park Rd 12020 | $1500000 $829.6§ 400000 $110000p 10000 18644 10 4| 2| 16 | $1100p 1808 | $22124 14
19 [1102 Sherwood BeachRd |  18/2021 | $15340,000 $74860  $445000 $895000 80.00( 8276] 8| 3| 2| 13 | $11,18% 1790 | $24860 84
20 {1104 Sherwood Beach Rd 452021 $1,500[00$408.72  $860,000  $640,000 80.0D 7579 | 8 | 3 | 2 | 13 | $800D 3670| $2343 2
21 |97$S. Granite Bay Rd 8021 | $7500000 $73529 sieroop $563000 55.00 8276] 10| 4] 2| 16 | $1023p 1020 | $18339 158
22 |46 State Cabin Rd 412020 | $2750000 $56054 $2,10000p $650,000 1440] 3267¢ 10] 4] 2| 16 | $451} 4906 | $4280] 132
VAFO [354 N. Cape Hom Rd 1282021 $695,000] $682.04  §120000 575,000 1355 6969 6| 4| 2| 12 | $4244 1,019 | $117.8 NIA
VAFO |76 W. Horton Creek Rd 9612021 | $1,002000 $922.64  $147000  $855.000 15044 69,260 7 ) 12 | $5685 1086 | $1354| NA

In confirmingSales #7 and #8, the brolstated these weraore atypical and should not be
considered primary sale irgditors. She indicated that there was very little inventory at the time
these were listed and thaith buyers werelassified as unsuccessful auctiomyers in 2021 so
there was a motivation ehaent to the prices paid. These 2 buyers were both inteiastade

#7 and they bid against one another from the list price of $1,950,00€ fioal bd of
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$2,400,000¢learly showing the unprecedented upbigrice ANDa bidwarthat did not

involve the VAFO auction. The broker stated they considered the list price to be onythe ver
high end of the market so the upbid of $450,000 was entirely urtegpétad previously
appraisedhis improvement so | hmeasured thstructue and had done a fuihterior

inspedion that was matched to the lisfy photographs.

Sale #8 was bought by th&didder of Sale #7 and they offered more tttanlistprice to make

sure they were sgessful in acquiring a lakegperty. | have viously appraised this property

so am venfamiliar with the physical qualities of the imgvements. This had 150 feet of

frontage with a rating of 12-13 & based on the broker comments, | considered this at 1.3-points
The cabin was bl in 1960 and hd an effective age of at least 30 yea@uality was Fai

Average The upper level had some unusual aspects where 2 sides simply overlooked the living
room and then a bunk arksl to the 1 actual bedroonT.he guest cabin was partiafipished

but I included a total finished pace

Both of these das are regarded as anomalies to theketdvased on prices paid for the
properties purchased including analysis of the site topography rating and thelphysic
characteristics of the respective cabins.

A commentoby a broker who has been a great source of information in the past offered the
following statement about the current market conditions at Priest Lake. Demand is high,
inventory is limited and this should lead to 18% to 20% piitereases ovehe previougear
seems a reasahle expectation. Other brokers have provided less direct opinion as to projected
appreciation but there is a general consensus that the low inventory is leading the price
escadtion. As was done for the market conditionuatinent ér land sées, | have emplyed the
same 3% per montdjustment, on a simple bagmot monthly compounding). In the grid
analysis, the sale price is adjusted upward on this basis but the reader needs endrttiatst

the sale malysis had showa land vale estimateat timeof sale, so the land value for each sale
used will also reict a market condition adjustment. As done inSte Valuation section of the
report, the market condition adjustntwas appliedo Odober 1, 2022, and the mitis from
thatdate to the effective date of value were not adjusted. This is part adaagsing interest

rates but alsoraextreme limit on direct market support for increasing prices from the last sales
shown.

When analyzing improved sales, | hdased anmprovement contribution (value) using two
formats. | used a cost analysis less only physical depreciation (in thef Easécogood quality
improvements) or both physical & exterfiahctionalobsolescence, in the case ofywegood to
excellent qualityimprovements. The external obsolescence factor of 20% is consistent with
previous VAFO appraisals and this is extracted from review of the sales shown hertain
circumstances, this factanay be higher. The primary method used for a land wrafuéor each
sale ismy analysis of that property, based on the same topography ratings used for the subject
cottage sitesl feel this is a more consistent application and it results in a vatuattiand &
improvements thas superior to ta RCNLD analgis with a residdao the land valueThese
two forms of analysis help clayithe two primary factors of the sales pritand value &
improvement value.

The adjustment process employed foe sialue differences has beaccomplished through my
persoral analysis of edcof the sales which was formed through a land residual saaisayg well
as a valuation of the underlying site with the site valueicked from sales price to compare to
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the RCNLD of each saleThe adjustment employed isetllirect omparison of the suégt site
valuevs. thesale site value. Where the subjett sialue is higher, there will be a positive
adjustment and where thals has a higher site value, a negative antjast will be shown.

For the adjustment process, the eagihfor quality willbe related to replacement cost which
acknowledges market ganpants, as knowledgeable buyers or sellers, would be aware of
guality-and-cost correlations. Condition is based on observed condition of the subject property
through insgcton whereas the sale properties were verified as to condition through broker
verification and through review of the interior photographs ot#ies that are part of the MLS
data. To some extent, the condition of the property is also observed l®rdheapinspection of

the exterior of the sale. This combination of sources is the basis of direct cmnpdrproperty
condition (sale to subge).

For building size, above grade, an adjustment will be made on the basis of the subjgct quali
rating with differences betwan the subject quality and the sale quality having alreagly be
handled in the quality adjustment. For size, the subject quality will establish thedhesenant
using a price per sq.ft. as shown in the table below:

Above Grade SF - 2023

Fair/Rustic $65
Average $95
Good $125
Very Good $220
Excellent $285

Below gradeadjustments were maae the basis of 2 specific line items. One is for the &ctua
size of the basement or lower level, regardless of finish. So, if a property has a 11000 sq.f
basement spactherewill be an adjustmenif a conventionadbasements. an adjustment faa
daylight walk-out lower levelThere is a cost differemtl between those two types of
construction so an adjustment should reflect those issues. Since almost all oktHevdw
adjustments will reict a daylight wik-out spae,the base cost is adjusted 4065F.

The second part of tHewer-level adjustment is a comparison of finished area which
incorporates quality. When a lower level is at an obviously lower qualityithabove grade
spacethe individual @praisal vill account for thatact in this process. At the same time, it
should be understood thatver-level space is less costly than above grade space, even if they
are the same quality. The lowlevel spacedoes not require a roof component arete¢hs often

a least one sideithh no window and/or frame construction and there is generally not a kitchen of
the main floor size & quality. Further, the above grade area typically has vaultegscerl

higher cdings than the lowerdvel,so cost isagain, laver than main floor (above grade) space.

The table below reflects the adjustrhfar size differential between the subject and the sale
where the base quality is the subject improvement because the overall qualigndds
between the salend the subje has already beehandledunder the quality adjustment.
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Below Grade Finish

Fair Rustic $15.00

Average $35.00

Good $65.00

Very Good $95.00

Excellent $160.00

For Other Living Area, this is typically represented as a detached cabin, bunkhouse, maea ove
garage, etc. Itis not considered part of the main hortteeanaincabin. As wih the man

cabin, aiality is avery important variable. For Other Living Area, | will adjust on the basis of
quality & sizewhich is shown in the table below.

Other Living Area - 2023

Fair/Rustic $35.00
Average $55.00
Good $70.00
Very Good $95.00
Excellent $130.00

Decks areadjusted using a factor of $¥&-with some variation done whehe deck/patio area
contansplain concrete pad area. a wood deck. Where a patio is rock or brick aral adrtain
guality, that area will be the same as the open, abatae adjustment. Where a deck is covered
(roofed) depending othe quality of tlat cover, the adstment willbe highewith aquality

factor incorporated. When the cabin quality is good and there is a gooceevéhe deck, the
use of an overall of $40/SF is utilized. For very good quality with csitgpdeckig, the use of
$45/SF for an open dk and a cover Wiadd $20-$3@er SF so that would represent $65 to
$75SF(+\-). For exellent quality the deck & cover will be proportionately higher.

For an averagdo goodquality fully enclosed sreened in prch, | will use $48F. ForVery
Good($65SH and Excellent quay ($85/SF) these amounts will be used.

For dock space, #RCN for a cedar dock (cedar pilings and a mix of cedar/poly floating frame
with cedar deck) has an estimated qust Copper Bay Construction of $75/SF. For cositg

dedking, add $10/SF and for new steel pilings, add $2,000 per piling ($2,000 for cedar vs. $4,000
for steel). | also contacted Northern Lakes Dock & Barge for this same information. They
guoted an RCNor a cedar dock (same as aboraf)ecting $555F.

Both builders indicated an approximate\&ar life expectancy. Steel pilings ane exception

but the cedar components will only last this long due to the exposure to the weatheor®nditi
around Pest Lake pretty similar with all lakes in thregion). | have been unable to confirm or
verify individual buyers andellers’thoughts with respect to a value allocation for docks. Logic
implies a new dock should be valued higher than gel®-old dock and as the dock ages
(towardthe 20yea life), there is only marginal contribution. | have not found buyers tanbe
analytical in their purchase decisions except in the case wWieednck is fully depreciated and
then it adds nothing; possibly with the exception of the wood pilings. So, to beteunsiwill

be adjusting dock contribution value on the basis of $50/SF unkesaldor subject is new and
then | will adjust thenew at a higher amount than the older. The variations in physica
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depreciationdue to shorter lifexgpectancymay needo be accommodated @ncaseby-case
basis

For garage space, the adjustment veifiresent the various quality levels. The adjustments
reflect an attached garage although | have not been able to extract market evatemce th
detached garageh any dferentcontribution, we know a detached garage costs more to build
than an attached garage.

Garage - 2023

Fair/Rustic $35.00
Average $55.00
Good $75.00
Very Good $95.00
Excellent $115.00

Boathouse adjustment will be done on the equivalent quality rating & unit cost as shown above
for the qarage adjustment. This is consisterth thefunctionof the space. It should be noted

that many boathouse improvements fit closeshédfair/rusticcategory and regardless of

condition, the boathouse improvement is viewed as a valuable addition to a lake front property,
regardless of aadition.

Finally, | was to make it cledao the reader that the sales analyzed for this catalog represent the
best available information at the time of writinig. previous catalogs and for this 202des

catalog, ot all brokers contded for confirmabn of thesale preided the courtesy of

responding or when they responded did so with the most limited detail. Other brokers took the
time to discuss the sale, provide input on seller & buyer motivations, specific on the pamplerty
theoverall impact$ for me to more ily understand the transactional process (negotiation),
what was included or not included in the sale, what impacts personal property (furnishings)
might have had on the sale, etc.

Locatedon the following pageare the adjustmemrids making diectcompaison between the
subject property and those improved sabest similar to thesubject. Wat s shown in this
analysis isa total vduation of the suject as though representative of the reapprty (Land &
Improvements).Fromthat anount, tle subjectland valuation is deducted to present market
evidence oftie value of the leakeld improvements, defined by contract &ed within this
appraisal, aPersonal Property.
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Sale # Subject Improved Sale #2 Improved Sale #3
Address/Location 390 Upper Bear Creek Rd | 112 S. Diamond Park Rd Adjustment 380 S. Diamond Park Rd Adjustment
Sale/List Price N/A $1,190,000 ) $934,000 $0
Overall $/SF N/A $575.99 $ $674.86
Impvt Only $/SF N/A $164.57 $ $132.95
Original List Price N/A $1,575,000 $p $1,500,000
DOM N/A 127 $0 142 $
Date of Sale 1/15/2023 10/6/2022 §0 10/1/2022
Concessions N/A None $0 None $0
Site (FF) 100.00 100.00 Site Value Adjugt 100.00 In Site Valug
Site Value $844,000 $850,000 -$6,0p0 $750,000 $94
Quality Avg-Good Quality Avg-Good Quality Offsetd Avg-Good Offsetd
Design Chalet 2 St. Rustic Offsetg Multi-Level Rustic In Quality
Year Built 1986 1966 See Eff. Agg 1970 See Eff. Ag
Effective Age 25 30 $37,50p 30 $37,5
Bathrooms 2.00 25 -$3,004 1 $6,00(
Above Grade SF 1,905 1,966 -$6,710 1,192 $78,4
Below Grade SF 645 420 $9,00p 192 $18,1
Below Grade Finish 0 100 Offsetd 192 -$6,72
Fireplaces 1 $0 1 $0
Deck/Porch/Patio(s) 1,295 1,152 $5,005 672 $28,2
Garage (SF) 0 $0 0 $0
Other Living Area 0 420 -$27,30{ 0 $0
Outbuildings 48 0 $72( 0 $72(
Dock (SF) 1,318 708 $30,500 368 $474
Boathouse (SF) 0 420 -$25,201 0 $0
Site Utilities Lk Water/Com. Sewer Com. Sewer/Lk Extr. $0 Com. Sewer/Lk Extr. $0
Specialty Site Impvts Firepit, paths, conc. steps/retain| ~ Lawn, Paths, Rail System -$2,50( Grvl Drive, Ret. Walls Offsets
walls, parking area
Appliances Ref, R/O, M, DW, HT Ref, RIO, M, W/D $4,50( Ref, RIO, M, Dryer, PP $3,75(
$7,250 $2,750 $3,500
Total Adjustments $16,511 $307,58
Adjusted Indication-Overall $1,206,51 $1,241,5
Adjusted Indication-Improvements Only $362,51 $397,58
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Sale # Subject Improved Sale #4 Improved Sale #5
Address/Location 390 Upper Bear Creek Rd | 45 S. Horton Creek Rd. Adjustment 280 Sherwood Beach Rd Adjustment
Sale/List Price N/A $1,400,000 $p $1,500,000 $0
Overall $/SF N/A $745.87 $ $544.66
Impvt Only $/SF N/A $299.75 $ $170.66
Original List Price N/A $1,650,000 $p $1,950,000
DOM N/A 90 $a 98 $
Date of Sale 1/15/2023 9/15/2022 $21,0p0 8/31/2022 $45
Concessions N/A None $0] None $0
Site (FF) 100.00 150.00 In Site Valug 90.00 In Site Valug
Site Value $844,000 $837,375 $6,6P5 $1,030,000 -$186)
Quality Avg-Good Quality Avg+ to Good Offsets Avg+ to Good Offsetd
Design Chalet Multi-Level Rustic In Quality Multi-Level In Qualit
Year Built 1986 1961/1991 See Eff. Age 1939/1999 See Eff. Ag
Effective Age 25 15 -$75,00p 20 -$37,5
Bathrooms 2.0 2 $0] 3 -$6,004
Above Grade SF 1,905 1,877 $3,080 2,754 -$93,3
Below Grade SF 645 $25,80( 0 $0
Below Grade Finish 0 $0 0 $0
Fireplaces 1 $0 1 $0
Deck/Porch/Patio(s) 1,295 586 $31,290 1,257 $1,5
Garage (SF) 0 $0] 816 -$53,04
Other Living Area 120 -$7,80 273 -$17,7
Outbuildings 48 132 -$1,26p 0 $72(0
Dock (SF) 1,318 667 $32,550 885 $214
Boathouse (SF) 0 275 -$16,50! 0 $0
Site Utilities Lk Water/Com. Sewer Lk Water/Septic $2,500 Com. Sewer/Well -$2,50(
Specialty Site Impvts | Firepit, paths, conc. steps/retain| - Grvl Drive/ road-stairs to Offsetd Cov. Stairs, Grvl Parking, Re -$5,00(

walls, parking area shore, firepit Wall/Lawn
Appliances Ref, R/O, M, DW, HT Ref, RIO, DW, M, W/D, -$1,000 Ref, RIO, DW, M, WID, Frzr, $1,004

Boat Lift Cov. Boat Slip
$7,250 $8,250 $6,250

Total Adjustments $21,284 -$331,24
Adjusted Indication-Overall $1,421,28 $1,168,7
Adjusted Indication-Improvements Only $577,28 $324,71
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Sale # Subject Improved Sale #15 Improved Sale #18
Address/Location 390 Upper Bear Creek Rd | 228 Sherwood Beach Rd Adjustment 570 S. Diamond Park Rd Adjustment
Sale/List Price N/A $1,525,000 $0 $1,500,000 $0
Overall $/SF N/A $739.57 $ $829.65
Impvt Only $/SF N/A $165.62 -$61.67 k
Original List Price N/A $1,765,000 $p $1,500,000
DOM N/A 128 $( 14 $
Date of Sale 1/15/2023 11/19/2021 $480,375 6/16/2021 $697
Concessions N/A None; Adj SP $0) None $0
Site (FF) 100.00 120 In Site Valug 100.0 In Site Valug
Site Value $844,000 $1,183,500 -$339,500 $1,611,500 -$761
Quality Avg-Good Quality Good Quality Offsety Good Quality -$27,12
Design Chalet Contemp. Ranch w Dayligh See Abovg 1.5 St. Geometric Cabin See Abovi
Year Built 1986 1954; remod. 1980 See Eff. Ag 1971 See Eff. Ag
Effective Age 25 30 $37,50p 25 9
Bathrooms 2.00 2 $0) 2 $0
Above Grade SF 1,905 1,792 $12,430 1,808 $10,
Below Grade SF 645 270 $15,00p 0 $25,80!
Below Grade Finish 0 270 -$9,45 0 $0
Fireplaces 1 1 $0) 1 $0)
Deck/Porch/Patio(s) 1,295 1,938 -$16,090 2,902 Offsets
Garage (SF) 0 1,104 -$71,76p 0 $0
Other Living Area 0 0 $0) 0 $0
Outbuildings 48 110 -$939 116 -$1,0
Dock (SF) 1,318 920 $19,990 536 $39,1
Boathouse (SF) 0 0 $0 0 $0
Site Utilties Lake Wir Extraction & Com. Sewgr Well/Com. Sewer 52,500 Well & Com. Sewer -$2,500
Specialty Site Impvts Firepit, paths, conc. steps/retain| ~ Gravel drive, stairs, path, Offsets Shared Driveway, Parking & Offsets
walls, parking area firepit firepit
Appliances Ref, RIO, M, DW, HT Ref, RIO, DW, M, Frzr, W/D -$4,00( Ref, RIO, DW, M, TC, W/D, -$1,25(
Cov Boat Lift Boat Lift
$7,250
Total Adjustments $121035 -$26,32
Adjusted Indication-Overall $1,646,03 $1,473,6
Adjusted Indication-Improvements Only $802,03 $629,64
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Sales Reconciftion: In review of thesalespresented & adjsted for the similarities and
dissimilarities, the ftbowing table is a summary of #t analysis.

Improved Sale No. Adjusted Indication - Overall Adjusted Indication - Per SF
Improvements Only

Improved Sale #2 $1,206,515 $362,515 $190.30
Improved Sale #3 $1,241,580 $397,580 $208.70
Improved Sale #4 $1,421,285 $577,285 $303.04
Improved Sale #5 $1,168,715 $324,715 $170.45
Improved Sale #15 $1,646,035 $802,035 $421.02
Improved Sale #18 $1,473,680 $629,680 $330.54
Mean-Emphasized 5 Sales $1,302,355 $458,355 $240.61

| have reviewed these salesldrel the best evidence of value for the subject woeldtleast
$1,168,000 but naxceethg $1,645,000, in rounded termshelmean of tesesix adjuséd

sdes was $,360,000 (roundgd I have given no emphasis to Sale #15 because it was a high
indicabr that was not supported byy of the newer sales excéypiproved Sale #74pcated at

132 Bull Trout Road. This property sold for $2,400,000 after having been listed at $1,950,000,
which the broker thought was pushing the upper price bracket for this property. There were two
bidders who both were unsuccessful in the prewaas’sauction. This da, when adjusted, has
shown an indication | do not believe is supportable. The broker cautiaeadédtof this sale for

a market value indicatonn the final analysis, | relied on the mean of the remaining 5 sales and
that produced an overall value expectation of $1,302,000 where IS #18nssgmewhat lesser
emphasis due to daté sale &impact of market condition adjustment for both sale price & land
value.

Based on the discussion and analysis contained herein, it is my opingaieb®mparson
approacthas produced a reasonably walpported indication aharket véue for the sulgct
propetty as defined athe Fee Simple Eswtexclding any boat lifts or PWC lifts but including
all identified appliances & sewer/water sysseas ofJanuary 15, 2023&asshown elow:

One Million Three Hundred One Thousand Dollars

$1,301,000
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FINAL RECONCILIATION

In this appaisal, | havenot incorporated the cost approackdmon the 1986 consuction |do
notfed the cost approachasrelevarce when considering the age/condition of the property.

As discussed, lake front property onel Lake isin reasonably strong deman@hee are sales
of steeper sloping lots with older cabins whthoseamprovements continue to add or contribute
to overall value.There are pmaium lots where loler cdins have been purchased anenth
demolished.It is impeative to understnd the Priest ke market has some inconsistencies in
how improvement cdnbution is viewed. As with many recreational watfront markets, the

cost approdtis difficult to gathersufficient local contractor @b data of angpeeificity which is
why the rational cost indices are sourced.

The sales comparison approach has strengtheoba$isof the @ncept of substitution (acquiring

a like-kind propertyhaving similar ste, age/codition, qualities, site development, ettn)this
situation, thesalescomparisorapproach has adequate market evidence to provide a supported
conclusion of value. fe issue of scarcity, the pe changes noted for the 2021 & 2022 sales and
the previous VAFQJLA resuls & wdl as theother feesimple sales found on the lakd

strongly supporincreasednarket &mand, low inventory and higher prices.

Cost Approach: N/A
Sdes Conparison Approach: $1,301,000

As the sales comparison approastheprimaryvaluaton approach utilized & the cost approach
provides direct support of that indication, there is no fie@ececorciliation. The indicatio
presated wthin the sales comparisapproach is the final valuation opiniorr the market
valueof the subjecpropertybasedn thefee simple estateFurther, theresithevalue opinion

for the cottage site aBdugha vacat & unimproved ge and finally, thee is theimplied

leasehold improvements value (persomrapertyvalue), as shown dew.

ReconciledOverall Value $1,301,000
Less Site Value $844,000
Personal Property Value $457,000
Reconciliation: Based upon my investigations, studies and analysissny opinion the

encumberedee simplemarket véue of the sulject property,reflecting the hypothtical
condition of the cottage site as “Vacant & Unimprdvand the Extraordinary Assumption
relativeto IDL Approved Improvements, excluding any boaslidt PWC lifts but including all
identified applianes & sever/watersystens,as ofJanuary 15, 20231

One Million Three Hundred One Thousand Dollars

$1,301,000
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Further, it ismy opinion thenarket value of the subject property defined hereth@$Svacant &
unimproved” cottagsite (Land Only), reflecting the fipothetical condition of that definition of
“Vacant & Unimproved”, as of January 15, 2023, is:

Eight Hundred Forty-Four Thousand Dollars
$844,000
Finally, it is my opinionthe markévalue ofthe subjecproperty defined érein as the Leasehold
Personal Property (IDL Approved Ingarements Oly), reflecting the hypothetical condition of
the cottage site as “Vacant & Unimproveatid the Extraordimg Assumption relative to IR

Approved Improvements, excluding any bbis or PWC lifts but including all identified
appliances & sewséwrater sysems, as d January 15, 2023, is:

Four Hundred Fifty -SevenThousand Dollars

$457,000

— Hall —Widdoss & Company, P.C. —
54



VALUE ESTIMATE AND CERTIFICATI ON

The undersigned does hereby certify that ¢gixas otherwise noted this appraisal report):
| certfy that, b the besof my knowledge and belief:

X
X

The statements of fact contained in this report are true@melct.

The reporedanalysesopinions, and conclusions are limited only by the regbrt
assumptions and liming conditions and are my persbnmpartial, and mbiased
professional analysespinions, and conclusionsThe use of extraordinary assumptions
and hypothetial conditions within the report should be viegd within context thatheir
use mght have afeded the assignment resusit

| haveno (orthe spedied) present or prospective irgst in the property that is the
subject of this report @ahno(or the specifed personkinteres with respect to the ptes
involved.

| haveperformedappraisal serviceregarding the subject propertithin the threeyea
period immediately precedirthe agreement to perforthis assignment appraised this
property for the 2019 Ground Lease and for th@22 VAFO cyde.

| have no s with respect to the gperty that is the sojectof this report orad the parties
involved withthis assignment.

My engagemenin this assignment was not contingent upon developing or reporting
predetermined mailts.

My compersatian for completing thisassignment is not contingeupon the developent
or reporting of a pretermined value datirection in value that favorthe case of the
client, the amount of the value opinion, #teainment of a stipuladeresult, o the
occurrence oé subsequent entdirectly related to theatendeduse of this appisal

My analysesppinions, and conclusions were developed, arglréporthas been
prepared, in conformity with the Uniform Standards of ProfessionalaigapiPradtice.

| have made @ersonal inspection of the property that is the subject efépat. (If

more than one person signssthertfication, the certificaon mug clearly specify which
individuals did and which individuals did not make a personal sigpeofthe gpraised
property).

No one provided significant real property appahiassistance to the pen signing this
cetification. (If there are exceptions, the name of each individual providing significant
real property appraisal assiste must be sited.)

Thereport contains necessary discussion concerniagsionable exposure pmt for the
subjectproperty within theestimaded value shown.

This report is in compliance with applicable regulations governing appraisal services and
apprasal reportng requiements fa the State of Idaho

The reported analysgopinions, and conclusions were developed, and this report has
been pepared, in conformityith therequirements of the Code of Professional Ethics &
Standards of Professional Ajyed Practce of the Appraisa Institute, whch include the
Uniform Standards of Professi@h Appraisal Practice.

As of the date of thiseport I, Steven A. Hall, MA, CCIM, have completed the
continuing education program of the Appraisal Institute.

The wseof thisreportis subjectto the requirements of thgpraisal Instute relating to
review by its duly authoried representatives.
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Basedupon my investigations, studies and analyses, it is my opinion the encurfdeesatple
market value of the §ject propety, reflecting the hypothetical condition of the cottage sise
“Vacant & Unimpioved” and the Extraordinary Assumption relatio IDL Approved
Improvementsexcludng any boat lifts or PWC lifts but including all identified appliances &
sewelwater systens,as ofJanuary 15, 2023:

One Million Three Hundred One Thousand Dollars
$1,301,000

Further, it is my opinion the m&et value of the daject property defined hereias the “vacant &
unimproved” cottagsite (Land Only), reflecting the fipothetical condition of that definition of
“Vacant & Unimproved”, as of January 15, 2023,

Eight Hundred Forty-Four Thousand Dollars
$844,000

Finally, it is my opinion the marketalue ofthe subjetpropety definedherein as the Leasehold
Personal Property (IDL Approved Improvements Only), reflecting the hypodhedndition of
thecottage sitas “Vacant & Uhimproved” and the Extraordinary Assumption relative to IDL
Approvedimprovemetts, excludng any boat ffts or PWC lifts but including all identified
appliances & sewer/wat systems, ad danuary 15, 2023, is:

Four Hundred Fifty -SevenThousand Dollars

$457,000

Digitally signed by
Steven A. Hall, MAI, CC
Date: 2023.06.01
15:53:18 -06'00'

Steven AHall, MAI, CCIM
ID Certified GeneraCGA-257
Expires 8/11/2023
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