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PREMISES OF THE APPRAISAL

QUALIFICATIONS OF APPRAISERS

The appraisal has been chiefly prepared by Jay J DeVoe, MAI, SR/WA I am
President of and Appraiser at J J DeVoe & Associates, Inc. located at 4535 SW 96th

Avenue. Beaverton, Oregon 97005 I am a state-licensed appraiser with nearly twenty years
of experience and the highest professional designations by the Appraisal Institute and the
International Right-of-Way Association The subject represents a property type that I have
experience appraising and I have taken the necessary steps to ensure that I am competent
in regard to the geographic areas

My appraisal investigation and analysis has been aided by Steven M Beaman, CCIM
who is a state-licensed appraiser, operating as an independent contractor His significant
contributions to the appraisal are abutting property data compilation and analysis, community
data compilation and analysis, market data compilation and analysis, and various aspects of
report writing

Our respective qualification summaries, detailing the appraisers' education and
professional experience and qualifications, are provided in the separately bound report
Addenda (see Section A)

VERIFIED STATEMENT (REPORT! FORMAT OVERVIEW

This appraisal has been segregated into various sections provided in two separately
bound portions, as deemed most appropriate given the magnitude of the subject

The first bound portion of the Verified Statement (report) includes the mam body of
data and valuation analysis, being divided into three sections The Introduction section
contains key information regarding the premises of the appraisal The following Description
of the Subject Property and Abutting Areas section provides discussion of important
aspects of the subject property, as well as highest and best use analysis The analysis
provided in this section is often general in nature, more specific details are addressed in the
next section where the subject is segmented for valuation analysis The Valuation section
starts with an explanation of the valuation methodology utilized The section then reflects
segmentation according to the various highest and best use portions of the subject, with
each of the Valuation Units providing an overview of pertinent property characteristics,
comparable market data and valuation

The Addenda portion of the report is separately bound due to the voluminous amount
of data contained therein It includes copies of data most pertinent in aiding the report
reader, data such as title vesting documents, assessor parcel maps, topographic maps, and
photographs
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PREMISES OF THE APPRAISAL

PURPOSE AND INTENDED USE OF APPRAISAL

The purpose of this appraisal is to provide the Oregon International Port of Coos Bay
(OIPCB) with an estimated market value of the encumbered, assumed fee-title interest of
the subject property The subject can be summarized as the 111 016 mile portion of the
Coos Bay railroad line extending between the Danebo area (west side of Eugene, Lane
County, Oregon) and Cordes (north of Coos Bay, Coos County, Oregon) Furthermore, the
subject is assumed to be no longer useful as a railroad corridor and therefore its highest
and best use is liquidation in an orderly manner designed to maximize the net cash it can
realize

The intended use of this appraisal is to provide OIPCB a supportable basis of value
to facilitate OIPCB's Feeder Line Application to the Surface Transportation Board (STB)
with respect to the Coos Bay line of railroad owned by CORP, Inc between Mile Post
652 114 (near Danebo) and Mile Post 763 130 (at Cordes)

IMPORTANT DATES OF THE APPRAISAL

Dates of Property Inspection

March 29, 2008 Steven Beaman cursory inspection of the subject line
where it is visible from asphalt-paved, public roads

April 16,2008 Jay DeVoe viewed the entire subject line by helicopter

April 16,2008 Jay DeVoe and Steven Beaman viewed the subject line
from public roadways

Date of Value (Effective Date) April 18, 2008

Date of Report June 6,2008

DESCRIPTION OF VALUE APPRAISED

"All appraisals must be made on the basis of fair market value For the purpose of
real property acquisition(s) by public agencies in the State of Oregon, fair market value is
defined as 'the amount of money, in cash, that land would bring if offered for sale by one
who desired but was not obligated to sell, and was bought by one willing but not obliged to
buy It is the actual value of the land on the date of the taking, with all its adaptations to
general and special uses, that is to be considered

'However, nothing shall be allowed for prospective value, speculative value or
possible value based upon future expenditures and improvements'"

(RiQht-of-wav Manual. Oregon Department of Transportation, Section 4 315)

MARKET EXPOSURE TIME

When developing an opinion of market value, an appraiser must also develop an
opinion of reasonable exposure time that is linked to the value opinion [USPAP Standards
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PREMISES OF THE APPRAISAL

Rule 1-2(C)] Reasonable exposure time is an estimate of time presumed to precede the
effective date of the appraisal that the property interest would likely have been offered on
the market prior to the hypothetical consummation of a sale at market value on the effective
date of the appraisal An estimate of a reasonable market exposure period is a function of
interrelated factors such as price, time, and use

Typically the estimate of market exposure time is based on recent data relative to
sales and listings However, this simply is not possible in this instance due to the extremely
unique nature of the subject property, there just are not enough relevant former railroad
lines selling as a unit for piecemeal disposition to reliably support an estimate of market
exposure time

In this appraisal, the estimated market value of the real property appraised is based
on an estimated market exposure time of one to one and one-half years This estimate
considers that there are few prospective buyers knowledgeable of the property type and
that it will take a considerable amount of time for due diligence to be conducted (due to the
large and diverse nature of the property) It is noted that estimated market exposure time is
not related to the disposition (sell-off) periods estimated for the subject in the valuation
section, the former pertains to the subject property both in its entirety and before the
valuation date while the latter are estimates pertaining to the individual valuation units after
the date of value

PROPERTY RIGHTS APPRAISED

The fee-simple interest in the subject property has been addressed by the appraisal
to the extent possible, as detailed in the following analysis The rights for timber, water, oil,
gas, rock and minerals have been reserved by the Southern Pacific Transportation Co
(SPTC) and its successors Also reserved by SPTC and successors is an exclusive and
perpetual easement for "Communications and Pipeline Easement" over the 100 feet
centered on the existing mainline track

This and other known encumbrances of pertinence are addressed later in the report
under the heading "Encumbrances"

SCOPE OF ASSIGNMENT

This appraisal assignment is being conducted to provide OIPCB with an estimated
market value of the subject property to facilitate OIPCB's Feeder Line Application to the
Surface Transportation Board (STB) The subject property is the Coos Bay line of railroad
owned by CORP, Inc between Mile Post 652 114 (near Danebo) and Mile Post 763 130 (at
Cordes)

The reporting scope is that of a "Verified Statement" format, as instructed by
OIPCB through its agents, in terms of USPAP this is consistent with a "Self-Contained
Appraisal Report," which is intended to provide a detailed description of the subject
property, substantive value issues and data relied upon to form the opinions of value
expressed herein
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PREMISES OF THE APPRAISAL

The client/intended beneficiary of this report is the Oregon International Port of
Coos Bay (OIPCB) and its agents It is understood that OIPCB may share a copy of the
appraisal report with the Surface Transportation Board (STB) and/or their representatives
Otherwise, the report may not be used or relied upon by anyone other than OIPCB, for any
purpose whatsoever, without the express written consent of the appraiser

The relevant physical scope of this assignment is the encumbered land-element of
the subject property It is noted that the improvements on the subject, consisting of railroad
line, are being addressed and appraised separately by Mr Gene A Davis. P E (with R L
Banks and Associates, Inc)

The scope of inspection was limited to viewing the Subject Property from the air
(via helicopter), from public rights of way (i e public roads), or from accessible abutting
sites Throughout my analysis, care was taken to avoid trespassing on the subject
property The comparable sales directly relied on in this the appraisal were viewed from
adjoining public nght-of-way(s), aerial photographs and/or various maps In general, the
rurally located comparable sales were not viewed in person due to the lack of accessibility
and this is considered appropriate considering that often little meaningful information can
be gleaned from roadside inspection due to tree cover and topographic constraints

The scope of analysis for the valuation of the subject property is detailed at the
beginning of the valuation section The market data research scope of this assignment
consisted of the identification and consideration of numerous market sale transactions
occurring over roughly the past three years and involving similar properties located in the
various markets relevant to subject Information sources utilized to develop market data
supporting the value opinions expressed herein include Realtors Multiple Listing Service
(RMLS), county assessor's records, local real estate appraisers and brokers, as well as
buyers and sellers of similar properties

The scope of information supplied to the appraiser by OIPCB consisted of
appraisal specifications, examples of report format and "Track Chart & Alignment Book"
pages relevant to the subject This represents the full extent of information made available
other than that obtained in the public domain through the appraiser's individual efforts

ASSIGNMENT CONDITIONS AND EXTRAORDINARY ASSUMPTIONS

The general assumptions and limiting conditions upon which the valuation is
predicated are provided at the end of the report, after the appraiser's certification and prior
to the Addenda

Also, the market value estimates are additionally and specifically conditioned upon
the following special assignment conditions and/or extraordinary assumptions

Pertaining to Entire Subiect Property

1 The appraisal is predicated on the assumption that the subject property no
longer constitutes a viable railroad line I was instructed to make that
assumption by my client due to the intended purpose of the report
Furthermore, this is deemed to be a reasonable assumption based on the
recent closure of most of the line
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PREMISES OF THE APPRAISAL

2 I have not been provided with a title report to aid in my analysis Therefore, I
have assumed that Central Oregon & Pacific Railroad, Inc owns the
encumbered fee-simple title of the subject Additionally, the only
encumbrances considered in my appraisal are those uncovered during my
analysis These consist of (a) the reserved easements established by
Southern Pacific Transportation Company (SPTC) when it sold off the subject
property and (b) the high-voltage electrical lines noted on various maps

3 My appraisal differentiates between public and private road crossings of the
subject property Subject areas with public road crossing have been
segregated (separately accounted for) in my line assessment because they do
not contnbute any likely or meaningful value in regard to the subject's highest
and best use (segregation and disposition of land to realize maximum value)
Private road crossing areas, that presumably cross the subject via easement,
have been not been segregated out in the analysis because of the limited title
information available, additionally, the lack of segregation of these area can be
viewed as appropriate because in many instances it is likely that the private
crossing areas contribute value to the abutting ownership(s) at a rate similar to
the other portions of abutting subject area

4 Prospective buyers of the encumbered fee will be exempt from liability in
connection with any actions related to the easement(s) currently owned by
UPRR

5 The reader is advised that many portions of the appraisal analysis rely on excel
spreadsheets for data organization, presentation and calculations In certain
instances there may be calculations presented that appear to be erroneous due
to the rounding of numbers but actually the calculations are correct For
example, an area of 4 3526 acres may be presented as 4 35 acres and when
applied to a value estimate of $10,000 per acre the result would appear as
$43,526 (versus $43,500 which is the face value calculation) Such
inconsistencies from rounding are judged to be insignificant in the grand
scheme of the appraisal

6 The appraisal analysis was limited by the assignment condition that inspection
of the property could only occur from publicly accessible areas

7 It is assumed that CORP does not have sufficient ownership interest to dispose
of lands within the subject property that were granted under an Act of
Congress, dated March 3,1875 The basis for this assumption is addressed by
the client's counsel in the Feeder Line Application

Lane County Portion

8 In Appraisal Sections 9 and 10,1 found it necessary to assume the subject has
average widths of 150 feet and then 100 feet, this was necessary due to
unclear and conflicting data between railroad right-of-way and county assessor
maps

9 In Appraisal Section 45,1 assumed 50-foot right-of-way exists between Sailor
and Vaughn Roads (Milepost 665 25±) The assessor map shows that
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PREMISES OF THE APPRAISAL

Swanson Lumber Company owns all of area and therefore the subject may
cross via an easement but this is uncertain so not assumed

10 t have assumed the right-of-way width of Penn Road is twenty feet (this is not
clearly indicated on any of the right-of-way or assessor maps uncovered in my
analysis)

11 Right-of-way section No 12 on SPTC Right-of-way map sheet 8 (Milepost
676 25±) appears to be an unused spur containing 3 164 acres at 100 feet
wide This has not been included as part of the subject line, as it is not shown
as existing on the Lane Co assessor map (Map No 18 07 06 00)

12 Between Milepost 665 and 696, there are many areas where the subject abuts
portions of various county roads and portions of the line have been deeded to
Lane County for roadway purposes A clear delineation of the amount of area
transferred to the county was rarely apparent and therefore I found it necessary
to make area estimates Details can be found in the valuation section where
title exceptions are addressed with respect to each Valuation Unit

13 In Appraisal Section 78a, the denoted subject right-of-way appears to include
portions of the river My analysis has not deducted any areas related to the
river because of the many pitfalls of estimating such area, plus the ramifications
of this assumption are not significant due to the low value of the underlying land
type and other factors

14 In Appraisal Section 80 (Milepost 694 83±, Right-of-way sheet 13), the river
crossing is inconsistent between the assessor's maps and the railroad right-of-
way map I have relied on the nght-of-way map in preference of the assessor
map in this instance

15 In the abutting portions of Highways 36 and 126, between Milepost 696 and
716 41, portions of the line have been deeded to the State of Oregon for
highway purposes A clear delineation of the amount of area transferred to
ODOT is not given, thus, I have found it necessary to make estimates

16 On right-of-way sheet 18 (Milepost 714 5±), there is a 15-foot-wide easement
for water supply of Milepost 715 I have assumed that this would either be
relinquished (void upon cessation of the railroad use) or is not part of the CORP
holdings due to the SPTC easement reservation

17 In Appraisal Sections 143-145,1 have assumed that the subject property does
not extend west of the Siuslaw River Bridge crossing, which is consistent with
the data shown on the county assessor's map (that shows only highway right-
of-way extending west of the bridge) This is noted because the railroad right-
of-way map (Sheet 19) shows the area identified as No 17 (with 8 574 acres)
as extending west of the Siuslaw Bndge

Douglas County Portions

18 In Appraisal Sections 195 to 198, (between Milepost 737 44 and 738 67, there
are areas where the subject abuts Smith River Road (a county road) It is
apparent that portions of the subject line have been deeded to Douglas County
for roadway purposes A clear delineation of the amount of area transferred to
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PREMISES OF THE APPRAISAL

the county was not apparent and therefore I found it necessary to make area
estimates Details can be found in the valuation section where title exceptions
are addressed with respect to each Valuation Unit

Coos County Portions

19 The lakes shown on SPTC right-of-way Sheet 29 are incorrectly delineated,
based on my review of other maps and aerial photographs In my analysis, I
have done my best to reconcile the current location of these lakes, based
primarily on analysis of aerial photographs and county assessor maps

HYPOTHETICAL CONDITIONS

A hypothetical condition is an assumed condition that is contrary to known facts
about existing property characteristics, market conditions or trends, etc but is supposed for
the purpose of analysis In this instance no hypothetical conditions were necessary for use
as a basis of the appraisal

SUBJECT PROPERTY LOCATION AND OVERVIEW

The subject property is the 111 016 mile portion of Coos Bay railroad line extending
between the Danebo area (Mile Post 652 114, on the west side of Eugene, Lane County,
Oregon) and Cordes (Mile Post 763 130, north of Coos Bay. Coos County, Oregon)

The following portion of the analysis provides a general description of the subject
property Some more detailed information (i e zoning) is provided later in the report as
specific to the individual Valuation Units utilized in the analysis

The following pages include tables entitled "Subject Line Assessment" which provide
a multitude of data, including cross-reference points The tables follow the subject line from
its easterly point at Mile Post 652 114 to its southwest end at Mile Post 763 130 The table
also lists the County Assessor maps pertaining to the subject line, which were used as an
aid in cataloging the nature of the abutting properties

LEGAL DESCRIPTION

The best available data providing a legal description of the property under
appraisement are the three quit claim deeds that transferred ownership from SPTC to
Central Oregon & Pacific Railroad, Inc in 1995 Copies of these deeds are provided in the
separately bound Addenda

These provide numerous metes and bounds descriptions as well as deed references
describing the subject property as it existed over thirteen years ago Subsequently, portions
have been sub-divided and sold off and in such instances I have relied on county assessor
data to determine which portions no longer constitute the subject property

CORP Land Appraisal (Danebo - Cordes) Page 7
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

OWNERSHIP. CURRENT AND HISTORICAL

The subject property is understood to be currently owned by Central Oregon & Pacific
Railroad, Inc (abbreviated as CORP in most instances in this report) CORP purchased its
encumbered title to the operating rail line in 1995, for a stated consideration of $17,975,000

OWNERSHIP CONTACT SUMMARY

I did not contact the subject owner as part of my appraisal investigation, as I was told
that the owners were being non-responsive to OIPCB

LARGER PARCEL DELINEATION

"Legal Larger Parcel" is a term or criteria pertinent to the appraisal of property for
eminent-domam-related purposes It establishes the relevant property to be considered in
the appraisal analysis as the portion that has unity of ownership, contiguity, and unity of use
This may not be applicable to this assignment but has been addressed to be thorough

The subject property as identified in this appraisal report (see following Subject Line
Assessment charts) constitutes the legal larger parcel The subject property does not share
unity of ownership and use with contiguous or neighboring properties

COUNTY ASSESSOR'S DATA

Though the subject line extends through three counties, none of those have real
estate tax accounts regarding the subject property due to its recent use as a railroad line
Therefore, the extent of county assessor's data available with respect to the subject was tax
maps

HISTORICAL AND CURRENT USES

The subject property has been used as a rail line since the early 1900's and for much
of its history its use has been predominantly oriented to the transport of timber and lumber
Service on the line has been suspended since being abruptly stopped by the owner in
September 2007

SIZE. SHAPE AND DIMENSIONS

The subject property has been
estimated to contain approximately 1,854
gross acres, as listed on the chart to the
right, this gross area includes overlaying
public roadways, public water crossings,
etc

The estimated gross area includes
many areas that were once were part of
the subject but have been sold for public

CORP Land Appraisal (Danebo - Cordes)
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Lane County 1,183.01 64%
Douglas County 412.98 22%
Coos County 257 53 14%

Total Est. Gross Area 1,853 52
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

road or highway purposes, in many cases the exact amount of remaining subject area is
unclear from the data I found to be readily available In such cases my analysis has relied
estimates derived from County Assessor Maps, Right-of-way and Track Maps prepared by
SPTC (last updated in 1994) and the Florence - Ramrock highway Right-of-way map
prepared by the Oregon Dept of Transportation (ODOT) in 1937, this was determined to be
the best available data after repeated inquiries to ODOT

Where the subject has contributory market value my analysis estimates the amounts
of original Coos Bay line right-of-way that are no longer part of the CORP ownership
because the areas have been transferred for public road or highway use, these areas are
addressed later in the valuation as title defects Also areas of the subject line that were
originally granted as an Act of Congress have been considered a title defect (refer to
assumption explanation number 7 found on page 5) Ultimately, I estimate that the subject
consists of approximately 1,680 acres of potentially salable area (1,854 gross acres less 62
acres in Valuation Unit 1 and less 112 acres of title defects)

Regarding the subject's shape and dimensions, it is a 111 016 mile long, serpentine
strip Width generally ranges from 100 to 200 feet but in some places are as narrow as 40
feet and as wide as 300 feet

FIXTURES AND EQUIPMENT

There are no items known to be on the subject that would constitute a fixture or
equipment A fixture is generally defined as an item of personal property that has been
affixed in a permanent manner Equipment is an unattached item of personal property (i e
automobile repair equipment, office furniture, etc)

IMPROVEMENTS

The subject has no structural improvements, based on my inspection and review of
aerial photographs

It is does have railroad line improvements such as steel rails, joint bars, tie plates,
anchors, turnouts, ballast and ties that are remnants from its former usage as a railroad line
The net liquidated value of these improvements has been estimated by Mr Gene A Davis,
P E (with R L Banks and Associates, Inc), who's findings are being provided in a separate
Verified Statement

TIMBER

It is likely that many portions of the subject have valuable merchantable timber
present A determination of the extent of timber present is beyond the necessary scope of
the appraisal due to the fact that CORP does not own the rights to any timber (Refer to the
following discussion of encumbrances)
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

ENCUMBRANCES

In 1995, the title of the subject property was transferred to the current owner subject to
several significant reservations in favor of the seller SPTC reserved unto itself, successors,
and its assigns the following property rights

1) Water Rights - All water rights pertaining to or used in conjunction with the
property,

2) Timber Rights - All timber growing, grown or to be grown on the property,

3) Mineral Reservation - All oil, gas, sulfur, iron ore, coal, lignite, uranium,
limestone, building stone, caliche, rock, shale, gravel, sand and other minerals in
and under the property and

4) Communications and Pipeline Easement - A perpetual exclusive easement
over, under, across and through that portion of the property which is located fifty
feet on either side of the centerlme of the existing mainline track of SPTC's right-
of-way

With the exception of mineral reservation rights, SPTC also retained a perpetual right-
of-way and nght of vehicular and pedestrian access over, under, across and through the
property for purposes of the use, enjoyment, maintenance, operation and access to the
rights, reservation or easement so long as it does not interfere with rail operations

In addition, SPTC. its successors and assigns enjoys the exclusive right to grant to
third parties, at its sole discretion, sub-easements, licenses and any other interest in the
communications and pipeline easement

Further, no permanent building, structure or fence shall be erected or maintained by
Grantee on or over the communications and pipeline easement which would obstruct or
interfere with any existing or planned microwave facilities or other communications facilities
or pipelines of SPTC located on or planned to be located on the communications and
pipeline easement

Finally, the grantee is prohibited from using the communications and pipeline
easement for any of the purposes for which SPTC has reserved the easement

Due to the lack of a title report, the only other encumbrances I am aware of and have
reflected in this analysis are the high-powered and overhead electric transmission lines,
these have been reflected where they were noted to cross the subject line

HIGHEST AND BEST USE OF SUBJECT

Highest and Best Use is defined as a reasonable and probable use that will result in
the greatest present value of the real estate asset as of the date of appraisal It is a use from
among legally permitted alternative uses that are physically possible, financially feasible,
complement community development goals, and which yield the greatest residual income to
the underlying site In appraisal practice, the concept of highest and best use represents the
premise upon which value is based However, it must be recognized that a determination of
highest and best use results from the appraiser's judgment and analytical skill and is not
necessarily a fact to be found Rather, it is the appraiser's task to estimate the most
probable use of an unimproved parcel within the range of legally permissible uses
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

This appraisal is predicated on the assumption that the subject property no long
constitutes a viable railroad line, per OIPCB's instructions and therefore an analysis of the
property's value as an operating railroad line has not been considered This is considered to
be a reasonable assumption underlying the appraisal because the former railroad use has
been stopped by the owner, and also considering the intended use of the appraisal

The subject property as encumbered does not have reasonable potential for pipeline
or communication line uses and therefore it is judged to have no viable or feasible use as an
assembled corridor

As a result of these factors, the subject's highest and best use is for segregation and
disposition/sale to facilitate assemblage with abutting property where feasible The most
likely buyer is a railroad abandonment specialty company because few if any others have the
experience and resources to acquire the unique subject property and then efficiently sell it off
through piecemeal disposition It is stressed that the subject's ultimate highest and best use
is for sale to abutting property owners, to the extent possible, and this analysis mirrors the
market in recognizing that the subject is not immediately ready for direct sale to abutting
property owners, items still required before the subject can be sold to abutters include
marketing, survey, lot partitions/adjustments, negotiations, etc

CORP Land Appraisal (Danebo - Cordes) Page 11
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

Location/Area Analysis

The subject property is a 111-mile portion of a railroad right-of-way known as the
Coos Bay line The relevant portion of the line is located in the central-west part of Oregon
between the City of Eugene (Terry Street) and the Coos County area of Cordes

Oregon Map

One end of the subject line is in western Eugene (Lane County) at its crossing of an
unimproved public road right-of-way that is an extension of Terry Street (improved
approximately one-half mile north of the subject) From that point, the right-of-way generally
parallels Highway 126 in a westerly direction through the City of Veneta and community of
Noti before heading south towards the community of Vaughn After Vaughn, it continues
west to the community of Walton where it again parallels Highway 126 until the rural
community of Richardson In Richardson it follows Upper Richardson Road and Stagecoach
Road north to the community of Swisshome At this point the line follows Highway 38 west
through the community of Mapleton where it meets up wrth and again parallels Highway 126
in a westerly direction The line extends through portions of the Siuslaw National Forest area
when west of Richardson and in the vicinity of Mapleton At the community of Cushman,
roughly three miles east of Florence, the line abruptly heads south across the Siuslaw River
and through the Siuslaw National Forest to Siltcoos Lake, where it enters Douglas County

CORP Land Appraisal (Danebo - Cordes)
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

At the Fiddle Creek Arm of Siltcoos Lake, the line leaves Lane County and begins
traveling south through Douglas County Along the way, the line bisects Tehkenitch Lake
before crossing the Smith River and Umpqua River (near confluence) and entering the City
of Reedsport As the line passes through the eastern extreme of Reedsport, it continues
south to North Tenmile Lake at the Coos County border

Upon entering Coos County, the line follows along the west shores of Tenmile Lake, in
a southwesterly direction, to the City of Lakeside Upon entering Lakeside, the line travels
west through residential areas of the City and under Highway 101, where it veers south and
parallels the west side of State Highway 101 Along the way, the line traverses forest/dune
lands, including the Oregon Dunes National Recreation Area, Saunders Lake, tidal sloughs
on the north side of Coos Bay before terminating at Cordes

Regional Location Map

In terms of population, the State of Oregon had 3,752,734 residents as of 2007 Over
the past seven years the population has increased by 331,335 residents (1 3% annually) and
is expected to grow at a similar rate over the next five years to 4,004,796 residents
However, Lane, Douglas and Coos Counties all grew significantly slower than the State
average and, similarly, are also forecasted to grow at a much lesser rate than the State
average While natural increase (i e births) has reportedly been remarkably stable over the

CORP Land Appraisal (Dancbo - Cordes)
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

past two decades, positive net migration, primarily from California and Washington,
continues to make up the bulk of Oregon's population growth

i Population Matrix
|̂ ^^^^^^^^^^^^R5Dulati3n^^^^^VA'nriuamricre'a's'e1

wrSa^^^^^ l̂
Oregon
Lane County

Eugene City
Florence City
Veneta City

Douglas County
Reedsport City

Coos County
Coos Bay City
Lakeside City

•̂zoooH
3.421.399

322.959
137,893

7,263
2,755

100.399
4.378

62,779
15,274
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Many of the jobs in Oregon are information- and technology-driven, resulting in an
economy with a fairly stable base of employment Nevertheless, a significant portion of the
State is rural in nature and relies on the agricultural, fishing, construction, leisure and
hospitality industries, which are more cyclical

The most recent Oregon Employment Department statistics report that the State has a
civilian labor force of 1,944,966 Further, total employment is reported at 1,821,835 resulting
in an unemployment rate of 6 3% in March 2008 The unemployment rate was unchanged
from February 2008 and 0 7% above March 2007 While farm payroll increased dramatically
over the preceding month, it was the result of seasonable employment The government
employment sector added 8,100 jobs over the previous year and represents a significant job
sector The most significant private sector industries include Trade, Transportation and
Utilities, Educational and Health Services, Professional and Business Activities and
Manufacturing With the exception of Manufacturing, which lost 6,800 jobs, all of the other
significant sectors showed improvement adding 2,100 to 8,400 jobs The construction
industry represents the largest decline from March 2007, losing 6,800 jobs
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

|~~ STATE OF OREGON LABOR FORCE SUMMARY
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Relevant Market Conditions - The primary influence on land value in much of the
subject areas is the timber industry, which, in turn, is highly dependent on the housing
market

The following forest industry information was gleaned
from the November 2007 Council of Forest Trust Land
Counties, State Forester's Annual Report for the Association
of Oregon Counties, this is considered to provide a good
summary of timber industry conditions The Board of
Forestry reports that it has 657,651 acres throughout the
State of Oregon Lane, Douglas and Coos Counties
represent 3 8,1 3 and 1 1 percent of the total, respectively
Tillamook County, which borders Lane County to the north,
represents the largest county with 47 2 percent of the State's
total acres

The timber harvest on Board of Forestry Lands was
reported at 244,399 thousand board feet (MBF) in 2007 and
276,909 MBF in 2006 As reflected in the chart below, the
timber harvest in Lane, Douglas and Coos Counties in 2007
was reported at 4,554, 2,465 and 1,668 MBF, respectively
Compared to 2006, the Douglas County harvest, while small,
increased significantly (98 3%) whereas Lane County

Board of Forestry
Acres Summary
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

dropped (-38 6%) and Coos County fell slightly (-2 3%)

TIMBER HARVEST
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"Total Volume of harvest from Board of Forestery Lands
Source 2007 State Forester's Annual CFTLC Report

In terms of Timber Sales revenue, total revenue of all counties increased from
$42,690,822 to $57,997,327 between 2002 and 2006 Relevant to the subject areas. Coos
County increased from $91,680 to $460,526 and averaged $221,975 Lane County
increased from $1,311,575 to $1,938.839 and averaged $1,785,661 whereas Douglas
County decreased from $571,521 to $334,652 and averaged $237,794

REVENUES FY2002-2006*
Kountv^M
Benton
Clackamas
Clatsop
Columbia
Coos
Douglas
Josephine
Klamath
Lane
Lincoln
Linn
Manon
Polk
Tillamook
Washington
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$1,452,752 $1,220,373 $738,319 $1,400,617 $1.439.611
$4,283,070 $3,459.852 $4,051,916 $5,342,905 $3,234,956

$156,344 $674,845 $1.059.923 $3.057,678 $3.497.389
$268.255 $663,546 $134,808 $207,030 $189.675

S10.055.579 $9,408,191 $10,140,265 $13,083,756 $18.190.282
$7.391.017 $2.696.736 $6.656.840 S3.781.002 S6.328.066

$42,690,822 $49,800,839 $47,918,084 $48,589,599 $57,997,327
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•County Revenues from BOF Timber Sales
Source 2007 State Forester's Annual CFTLC Report
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

Over the next several years, the Department of Forestry's log and saw timber
stumpage price trends are projected to remain relatively stable The primary product
marketed by the Department of Forestry is sawmill logs, which are processed into
predominately dimension lumber and plywood for the housing market Downward pressure
on lumber prices is expected over the next 18 months as a result of declining housing starts
from the current ten year low Recovery is expected to start in mid-2008 assuming the sub-
prime mortgage problem doesn't spill over to other segments of the industry The Oregon
Department of Forestry's current log and stumpage prices has declined fifteen percent since
2006 However, plywood prices have increased fourteen percent in the last year and as a
result of mill closures, reduced production and decreased supplies of mill residuals, chip and
small log prices were at their highest levels in ten years

Finally, the Oregon Department of Forestry keeps statistics with regard to log prices
As reflected in the following chart, which illustrates the "Pond Value" of timber in the regions,
after a volatile period between 1Q-2000 and 1Q-2005, log prices have dropped significantly
Region 1 includes Lane County, which peaked in the first quarter of 2005 at $1,225 and has
fallen to $650 Similarly, Region 2, which includes Douglas and Coos County, peaked at
$1,220 in 1Q-2000 and has fallen to $640

r
DOUGLAS FIR "POND VALUE'
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In general, rural parts of Oregon have long been tied to and dependent on the forest
industry However, the economy is turning to more stable industries such as information and
technology Within rural areas, the trend is towards service and recreational activities As a
result, there were 212 mill closures in Oregon between 1989 and 2003 which, in turn,
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DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

resulted in more than 16,996 job losses based upon information prepared by the Pulp and
Papermakers Resources Council

Oregon has been the nation's leader in lumber production over much of the past 100
years and the timber industry has fueled the economic growth of the State for more than 150
years However, like the rest of the economy the timber industry has evolved, adapted,
downsized and consolidated as markets, technologies and raw material has changed As a
result, the once low-tech and labor-intensive operations of sawmills are now state-of-the-art,
large scale, automated operations While employment has declined in one sector of the
industry (primarily lumber and plywood manufacturing), employment continues to increase in
value-added manufacturing (millwork, cabinets and furniture) After all the change in the
industry, Oregon still produces more lumber and panel products than any other state

Lane County - Within Lane County, the east end of the subject line is in the City of
Eugene and it travels westward through the incorporated City of Veneta as well as the
unincorporated communities of Noti, Walton, Swisshome and Mapleton before veering south
to Douglas County roughly three miles east of the City of Florence Much of the route
traverses forest land, including the Siuslaw National Forest

Lane County Aerial Photograph
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Lane County is located in Central Oregon and stretches from the Cascade Mountains
to the Pacific Ocean While 90 percent of the county is forestland, the county ranks 4th in
Oregon in terms of population with 343,140 and boasts the 2nd largest urban area
(Eugene/Springfield, with a population of 153,690) Historically, the economy has been
based on timber and agriculture as a result of the Willamette Valley's fertile soil and vast
forest areas, however, the economy has become more diverse in recent years Principal
industries include agriculture, higher education (University of Oregon), high technology,
forest products, recreation, recreational vehicle manufacturing and tourism

Lane County Location Map

Population within the County has increased at a slower rate than that of the State over
the past seven years Lane County's 2007 population is estimated at 342,781 up 0 9% from
2000 when the population was 322,959 Not surprisingly, the County's largest city, Eugene,
representing more than 42% of the County, is similar in terms of growth, the cities of
Florence and Veneta experienced higher growth rates, most likely the result of retirement m-
migration and the relatively high housing costs of Eugene, respectively Relevant to the
subject, the cities of Eugene, Florence and Veneta have populations of 145,394,8,479 and
3,385, respectively
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Oregon

Lane County Population Matrix

3,421.399 3.752.734 4.004.796
Lane County 322.959 342.781 367.477 0.9% 0.8%

Eugene (City) 137.893 145.394 151.161 08%
Florence (City)
Veneta(City) "

7.263 8.479 9.197 22%
2.755 3.385 3,738 30%

Source US Bureau of the Census 2000 Census of Population and Housing
ESRI Forcasts for 2007 and 2012

08%
16%
20%

In terms of employment, Lane County reports a civilian labor force of 182,761 and an
unemployment rate of 6 2% in March 2008 The labor force has remained relatively stable
over the past year gaining 1,402 jobs However, the unemployment rate has increased 0 6%
over the same period As reflected on the chart on the below, Government represents the
largest employer with Educational and Health Services, Trade, Transportation and Utilities,
health and educational and manufacturing representing significant employment industries
With the exception of Manufacturing, all of the significant employment sectors reported
increases Manufacturing reports a decrease of 500 jobs, 300 of which are represented by
losses in wood product manufacturing, which now employs 4,200 The nonfarm sector
reflecting the most significant increase was the Educational and Health Services industry
which added 400 jobs overall Interestingly, Farm Payroll has increased by 371 over the
same period

EUGENE MSA (LANE COUNTY) LABOR FORCE SUMMARY
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As mentioned previously, nearly 90 percent of Lane County is forestland The largest
landowner is the Forest Service, which owns 48% of all Lane County lands In addition, the
Board of Forestry owns an additional 24,734 acres In 2007, the Board of Forestry harvested
4,554 thousand-board feet (MBF) of timber within Lane County, which reflects a decrease of
38 6% from 2006 Revenues from sales amounted to $1,938,838 in 2006 (7,416 MBF) As
discussed previously, stumpage prices over the next several years are project to remain
relatively stable, however, prices have fallen significantly over the last three years As an
example, the pond value of Douglas Fir in Region 1 has fallen from $1.225 in the first quarter
of 2005 to $650 in the same quarter of 2008 Over the next eighteen months, additional
downward pressure on prices is expected as a result of the decline in housing starts, which is
at a ten year low

Within any community, the housing market is a significant component However, as a
result of the area's reliance on housing starts and the housing market in general, movements
are amplified The following discussion was gleaned from a report titled 2007 Greater Lane
County Residential Market Overview prepared by Tawfik Ahdab of the Pacific Valuation
Group In general, the market was relatively flat in the few years preceding 2000 Beginning
in 2000, the market began to steadily improve through the high in 2005 before weakening in
2006 and falling in 2007 In terms of volume, there were 3,676 housing sales in 2000 in
Lane County, 5,305 sales in 2005 and 4,150 in 2007, the most recent figure 1Q-2008
indicated 646 sales down from 943 in the same quarter of 2007 Sales price follows a similar
pattern with an average sale price of $132 per square foot in 2000 increasing steadily
through 2007 to $235 per square foot, 1Q-2008 reflects an average sales price of $229 per
square foot compared to $230 per square foot in 1Q-2007 Additional interesting statistics
involve marketing time and expired listings The average days on market in 2000 was
reported at 79 days which increased to a high in 2001 of 81 days before falling to a low of 45
days in 2005, the 2007 average was reported at 72 days At the same time, expired listings
were reported at 87 5% of sales in 2000, a low of 11% in 2005 and 35% in 2007

CORP Land Appraisal (Dancbo - Cordes) Page 21
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Eugene Population Matrix

Eugene - The City of Eugene is located in Central Oregon near the confluence of the
Willamette and McKenzie Rivers The City of Eugene is the Lane County seat and ranks 2nd

in Oregon in terms of population at 145,394, recently surpassing the City of Salem for that
honor The City's largest
industries are wood products
and recreation vehicle
manufacturing The largest Oregon 3.421.399 3.752734 4.004.796
employers in the City are
University of Oregon, local
government and the Sacred
Heart Medical Center

iOOB2007§2Q07B201i
13% 13%

Lane County 322.959 342.781 357.477 09%
Eugene (City) 137.893 145.394 151.161 0 8%
Florence (City) 7.263 8.479 9.197 2 2%
Veneta (City) 2.755 3.385 3,738

Source US Bureau of the Census. 2000 Census of Population and Housing
ESRI Forcasts for 2007 ans 2012

08%
08%

20%

Eugene City Map
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Eugene Aerial Regarding East-End of Subject

The east end of the subject line is in Eugene where it crosses the unimproved Terry
Street public right-of-way, which is near the City's western extreme As the line travels briefly
through the City's west extreme of incorporated area, it bisects raw industrial land in a
predominantly rural-onented setting

Significant amounts of raw industrial land in transitionmg rural areas, on the fringes of
the City, are available for purchase with asking prices from $2 15 to $2 45 per square foot
However, recent sales indicate a significantly lower price per square foot of $0 53 to $1 58
with site size being a significant determining factor (as larger tracts sell at a lower unit price)

Veneta - After leaving the city limits of Eugene the subject travels through an area of
unincorporated Lane County before entering the City of Veneta As the subject line travels
through Veneta, it bisects residential and commercial areas of the City

The City of Veneta is a small bedroom community located roughly fourteen miles west
of Eugene, along Highway 126 The City, along with the communities of Alvadore, Crow,
Elmira, Lorane, Noti, Triangle Lake and Walton, make up the Fern Ridge area The area is
named after the Fern Ridge Lake/Reservoir located immediately north and east of Veneta
The reservoir is a popular site for boating, fishing and bird watching The City's primary draw
is its close proximity to Eugene, the reservoir and immediate access to Highway 126 More
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than 80 percent of the City's 3,385 inhabitants work in nearby Eugene and Springfield
Veneta's employment is government and service oriented, with significant employers
including the Fern-Ridge School District, Bi-Mart, Ray's and Swanson Lumber In addition,
the annual Oregon Country Fair provides additional local stimulus The fair is a three-day
event in July that attracts nearly 50,000 people annually

Veneta Area Aerial

VENETA & ENVIRONS POPULATION CHART

Lane County 322.959 342.781 357.477 09% 08%
Eugene (City) 137.893 145.394 151.161 08%
Veneta (City) 2.755 3,385 3,738 30%

Source US Bureau of the Census, 2000 Census of Population and Housing
ESRI Forcasts for 2007 and 2012
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The subject line bisects commercial and residential areas while paralleling Highway
126 as it travels through the City We interviewed several local brokers who indicated that
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the market is relatively flat to declining as supply of all types of land far outweighs demand
For example, commercial lots are generally available throughout the City in the $7 00 to
$12 00 range However, there have been relatively few sales and the sales that have
occurred have been in the $3 00 to $6 00 per square foot range, several of the available
properties have required extensive marketing time Reportedly this is at least partly the
result of development difficulties caused by the City planning department As an example,
much of the subject line is encumbered by a Greenway zone overlay The overlay is highly
restrictive and effectively prohibits any development, including parking As a result,
potentially prime land is rendered essentially useless

Similarly, supply of residential properties is also well above demand As an example,
the most recent subdivision is the Lawler Subdivision on 7th Avenue This is a nine lot
development that offered six lots for sale at $80,000 in January, 2007 Since that time, two
sales have occurred at $75,000 and $80,000 in December 2006 and June, 2007,
respectively The asking prices for the lots have recently been reduced to $69,900 and no
sales have yet to occur

Noti - Located in the eastern foothills of the Central Oregon Coast Range is the
community of Noti A small mill town, it was previously located on Highway 126, but after
realignment in 1996, the highway now passes just north of the community

Noti Location Map
CORP Land Appraisal (Danebo - Cordes)

By J.J. DcVoc & Associates, Inc.
Page 25



DESCRIPTION OF THE SUBJECT PROPERTY AND ABUTTING AREAS

The population of 699 (Census 2000) is highly dependant on the two mills operating in
the community The Swanson Brothers is the older of the two mills and has operated a mall
specializing in the milling of Douglas Fir since 1937 Swanson-Supenor operates a small
diameter mill that was established in 1973

Noti Aerial

The subject line travels at the southern extreme of the community and immediately
south of the Swanson-Supenor mill along a rural industrial corridor The rural industrial
zoning is generally located near mill properties and tied to that use As such, demand is
limited and buyers often purchase the properties residential development after a mill closing

Swisshome and Mapleton - Traveling through the Siuslaw National Forest, the line
follows the Siuslaw River through the communities of Swisshome and Mapleton Both
communities are relatively small and, along with the nearby area of Dead wood, are generally
considered a single economic unit The community of Swisshome is located along Highway
36 at its junction with Stagecoach Road roughly 22 miles east of Florence and eight miles
northeast of Mapleton The community of Mapleton is located along the banks of the Siuslaw
River at the intersection of Highways 126 and 36, roughly fourteen miles east of the Pacific
Ocean and 45 miles west of Eugene
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Swisshome and Mapleton Location Map

Swisshome/Mapleton Aerial
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The most recent population estimate (2000) reports the populations of Swisshome at
399 and Mapleton at 1,104 Historically, both have been timber communities that once
employed 300 to 500 people and boasted two large and several, small mills along the
Siuslaw River Swisshome now features a single operating mill which is owned and operated
by American Lammators which produces a variety of glue-lam beams The three closed
Davidson Industry mills located outside of Mapleton have no plans to reopen and no
redevelopment plans exist The areas are now predominately bedroom communities with
local recreational activities including fishing and hunting

As the line travels through Swisshome and Mapleton, it goes through rural residential
areas of the community A review of information gleaned from the regional multiple listing
service (RMLS) indicates that there have been 22 residential sites offered for sale since the
beginning of 2006 Of the total, four properties have sold, one is pending, seven have
expired and ten are currently available The properties that sold ranged from $65,000 to
$150,000 for 0 23 to 4 29 acres and averaged $117,750 On a price per acre basis, the
sales indicate a range of $34,033 to $282,609 with a clear inverse relationship between price
per acre and site size as the additional value of the surplus land dilutes the per acre value of
the overall homesite In terms of marketing time, the sales indicate days on market of 0 to
148 days and averaged 52 days The one pending transaction is a two-acre site that was
available for only 44 days at $169,900 or $484,950 per acre It should be noted that the last
sale occurred in September, 2007 which is also the time the pending property was reported
The properties with expired listing status ranged in size from 0 32 to 36 44-acres in size and
were listed for $65,000 to $369,900 or $10,151 to $203,125 per acre Finally, in addition to
the 66 27 acres that expired, there are an additional 44 85 acres currently available The ten
properties have had an average market exposure of 472 days, range in size from 0 3 to
20 54 acres and are available from $25,000 to $300,000, or $14,606 to $500,000 per acre
Clearly the residential market conditions have been weak and it appears likely to remain so
for a considerable period
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Florence - The subject line does not extend through the limits of the City of Florence,
but it is of regional significance and therefore addressed in this analysis The community is
located along the Oregon Coast at a point roughly 45 miles between Newport to the north
and Coos Bay to the south, respectively and roughly 60 miles west of Eugene The area is
known for some of the world's largest dunes, fifteen freshwater lakes, the Siuslaw River and
a significant coastline

Florence Aerial

While the subject line veers south roughly three miles east of the City, it nevertheless
represents the most influential force on the communities located towards the eastern
extreme of the county As of 2007, the City of Florence had 8,479 residents This
represents an annual increase of 2 2 percent from 2000, which is above the 0 9 and 1 3
percent figures reported for Lane County and the State of Oregon, respectively The rate is
expected to moderate over the next five years, yet stay well above the rate forecasted for the
County
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FLORENCE - POPULATION CHART

Ĥ ĤHKPHBilHfMiiliii
Oregon
Lane County

Eugene City
Florence City
Veneta City

3,421.399
322.959
137.893

7,263
2.755

3.752.734
342.781
145.394

8,479
3.385

4.004,796
357,477
151,161

9,197
3.738

1 3%
09%
08%
22%
30%

13%
08%
08%
16%
20%

Source US Bureau of tne Census 2000 Census of Population and Housing

ESRI Forcasts 'or 2007 & 2012

Historically, the economy of Florence centered on the fishing and timber industries
Now arts, entertainment, recreation, accommodation and food services are the mam source
of industry with educational, health and social services coming in second General market
conditions have been steadily improving in recent years In 2004, the City of Florence was
rated by Business Wire as America's top place to retire due to affordability, recreational
opportunity and quality of health services Because of this, Florence has experienced a high
growth of retirees who are relocating from other Oregon and California cities

Within any community, the housing market is a significant component However, as a
result of the area's reliance on housing starts and the housing market in general, movements
are amplified The following discussion was gleaned from a report titled 2007 Greater
Florence Residential Market Overview prepared by Tawfik Ahdab of the Pacific Valuation
Group Beginning in 2000, the market began to steadily improve through the high in 2005
before weakening in 2006 and continuing to fall in 2007 In terms of volume, there were 324
sales in 2000, 561 sales in 2005 and 306 in 2007, the most recent figure, 1Q-2008, indicated
44 sales, down from 70 in the same quarter of 2007 Sales price follows a similar pattern
with an average sale price of $111 per square foot in 2000 increasing steadily through 2006
to $243 per square foot before falling in 2007 to $238 per square foot, 1Q-2008 reflects an
average sales price of $225 per square foot Additional interesting statistics involve
marketing time and expired listings The average days on market in 2000 was reported at
211 days, which is well above the 2007 figure of 148 days yet below the 1 Q-2008 figure of
230 days At the same time, expired listings were reported at 52% of sales in 2000, 88% in
2007 and 120% in 1 Q-2008
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Siltcoos Station and Ada Areas - As the subject line travels south through Lane
County it follows the eastern bank of Siltcoos Lake before entering Douglas County

V-" i'1• - ] J ' . .

"S ,'-

S l l l f O O S

J ..' '"''^,

Ada <Jnuii'L

Siltcoos Lake Aerial

Siltcoos Lake is the Oregon Coast's largest lake and is located at the border between
Lane and Douglas Counties Relative to the subject line, the area's primary attractions are
Siltcoos Station, Ada County Park, two marinas and the Lake Residential uses in the area
are rural and primarily consist of retirement and vacation homes Siltcoos Station is located
roughly 20 minutes from Florence A once thriving community in the early 1900's as a result
of the rail line, the completion of Highway 101 left the area a backwater of little or no
economic viability Siltcoos Station was later named a historic site and donated to Lane
Community College of Florence in 1972. the college rehabilitated the property and now rents
out the conference room and four cabins

The two mannas and park in the area provide additional recreational opportunities In
late 2007, toxic algae was discovered in the Lake The algae are most likely the result of a
combination of water conditions and temperature, old septic systems and urban
development As a result, there was to be no consumption of the water by drinking or
bathing and no pets or children were to have contact with the water The advisory was lifted
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roughly two months later It is unclear what the long-term effect of the situation on the area
and local economy will be

Douglas County - At Siltcoos Lake the line travels south through Douglas County
Along the way, the line bisects Teh ken itch Lake before crossing the Umpqua River and
entering the City of Reedsport The line passes through the eastern extreme of Reedsport
and continues south to the Coos County border at the north end of North Tenmile Lake

Douglas County Location Map

Douglas County is located in Southwest Oregon Similar to Lane County to the north,
it stretches from the Cascade Mountains to the Pacific Ocean The entire Umpqua River lies
within the County borders and it contains nearly 2 8 million acres of commercial forestland

In terms of population, as of 2007, Douglas County ranks 9th in Oregon with 105,822
residents The population has risen over the past seven years at an annual rate of 0 8
percent which is below the 1 3 percent exhibited by the State over the same time period

Population Matrix

Douglas County
3.421.399 3.752.734 4.004.796

100.399 105.822 109.884 08% 08%
Reedsport City 4.378 4.310 4,326 -02% 01%

Source US Bureau of the Census 2000 Census of Population and Housing
ESRI ForcastS for 2007 and 2012
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Over 50 percent of the land area in Douglas County is owned by the Federal
Government and approximately 25 percent of the County's labor force is employed in the
forest products industry In addition, agriculture is an important factor in the economy with
field crops, orchards and livestock the major mdustnes

Douglas County Aerial Map

As of March 2008, Douglas County reported a civilian labor force of 48,558 of which
5,084, or 10 5 percent were unemployed The unemployment rate represents a 0 8 percent
increase over the previous month and 2 1 percent increase over the same period of 2007
Government represents the largest employer with Trade, Transportation and Utilities
representing the most significant non-government employment industry The broadening of
the economy is noted in the significance of the Manufacturing, Education and Health, Leisure
and Hospitality, and Professional and Business Activities sectors Manufacturing lost the
most jobs in the past year (240), which included a loss of 260 jobs in the wood products
industry Financial Activities and Professional and Business Activities represented the
highest gams in employment at 40 jobs each
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DOUGLAS COUNTY LABOR FORCE SUMMARY

t>:^v^s^^Sfe^C^ vi-i& t&L^
Civilian Labor Force
Unemployment
Unemployment Rate
Total Employment

Total Farm Payroll
Total Nonfarm Payroll

Total Private Payroll
Natural Resource and Mining
Construction
Manufacturing
Trade Transportation & Utilities
Information
Financial Activities
Professional and Bus Activities
Educational & Health Services
Leisure & Hospitality
Other Services

Government

IMP(MaflWOS
48,558

5,084
105%

43,474

4,294
39,180

30,270
930

1,870
5,750
7,180

390
1,730
3,040
4,640
3,530
1,210
8,910

Oregon Employment Department - Workforce Analysis -

IRebTUOBI
48,222
4,656
97%

43,566

4,236
39,330

30,400
920

1,890
5,980
7,200

390
1,720
3,020
4,640
3,440
1,200
8,930

pqp
47,494

3,970
84%

43,524

4,144
39,380

30,420
920

1,870
5,990
7,220

390
1,690
3,000
4,610
3,540
1,190
8,960

Douglas County Trends
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336
428
08%

(92)

58
(150)

0
(130)

10
(20)

(230)
(20)

0
10
20
0

90
10

(20)

- May, 2008
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1,064
1,114
21%
(50)

150
(200)

0
(150)
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0

(240)
(40)

0
40
40
30
(10)
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(50)
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Reedsport - The subject line crosses the Smith and Umpqua Rivers (near
confluence) and enters the City of Reedsport at its easterly extreme In Reedsport, the line
travels through the eastern portion of the City bisecting commercial and industrial land

Reedsport Regional Map

The City of Reedsport is located near the western extreme of Douglas County,
immediately south of the Umpqua River and at the intersection of Highways 38 and 101 In
terms of population, the City has 4,310 residents as of 2007 This represents a decrease of
68 people from 2000, population is expected to be relatively flat over the next five years It is
primarily service oriented as a result of being located along Highway 126, tourism represents
the major industry with smaller service businesses, the City of Reedsport and American
Bridge representing the major employers

Population Matrix
gggulatio

3,421,399 3.752,734 4,004.796
Douglas County 100.399 105.822 109.884 08%

Reedsport City 4.378 4.310 4.326 -02%
Source US Bureau of the Census, 2000 Census of Population and Housing
ESRI Forcasts for 2007 and 2012
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Reedsport Aerial

Relative to the City of Reedsport, the subject line primarily bisects industrial areas at
the eastern extreme of the City before traveling next to a small congregation of service
commercial uses near the southeast end of the City Recent industrial sales indicate a range
of $1 41 to $2 56 per square foot in the immediate area We were unable to uncover any
currently marketed industrial properties however, it should be noted that much of the
industrial area is undeveloped or under developed, and much came from CORP selling off
excess areas

With regard to commercial land in the City, we were only able to uncover one listing
and no relevant sales However, based upon field inspection it is obvious that there is
significant undeveloped commercial land The one listing developed represents a 9,000
square foot site along Fir Avenue for $95,000, or $10 56 per square foot The asking rate is
in line with regional commercial sales, which ranged from $9 93 to $10 85 per square foot In
the final analysis, it is clear that there is significant undeveloped industrial and commercial
land in the City's old town area and little if any demand

It is also noted that the line traverses multi-family and single-family residential zones
but these markets did not warrant investigation because the subject is essentially unusable
by abutting lands due wetlands, steep slopes and access limitations
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Coos County - Within Coos County the subject line travels through forestland from
Douglas County south to the City of Lakeside then parallels Highway 101 to the end of the
subject line at Cordes, which is roughly four miles north of the City of Coos Bay

Coos County Location Map

Coos County is located in southwest Oregon The county is bound by Douglas
County to the north and east, Curry County to the south and the Pacific Ocean to the west
While the eastern portion of the county is heavily forested, the western portion features
significant dunes within the Oregon Dune National Recreation Area and water features such
as Coos Bay and Tenmile Lake Coos County accommodates several port districts including
the Oregon International Port of Coos Bay, Port of Coquille River and the Port of Bandon
Coos Bay is considered by many to be the best natural harbor between the San Francisco
Bay and the Puget Sound

Traditionally, the County's economy was driven by the lumber industry While forest
products still provide a significant source of employment, tourism, fishing and agriculture
have increased in importance as the service industry replaces the former lumber-driven
economy Bandon Dunes Golf Resort, north of Bandon and south of Coos Bay attracts
tourists and golfers from around the world Boating, dairy, farming, myrtle wood processing,
ship building and repairing and agricultural specialty products, including cranberries, also
play a role There are also rich untapped deposits of iron ore and lead awaiting
development
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Coos County Aerial Location Map

In terms of population, Coos County ranks 16th in the state with 64,076 residents The
population has been relatively stable since 2000, increasing at a significantly slower pace
than the state The annual population growth rate is expected to double over the next five
years, yet remain below that of the State

Oregon
Coos County

3.421.399 3.752.734 4.004.796
62.779 64.076 66.023

1 3%
0.3% 0.6%

Coos Bay City
Lakeside City

15.274 15.759 16.239 04%
1,371 1,464 1.544 09%

06%
1 1%

Source US Bureau of the Census, 2000 Census of Population and Housing
ESRI Forcasts for 2007 and 2012
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In terms of employment, Coos County reports a civilian labor force of 28,959 and an
unemployment rate of 8 2 percent in March 2008 The labor force has remained relatively
stable over the past year gaming 154 jobs However, the unemployment rate has increased
0 9 percent over the same penod As reflected on the table below, Government represents
the largest employer with Trade, Transportation and Utilities representing the most significant
non-government employment industry As the economy becomes more service orientated it
is not surprising that Leisure and Hospitality, Educational and Health Services and
Professional and Business Activities all represent significant industries In fact, Leisure and
Hospitality demonstrated the largest gains over the previous month and year

SOUTH COAST {COOS COUNTY) LABOR FORCE SUMMARY

•̂ •̂ L̂ L̂ L̂ L̂ L̂ L̂ HHI
Civilian Labor Force
Unemployment
Unemployment Rate
Total Employment

Total Farm Payroll
Total Nonfarm Payroll

Total Private Payroll
Natural Resource and Mining
Construction
Manufacturing
Trade Transportation & Utilities
Information
Financial Activities
Professional and Bus Activities
Educational & Health Services
Leisure & Hospitality
Other Services

Government

28,959
2,381
82%

26.578

3.358
23.220

16.690
580
970

1,570
4,440

290
940

2,190
2,400
2.690

620
6,530

28,725
2,301
80%

26,424

3,264
23.160

16,600
580
940

1,590
4,450

300
930

2,180
2,400
2.610

620
6,560

MUSH
28,566
2,040

Bgsagg
VQ8H|Mi
234
80

71% 02%
26,526

3,286
23,240

16,790
600

1,040
1,580
4.410

280
950

2.490
2.280
2,530

630
6,450

Oregon Employment Department - Workforce Analysis - South Coast (Coos County) Trends

154

94
60
0

90
0

30
(20)
(10)
(10)
10
10
0

80
0

(30)

- May. 2008

•

393
341
09%

52

72
(20)

0
(100)
(20)
(70)
(10)
30
10

(10)
(300)
120
160
(10)
80

Lakeside - Traveling south from unincorporated Coos County, the subject line bisects
residential land and some commercial land as it travels west through the center of the City of
Lakeside

The City of Lakeside is located in northwest Coos County, roughly thirteen miles north
of Coos Bay and ten miles south of Reedsport The city is located along Tenmile Lake, one
of Oregon's largest and most popular recreation lakes In addition, the City is located only
minutes from sand dune access as well as clamming, crabbing and ocean fishing In terms
of the local economy, the City is a bedroom community Many of the residents commute to
nearby Coos Bay Being located along Highway 101, the remaining residents are highly
dependent upon the service, recreational and tourist industry
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Lakeside Location Map

In terms of population, the City of Lakeside reports a 2007 total of 1.464. up 93
residents or 0 4 percent annually from 2000 The City is expected to grow at a rate of 1 1
percent annually over the next five years which is near the rate expected for the State and
nearly twice that of the County

Oregon

Population Matrix

3.421.399 3.752.734 4.004.796 1 3% 1 3%
Coos County 62.779 64.076 66.023 03% 06%

Coos Bay City 15.274 15.759 16.239 04% 06%
Lakeside City 1,371 1,464 1,544 0.9% 1.1%

Source US Bureau of the Census, 2000 Census of Population and Housing

ESRI Forcasts for 2007 and 2012
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Lakeside Aerial Photo

As the line passes through Lakeside, it cuts through residential areas of town We
interviewed several local brokers who indicated that currently the supply of residential lots far
exceeds demand While there have been several sales over the past few years in the
$55,000 to $110,000 per lot range, there remains significant inventory As an example, the
Raechel Estates, a 35-lot subdivision that was developed in October 2005, has sold only
nine lots between $65,000 and $103,000 per lot The remaining lots are available from
$79,500 to $94,900 and the listing broker indicated that she might have to give a couple
away As a result, land with residential sub-division potential is relatively inexpensive The
most recent sale involved 20 0 acres for $529,000 which equates to $26,450 per acre $0 61
per square foot

The subject line also bisects four General Commercial zoned areas fronting on North
8th Street and these are offered no substantial benefit or synergy by the subject All of these
are vacant, at least one appears to have wetland issues and the abutting portion of subject is
only 40 feet wide (with the SPTC pipeline easement)
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Saunders Lake Area - As the subject line passes through Coos County in a
southerly direction it follows and bisects Saunders Lake

Saunders Lake Aerial Photo

Saunders Lake is located roughly five miles south of Lakeside and eight miles north of
Coos Bay Access is available from Highway 101 which parallels the lake to the east It is
55 aces in size and located near and provides access to the Oregon Dunes National
Recreational Area The lake features primarily residential shoreline yet is a popular fishing
and camping site

Relative to the subject, the area is comprised of a heterogeneous mix of homes in
terms of age and quality It is common to see a newer, high-end property next to an older
manufactured home Since the beginning of 2006, there have been eight properties listed in
the Saunders Lake neighborhood Of those listed, two have sold at $225,000 and $389,900
and averaged 89 days on the market The one pending transaction was listed at $549,900
and was marketed for nineteen days Three properties listed between $390,000 and
$599,000 expired after being market for an average of 257 days and two listings at $350,000
and $375,000 have been on the market for 220 and 351 days, respectively
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Mauser Area - Between Saunders Lake and Cordes, the subject line travels through
the primarily industrial-oriented area of Mauser

Mauser Area Aerial Photo

The Mauser area is located roughly two miles south of Saunders Lake and four miles
north of the end of subject line in Cordes Highway 101 bisects the community and the
subject line demarcates the western boundary Along the Highway there are several small
service commercial enterprises including one providing ATV rentals and a KOA campground
Relative to the subject, the line passes a small mill in an industrial park setting, which is
located off a private road (shown on above aenal as Hauser Depot Road)

Coos Bay - While the portion of the Coos Bay line that is the subject of this real estate
appraisal does not reach Coos Bay, the City represents the most significant population,
employment and housing market relative to the southern portion of the subject line

The community is located on the southern coast of Oregon between the Pacific Ocean
and Coos Bay It is the largest city on the Oregon coast and has been the commercial center
of Oregon's Southern Coast since its earliest days
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Coos Bay Aerial

Historically, agriculture, logging and shipping dominated the area's economy Like
many areas throughout southwest Oregon, the economy is becoming more diversified as
wood product manufacturing, small entrepreneurial ventures have become increasingly
important to the local economy

In 1999, voters approved a local bond measure to raise $27 million, which along with
$27 Million from the State of Oregon, paved the way for a 60-mile natural gas pipeline
between Roseburg and Coos Bay The project began in June 2003 and was completed in
2004

As a sign of growth, at the Southwest Oregon Regional Airport a new 30,000 square
foot terminal will be added just west of the existing 1950's era terminal The upgrade was
reportedly necessary to meet the demands of air travelers
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As of 2007, the City of Coos Bay had 15,759 residents up from 15,274 residents in
2000 The relatively modest increase, 0 4 percent annually, is above that of the County (0 3
percent) yet well below that of the State (1 3 percent) Over the next five year's the area's
population is expected to increase to 16,239 residents, which represents an annual increase
of 0 6 percent

Population Matrix

^̂ m î
Oregon
Coos County

Coos Bav Citv
Lakeside City

^̂ ^̂ •&55TJIatl5n^̂ ^̂ H
•2gsQ^H88ZHKSi!iH

3,421,399 3.752,734 4,004,796
62.779 64.076 66.023
16,274 15,759 16,239

1,371 1,464 1.544
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09%
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13%
06%
0.6%
1 1%

Source US Bureau of the Census. 2000 Census of Population and Housing

In terms of the residential market, the 229 detached residences that were listed in
2006 sold between the range of $45,000 and $1,250.000 ($225,735 average) with an
average marketing time of 102 days At the same time, there were 200 expired listings that
ranged from $85,000 to $1,750.000 ($316,452 average) In 2007, there were 159 similar
properties sold within a range of $19,500 to $545,000 ($202,355 average) with an average
marketing time of 71 days Expired listings numbered 167 and ranged from $60,000 to
$1.150,000 ($292,747 average) with an average marketing time of 192 days From the
beginning of 2008 to May 20,2008, nineteen of the listings sold between $59,900 and
$450,000 ($192,579 average) with an average marketing time of 25 days There was only
one expired listing, at $169,900, which expired after 88 days In the final analysis, the
market appears to be weakening as reflected in the year-over-year decrease in transactions,
average selling price and increase in percentage of expired listings

SUBJECT LINE ASSESSMENT

The following pages consist of tables summarizing the subject property while
segregating it into like sections (Appraisal Sections) These tables are followed by the
valuation sections of the report
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VALUATION INTRODUCTION

VALUATION METHODOLOGY OVERVIEW

It has been determined that the highest and best use of the subject property is
piecemeal disposition of the underlying land (after salvage of the improvements, which is
not addressed by this appraisal) Ideally, the subject market value could be estimated by
comparison with purchases of similar nghts-of-way that had been acquired for disassembly
and resale However, such line transactions are rare and the subject make-up is unique
regarding encumbrances, market characteristics, etc Therefore the appraiser's market
investigation did not uncover any relevant comparable sales of abandoned right-of-way
lines Therefore, the best alternative for estimating market value is a net liquidation value
analysis, which is sometimes referred to as fair market value in piecemeal disposition The
process estimates market value by simulating the likely piecemeal disposition of the subject
and then calculating the present worth of expected future net profits

Estimating net liquidated value typically involves the following three steps, which are
discussed in more detail as appropriate later in the analysis

1) Development of "Base Values," which are estimates of fair market value of the
subject right-of-way's likely disposition parcels Often this is considered in regard to
the unencumbered fee simple interest However, the base values considered in the
analysis of the subject property consist of the fee interest encumbered by SPTC's
blanket easement (timber rights, pipeline and communication lines, etc) This minor
deviation from standard methodology is justified as it simplifies the process and
leads to a more accurate conclusion,

2) Base value adjustment (remaining) title defects, resulting in "Adjusted Base Value",
and

3) Net present value analysis, estimating what a seller could reasonably realize through
piecemeal disposition of the right-of-way

LAND VALUATION ANALYSIS FORMAT

The land valuation analysis has been organized to simplify application of the
methodology, as well as promoting understanding by the reader The above valuation
methodology overview is first enhanced by more detailed discussions of the Base Value
analysis, the Adjusted Base Value analysis and the Net Present Value analysis and
application process These discussions are followed by breakdown of the subject into
seventeen (17) Valuation Units, which are groupings of the Appraisal Sections identified on
the line assessment chart, according to similar characteristics relevant to the Subject
disposition It is noted that my segregation of the subject into the Valuation Units resulted
from consideration of 65 classifications of abutting lands recognized along the subject
property

The process of estimating net liquidation value of a right-of-way with a magnitude of
the subject is simplified by estimating the unit price of a typical disposition parcel within a
Valuation Unit, applied across the board to the entire Valuation Unit as appropriate The
analysis presented for each Valuation Unit summarizes the abutting property
characteristics to the extent required to support a reliable value opinion After base values
are calculated for each Valuation Unit, the title defects existing for that Valuation Unit are
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deducted, where appropriate Finally, when the Valuation Unit is estimated to contribute
market value, the analysis discussing and applying net present value considerations
conclude the valuation analysis

BASE VALUE ANALYSIS OVERVIEW

The base value of the subject property is the fair market value of the fee simple
interest in its individual disposition parcels, as limited by the known encumbrances (SPTC
blanket easement and several obvious electrical transmission lines)

Market value estimates are achieved by dividing the subject line into Valuation Units
comprised of similar land use potential, market class and unit price The process of
estimating base value of a right-of-way begins with segregating the right-of-way into its
various disposition categories, which is initially based on the two general market classes -
Developable Property and Abutter Property Developable property is that with physical
characteristics allowing it to be individually developed or subdivided into a conventional use
in the marketplace Very little of the subject right-of-way meets the definition of
developable property because of its encumbrances that significantly limit independent land
use, industrial land in Reedsport is the only relevant occurrence Nearly the entire subject
property constitutes Abutter Property, which is a segment of property that has no significant
use to anyone other than the abutting property owner by reason of shape, size, topography,
encumbrances, access or other physical characteristics

Base value estimates of Abutter Property consider the price at which the individual
parcels would likely sell within a typical marketing period if somebody were to buy them
This does not inherently assume that the buyer wants the nght-of-way or is financially able
to purchase it Contributory use and utility of abutting land to a specific buyer (the abutter)
is a critical factor in the estimate of the right-of-way's basic value

In the case at hand, the best starting point for estimating the subject's base value is
the across-the-fence (ATF) value, because of the lack of relevant of comparable sales
involving former railroad right-of-way ATF value is the market value of typical property
abutting or in the general vicinity of the subject property for a designated highest and best
use The Sales Comparison Approach is the only one of the three traditional valuation
approaches appropriate for use in estimating ATF and base values for the subject, due to
the land-oriented nature of the subject and type of market data available In the application
of the Sales Comparison Approach, the bracketing technique has been employed wherein
the market prices of superior and inferior properties are compared to the subject to
establish a supportive market value estimate

In estimating the subject's base value it is important to remember that strict
application of ATF methodology is most appropriate to calculate the reconstruction or
replacement cost of a desirable corridor but not for a right-of-way best dismantled and
heavily encumbered in terms of use potential (such as the subject) However, ATF values
are typically the best place to start analysis of the subject value in terms of disposition
because the encumbered subject can generally be considered to contribute potential value
at a lesser rate than ATF values

In areas where virtually no potential benefits arise to the abutting property from
assemblage of the adjoining right-of-way, due to factors such as topography, access and/or
land use restrictions, then it may be reasonable to conclude that the nght-of-way has no

CORP Land Appraisal (Danebo - Cordes) Page 70
By J.J. DeVoe & Associates, Inc.



VALUATION INTRODUCTION

value in piecemeal disposition At the other end of the spectrum, if a property can
extraordinarily benefit from acquisition of right-of-way, perhaps due to growth constraints or
density requirements, then a premium above ATF may be appropriate

The concept and appropriateness of contributory value over ATF value is most
clearly exemplified by single family residential properties The land element typically sells
on a price per lot basis, with the overwhelming majority of value being associated with the
base homesite component If zoning and market norms dictate a base homesite area is
typically in the vicinity of 10,000 SF, then any additional area usually contributes use/value
more oriented towards agricultural and/or open space (all other things being equal) For
example, if the value of a 10,000 SF lot is $50,000 ($5 00/SF) then the adjoining lot with
11,000 SF similar in all other ways would typically sell at or very near $50,000 (as opposed
to $5 00/SF or $55,000) because of the similar overall utility and the relatively limited utility
associated with the additional 1,000 SF of lot area Applied to the subject valuation, in
many cases the subject represents only agricultural and/or open space utility to the
abutters and therefore direct application of ATF values are not always appropriate,
especially considenng the blanket easement encumbrance

ADJUSTED BASE VALUE OVERVIEW

The goal of this portion of the analysis is to adjust the base value estimates so that
the amounts of subject area are correctly considered to the extent possible Typically, this
step adjusts for all encumbrances or other less than fee simple ownership issues (i e
bridges and missing title)

The SPTC blanket easement has already been reflected in the previous Base Value
Analysis and the public areas (i e roads and waterways) have been segregated to be
reflected as a Valuation Unit Therefore only the remaining title defects are addressed in
this portion of the analysis

As mentioned earlier in the analysis, no value adjustment has been made for private
road crossings (presumably by easements) as these are small, sparse and serve the
abutting property upon which the Base Value estimate are predicated (Refer to Item No 3
of Special Assumptions and Limiting Conditions)

For each Valuation Unit, the adjusted base value analysis consists of cataloging the
special value situations, discussing their implications on the Base Value estimates and then
adjustments are made accordingly

NET PRESENT VALUE - LAND COMPONENT

After estimating the "Adjusted Base Value" of the subject line there are many factors
yet to be considered to accurately reflect the subject's market value - these include

1) Pace of disposition/sales,

2) Cost a typical buyer would incur in disposing of the individual portions of the subject,

3) Interim income during disposition,

4) Administrative delay and

5) Time/market factors
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The standard approach to reflect these factors is a cash flow model used to estimate
the present value of net proceeds that an owner can expect to receive from fractional
disposition of the subject line

Pace of Disposition/Sales - In the process of appraising a former railroad line the
steps of estimating Base Values and pace of sales are inextricably linked The process of
estimating Base Values does not simply consist of utilizing ATF values but considers the
subjects utility to abutting properties when estimating the price at which the individual
parcels would sell within a reasonable length of time Towards this end, the appraiser
interviewed railroad right-of-way disposition specialists to help estimate the likely
reasonable time required to dispose of the subject property

In a past assignment, I interviewed two men that had been involved in selling off
former railroad right-of-way in eastern Oregon Around year 2000, both felt that it would
take from six months to one year to sell off a line of 60 5 miles that predominantly extended
through large holdings (ownerships) of forest and/or range properties They supported the
time estimates by citing the predominant psyche of rural property owners which is
extremely protective of property rights and access, thereby causing a high demand for the
subject property However, it is noted that the eastern Oregon line they were commenting
on was not as heavily encumbered as the subject, it had many fewer water crossings and
there were far fewer abutting ownerships It is also noted that neither Bob Fowler,
previously of Rail Property Management, nor Shawn Canavan, previously with Railroad
Realty Services, could be reached to comment on this analysis (The businesses seemed
to have ceased)

George Ross, Vice-President with A&K Railroad Materials, was interviewed in
regard to this assignment He heads their real estate division and is in charge of land
disposition for abandoned railroad lines purchased for salvage purposes Their policy is to
accept no less than ATF values for unencumbered areas and as a result they usually
experience a sell off period around three years, at which point they typically have a
remainder of undesirable land they expect is very unlikely to sell at any price However, as
an example of past experience he cited a line in Pennsylvania that they purchased in the
mid-1980's and it took six years to sell off the portions in the towns and they still own areas
in the mountains Also, in 1991 they purchased a 142 mile line between Fresno and
Bakersfield, California (predominantly farm land) and they still own significant portions of
areas that were unable to be sold

There is always the potential that some portions of the subject will not sell in a
reasonable time period, particularly the isolated areas with limited utility This analysis has
initially attempted to address and minimize this consideration by estimating Base Values
that would result in near total disposition of the line within the time periods discussed
above The unavoidable risks associated with making the inherently ambiguous estimates
are also reflected later in the analysis by entrepreneurial profit and with the discount rate
utilized for capitalizing the cash flow projections to a Net Present Value (NPV)

In conclusion, it is apparent that different disposition periods will be experienced by
the subject Valuation Units, depending of types of abutting areas relative to the use
potential offered by the encumbered subject Specific estimates of disposition period will
be made later in the analysis relative to the subject Valuation Units, based on the above
discussion
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Costs of Land Disposition - A knowledgeable buyer of the subject land, in
estimating its fair market value, would consider and deduct all the likely costs to be incurred
in its disposition These are costs that the current owner would also have to absorb in
order for the subject property to realize its highest and best use The costs typically vary
from buyer to buyer depending upon the extent to which the buyer can benefit from the
efficiencies of performing necessary disposition/sale steps in-house The goal of this
analysis is to estimate the costs most likely to be incurred by an owner of the subject with a
focus on railroad abandonment specialty companies that represent the most likely
purchaser of the property The following is a breakdown and analysis of the costs typically
considered in this sort of analysis

Selling Costs - The selling fees in the industry tend to range from ten percent to
twenty percent based on a survey of market participants In year 2000, Shawn Canavan of
Railroad Realty Services stated his firm uses a sliding fee schedule from ten percent to
twenty percent depending on line size and nature Bob Fowler with Rail Property
Management indicated they use an hourly sales fee because of the many imponderables
and variables from line to line Also a percentage fee basis is often insufficient for
inexpensive rural properties George Ross of A&K Railroad Materials uses ten percent to
fifteen percent for sales costs in his pro-forma expense analysis of abandoned rail
properties He indicated that the percentage utilized depends upon the property type with
ten percent common for urban areas and fifteen percent for rural

Based on these factors, sales cost estimates of ten percent of Adjusted Base Value
estimates has been applied to urban areas and fifteen percent for rural areas

Title Insurance - None, buyer will presumably acquire title by Quit Claim Deed, as is
customary, and it would most likely use Quit Claim Deeds in the ensuing piecemeal
disposition

Escrow Fees - Escrow fees are generally $3 per $1,000 of sale price plus $100 per
transaction, which is generally split between the buyer and seller The number of subject
disposition parcels (transactions) therefore plays a role in determining this fee All things
considered, an expense estimate of 0 16 percent of Adjusted Base Value is appropriate
and has been applied to the Valuation Units

Lot Line Adjustment - Lot line adjustment fees are typically low and are considered
to be included within other estimates

Recording Fees - This expense is assumed to be borne by the buyer of the property
in disposition, as is standard Therefore, no recording costs are included in the cash flow
projections

Legal Fees - This is a very real cost likely to be incurred by a prudent buyer of the
subject line to insure liability is minimized An estimate of Adjusted Base Value of each
Valuation Unit is judged to be most suitable in the analysis, however, it is recognized that
this is an inherent variable cost and it is essentially impossible to accurately project

Administrative and Overhead Costs - In this analysis, these cost items are primarily
reflected in the selling cost estimate As the most labor intensive function of the disposition
process, the seller would shoulder the bulk of the administrative and overhead costs The
remaining administrative and overhead costs would be minimal and are therefore
considered to be reflected as part of entrepreneurial profit/risk
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Insurance - A prudent buyer would require protection from the built-in liability
stemming from 111 miles of unsupervised and unenclosed right-of-way A general liability
policy would most likely be sufficient I have estimated the cost based on a percentage of
Adjusted Base Value and in doing so have attempted to reflect the fact that much of the
subject is essentially worthless but still presents a liability concern Fee quotes were not
forthcoming from insurance agents due to the large and unique nature of the property and
due to the nature of my inquiry

Property Taxes - The assessors of the three counties containing the subject have
essentially categorized the subject nght-of-way line as omitted property (due to its recent
railroad use) Though they are not actively assessing taxes on the line, taxes will be due at
a later time when the Assessors believe it is appropriate This analysis assumes that a
buyer of the property would not be responsible for any back tax liability and that taxes
would be assessed from the date of valuation

The tax rate most likely to be experience is estimated for each Valuation Unit
(analysis forthcoming) The tax rates used are estimates of taxes relative to market value,
which have been based on a sampling of properties similar to those abutting the subject
line, this is most appropriate due to nuances of the Oregon property tax system
Furthermore, the tax rate is applied to the remaining Adjusted Base value of the Valuation
Unit in recognition of the fact that as property is sold off the property taxes are reduced

Property Maintenance - With dismantling of the railroad improvements, typically the
only property maintenance expected over the sell out period is weed abatement Noxious
plants are not known to be significant problem in the vicinity of the subject and therefore no
property maintenance expense has been reflected in this analysis

Interim Income - Interim income is revenue expected during the disposition period
from sources other than real property sales Typically interim income sources are land
leases, wire and pipeline agreements and concessions No such income sources are
known to be currently in place on the subject line (at least for the subject ownership) and
none are likely to feasibly occur Therefore, no interim income is included in the cash flow
projection

Administrative Delay - Administrative delay is the time line between the buyer's
date of acquiring the entire subject line and the time that the buyer begins the orderly
piecemeal disposition of the line This factor has already been considered in the
sale/disposition time period estimate It is not anticipated to be significant on the subject
because the line is already closed (no wind-down penod required)

Time/Market Factors - This market consideration includes appreciation, inflation,
profit, risk and the time value of money Market conditions and values have been and are
anticipated to remain generally stable, by all accounts encountered during the appraiser's
market investigation Therefore, no adjustment for value appreciation or depreciation is
judged suitable for incorporation into the relatively short projection period of the analysis
The same is the case for inflation, while this affects the area it is anticipated to be reflected
in land values

Profit is the factor motivating a buyer to acquire the subject line and realize its
highest and best use through piecemeal disposition It represents the amount an
entrepreneur expects to receive in addition to costs for the time spent and risks assumed in
undertaking the project Real estate development ventures are typically based on obtaining
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a fifteen percent to twenty percent profit, depending upon the nature and magnitude of the
project Ideally an entrepreneurial profit estimate is market derived but this is not plausible
for the subject considering the limited nature of the market and the uniqueness of the
subject line

In estimating suitable profit expectation for the subject, a knowledgeable buyer
would consider alternative investment models and risk factors such as market conditions,
capital outlay and surrounding cash flow projection estimates The market conditions
pertaining to the subject are not particularly good but associated risk is minimized since the
Adjusted Base Value estimates utilized consider both market conditions and the desirability
to abutting owners A buyer of the subject also assumes risks associated with the
improvements, rail salvage values fluctuate, the rail salvage appraisal may not be accurate,
and availability of and extraction time required by a salvager may be problematic, etc In
conclusion, it is judged most appropriate for the analysis to consider entrepreneurial profit
at 15% of the Adjusted Base Values of the land

The final step in the valuation analysis is to derive a net present value by discounting
the expected net proceeds The concept of discounting considers the time value or
preference of money as well as the inherent risk of the investment

A discount (yield) range is based on attitudes and expectations of typical market
participants Historical yield rates are noteworthy as a starting point of analysis but they
are not always directly applicable to the present analysis because they reflect future
benefits perceived in the past, as opposed to the present Not surprisingly, the appraiser's
investigation found insufficient data for the analysis of historical yield rates experienced in
the marketplace, there are a limited number of abandoned railroad line purchases, each is
extremely unique (i e title, market type, etc), and histoncal yield rates are very difficult to
accurately determine

In this instance the best support for estimating the applicable discount rate is the
railroad industry's after-tax, weighted-average cost of capital For year 2006 this rate was
9 94 percent according to the STB In conclusion, a rounded discount rate often percent
is justified given industry norms and the other estimates utilized in the analysis
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VALUATION UNITS SUMMARY

The valuation of the subject land is deemed to be best facilitated by segregation into
seventeen (17) Valuation Units The following table provides a list identifying the Valuation
Unit breakdowns and summarizing their general makeup

Summary of Valuation Units

\£fl2ECteDKti
(t£5ffllteffi-n

VU-1

VU-2

VU-3

VU-4

VU-5

VU-6

VU-7

VU-8

VU-9

VU-10

VU-11

VU-1 2

VU-1 3

VU-1 4

VU-1 5

VU-1 6

VU-1 7

3 tan©

No Value

Nominal
Values

Forest
Nominal

Forest
Desirable

Unique
Forest

Farm Land

Rural Res In
Lane Co

City of
Veneta

Siltcoos Sta
Residential

Reedsport
Rural Res

Rural Res In
Coos Co

Water
Residential

Eugene
Industnal

Rural Indus

Reedsport
Industnal

City of
Lakeside

Rural
Commercial

©aiGEflSGIÎ ^

Areas with no contnbutory value (i e crossings of public
roads, nvers, lakes, etc )

Subject abuts areas with very low. if any, value Examples
are wetlands, sloughs, designated open spaces, etc

Abutting forest zoned properties anticipated to have no
interest in acquiring the abutting subject areas

Subject abuts forest zoned parcels that could benefit from
assemblage (low to medium desirability)

Several small forest-zoned parcels used as private
campsites and separated from lake by Subject

Subject abuts farm land that has potential benefit from
subject

Rural residential properties in Lane Co abut the subject line

Portion of subject traversing through the City of Veneta

Rural residences in Siltcoos Station (Siltcoos Lake, Lane
Co ) area abut subject

Subject abuts rural residential properties in Reedsport area

Rural residences in Coos Co (Lakeside and Mauser areas)
abut subject

Areas where subject offers improved waterfrontage access
to residential-oriented properties

Industnal land in west Eugene abuts subject line

Rural Industnal (lumber mill-onented) lands in Lane County

Industnal lands in Reedsport abut subject line

Portion of subject traversing through the City of Lakeside

Rural Commercial lands abut subject

Total Areas after Adjustment for Title Defects

^m£$333
(£SGc3)

6187

30756

1,031 62

10548

216

6418

14293

4283

797

1986

1797

1163

561

1840

611

2301

383

1,87302
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VALUATION UNIT 1
(Areas with No Contributory Value)

General Overview

This Valuation Unit is comprised of sections of the subject line that clearly contribute
no value in terms of disposition potential, primarily because the public essentially owns the
rights to the area Examples are where the subject is crossed by public roads or where the
line crosses water such as a lake or river

List of Relevant Appraisal Sections

The following table lists the portions of the line, as segregated for the purposes of
this appraisal, making up Valuation Unit 1

Appraisal Sections in Valuation Unit 1

£C£Kfed) catet^sB 352? \m& £££ora>
ga-aza Q3035EG& G(V3isft@&(pfe3) £Ksp= )̂

Lane County

1

3

6

8

10

14

17

19

24

30

32

44

46

50

652 11 - 12
Terry St R/W Eugene

652 20 - 22 Amazon Creek Xng

653 11- 15
Greenhill Rd

653 57- 58
GobleRd Xng

653 79- 83
Hwy 26 Overpass

654 98- 99
Former Fisher Rd Xng

657 29- 30
Central Rd Xng

657 61- 62
County Rd Xng No 26

659 20- 21
Huston Rd Xng

660 25- 26
IstSt (Hwy) Xng

660 67- 68
8th St Overpass

665 24- 25
Sailor Rd Xng

665 32- 33
Vaughn Rd Xng

At 665 22
Glaze Rd Xng

100 x ±60

100 x 120

130 x 100 & 150 x
100

150 x 50

100 Assumed x 230

100 x 50

100 x 50

100 x 50

125 x 25
& 100 x 25

300 x 60

300 x 50

0x60

300± x 60

100 x 60

041

028

065

017

053

012

012

012

013

041

034

0

041

014
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VALUATION UNIT 1
(Areas with No Contributory Value)

Appraisal Sections in Valuation Unit 1

•Seetmn̂ lBBBBBBBBBBBBBB liana maTK l̂BBBBBBBBBBBBHaLlLCnnnltStnC Rfifit MITAF&ail ACr.eSII

52
54

59

61

72

78b

79b

80

84

90b

93b

95

110

113

123

129

131

139

142

144

146

152

155

667 40- 46 Vaughn Rd & Noti Crk Xng

668 35- 36 Vaughn Rd Xng

671 90+
PennRd Xng

672 26- 41, Penn Rd & Xng

±681 09 & 681 18
Xng of 2 sections of Richardson Upnver Rd

690 88 & 691 10 Siuslaw Rvr & Co Rd Xng

694 35 Siuslaw Rvr Xng

694 82- 84 Siuslaw Rvr Xng

696 66-71
Lake Crk Xng

698 11+ Sutherland Rd Xng

7004
Thompson Crk Rd Under Xng

701 90±
No Fork Siuslaw Rd Xng

705 55- 55
RiceRd Xng

706 08- 09
RiceAve Xng

710 28- 29
Tiernan Rd / Hazel St Xng

71116
N F 719 Rd Xng

714 26- 26
Bernhardt Heights Rd Xng

716 02- 03
Hill Rd Xng

716 37- 41
Hwy 126 Xng

716 43- 56
Siuslaw RW Xng

716 92-717 03

South slough Xng

719 03- 04
So Slough Rd Xng

720 31- 32
Canary Rd Xng

100 x 300
Misc

MlSC

Misc

60 wide & 105 Avg

100 x ±230, & 100 x
390

100 x 155
100 x 90

100 & 135 x 245

100x50

Assume
100x60

Assume
100x60

Assume
50 x 200
Assume
50 x 150
Assume
100 x 60

Assume

100 x 30

Assume
100 x 40

100 assumed x 40
assumed

100 assumed x 80
apparent

690x0

100 x 395
& 200 x 185

100 x 60

±125 x 60

069

024

Oil

041

029

142

036

021

071

012

014

014

023

017

014

007

009

009

152

0

176

04

017
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VALUATION UNIT 1
(Areas with No Contributory Value)

Appraisal Sections in Valuation Unit 1

169

171

725 91-726 12
Lake Siltcoos Xng

726 30- 47
Lake Siltcoos Xng

^̂ •ifinsennniESdi ftcet)̂ ^

0 x 1,110

0x900

weaii Acres 11

0

0

Douglas County

177

182

184

186

188

198

201

206

208

214

218b

224

226

727 33- 58
Siltcoos Lake (Fiddle Crk arm)

730 56- 80
Tahkenitch Lake Xng

731 63-732 12
5 mile arm Xng

733 68- 86
Lk Tahkenitch Xng

733 99-734 22
Lk Tahkenitch Xng

738 66- 67
Smith River Rd Xng (Overpass)

738 99-739 91
Smth Rvr Xng & Umpqua Rvr Xng

740 28- 30
Hwy 38 Xng
740 44- 47

Winchester Ave Xng
742 99-743 00

Thornton Oar Ln Xng

743 89-744 55
Scholfield Crk Rd deduction

747 96- 97
Scholfield Rd Xng

748 64-749 08

100 x 1,270

150 x 1,400

150 x 2,291

150 x 961

150x1,193

150 x
est 50 width

2 bridged areas were
omitted from

11 67 Ac accounted
for as open space

area

Unknown width x 80'

Unknown width x 150

150 x 60

Misc

150 x 50

Variable
x 2,334

292

482

789

331

411

017

0

0

0

021

089

017

742

Coos County

230

241

248

749 87-750 06
No Tenmile Lk Xng

752 13- 14
So 8th St Xng
752 97-753 01

Hwy 101 Xng (overpass)

200 x 927

40x80

150 x ±210

426

007

072
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VALUATION UNIT 1
(Areas with No Contributory Value)

Appraisal Sections in Valuation Unit 1

Î-KW Mfe(332 Q°S \̂!3Ka G&GS&
go f̂i-a lunrferft ttr^Tfffti^ait^) /^fc^f)

249

252

260

262

263b

264

267

272

753 01- 11

TenmileCrk Xng&rd Xng

753 96- 97
Spmreel Rd Underpass

756 40- 41
LakewoodDr Xng

756 43- 65
Saunders Lake Xng

756 75±
Crannog Rd / Island Dr Xng

756 78- 89

Ruth Lake Xng

757 33- 38

Butterfield Lk Xng

759 30- 31
Mauser Depot Rd Xng

150 x ±140 & 125 x

±410

150
x 60 Avg

Est 50 x 200

200x1,180

Est 50
x±250

±170-225
x600

150 x 262

150 assumed

x 50 angled

Total Area of Valuation Unit

166

021

023

542

029

272

09

017

6187

Base Value Conclusionfsl

61.87 $0 $0

Title Defects

Title defects, as used and defined for the purposes of this report, do not apply to this
Valuation Unit
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VALUATION UNIT 1
(Areas with No Contributory Value)

Adjusted Base Value Conclusion

Valuation Unit 1

Adjusted Base Value Conclusion

Base Value Estimate
Less1 Adjustment for Remaining Title Defects
Equals. Adjusted Base Value Estimate

$0
N/A
$0

Net Present Valuation Calculation

In this instance a net present value calculation is not warranted because there is no
market value for the Valuation Unit

Final Value Conclusion for Valuation Unit - $0
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VALUATION UNIT 2
(Nominal Values)

General Overview

This Valuation Unit is comprised of sections of the subject that abut area with very
little utility and therefore very little if any value, due to situations such as wetlands Also
included in this Valuation Unit are areas judged to have no likelihood of being acquired by
abutting owners for vanous factors explained in the following analysis

Desirability to Abutters Summarized

This Valuation Unit is comprised of subject sections with no likely desirability to
abutters The abutting lands generally consist of areas of no value in the context of the
disposition of the subject Prime examples of abutting areas are wetlands and/or lands
owned only by governmental agencies (i e National Forest, Oregon State Lands, Coos
County, etc) as these are known to almost never purchase abutting areas of former
railroad right-of-way

The following table lists the portions of the line, as segregated for the purposes of
this appraisal, which make up Valuation Unit 2

Appraisal Sections in Valuation Unit 2

[£££&

933EE QoiianEEG Gates

(3}$s£t3
eeoEDdat)

Gates

CSCTWfluG)
aOsiS&aa

(£33$

ai-psi
&G0

03SG^)
Lane County

•> ecu? -jn ODOT (Excess Hwy r/w), then
2 65212-20 BLM 5 68 AC

652 22 - 72 ODOT (Excess Hwy r/w), then
West Eugene BLM 44 5+ Ac

11 653 83-654 12 K R Nielson Rd (public r/w)

Left side abuts rear of two E-40
zoned parcels with 6 7 & 26± Ac

12 654 12- 66 (subject is narrow encumbered
strip offering marginal use

benefit)

U S Army - 17 Ac
16 655 24-657 29 Fern Ridge Reservior (wild life

reserve with wetlands)
65730-61 „ . .

18 . . . County road r/w
Maywood

21 65778-65834 *"""*
Reservoir

BLM 52+ Acres (level with
drainage swale)

BLM from 14-31 Acres abut
(over 125 Ac from Greenhill

Rd)

E-40 zoned land that is 9 5
Ac portion of UPRR prop

(assume access its from Co
rd are not needed)

Hwy 126 r/w

Hwy 126 r/w

Hwy 26 r/w

Hwy 26 r/w

100x412

100x2,627

100x1,545

100 x 2,870

100-200
x 10,897

100 x 1,625

100 x 1,620 &
125 x 1,340

099

612

355

659

3478

373

756
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VALUATION UNIT 2
(Nominal Values)

Appraisal Sections in Valuation Unit 2

m*maiy^^&mmailî ^^^^^^n ĵiSG5^^^^^^^^^^^n8faî ^^^^^^^ (̂fĵ )̂ ^^M(&s£*jB

28

96

124

130

140

141

145

151

659 70- 75

701 82-702 14
Brickerville

710 29- 39
Rockport

713 90-714 26

Rockport area

716 03- 22

716 22- 37

716 56- 92
So of Siuslaw

River

718 82-719 03

052 Ac
Greenway

Hwy 36 & Siuslaw River

Hwy 126 r/w

Hwy 126 r/w

Hill Rd r/w, slivers of bisected
28 6 Ac mainly zoned F2

Sliver of bisected 28 6 Ac parcel
&lAc mainly zoned F2 Slough

abuts subject

Prvt ±200 Ac timber prop
bisected by subject (marsh &

tidelands abut on both sides of
subject)

Sliver of prvt 88 Ac Prop
bisected by subject & Co Rd

Hwy 26 r/w

No Fork Siuslaw Rd

Tiernan Rd (public r/w,
Front St onassr Map)

Lane Co Rd (to power
station)

Prvt 28 6 Ac site bisected
by road & subject, prvt 10

Ac

Vacant 3 2 Ac parcel slopes
up from subject

Prvt ±200 Ac prop bisected
by subject (marsh &

tidelands abut on both sides
of subject)

8 6 Ac prop imprvd at so
end Slough and tidelands

abut subject

100 x 259

100 x 1,666

100 x ±595

150 (assumed)
x ±1,890

80 assumed x
±985

100 assumed x
±800

100 x 1,890±

100 x 1,110±

059

382

137

651

181

183

434

255

Douglas County

201

210

211

212

215

738 99-739 91
Smth Rvr Xng

(mcl 3 Islands)
& Umpqua Rvr

Xng

740 55- 85
So end of
Reedsport

limits

740 85-742 55
Schofield Crk

742 55- 76

743 00- 25

County and state-owned islands
(wetlands). Rivers

3 props w/ 1-4 Ac & residences,
areas generally slope up steeply

from subject

Both sides abut river, banks &
wetlands Ownerships are State,
Lumber Companies & Douglas

County

61 Ac bisected by subject,
wetlands abut subject on left

Por of 1 prvt 14-r Ac prop ,

wetlands predominantly abut
subject

County and state-owned
islands (wetlands), Rivers

Vacant 0 4 Ac site & 21 ac
manuf Hm & RV park

bisected by subjec, abutting
area has stream/slough

Both sides abut river, banks
& wetlands Ownerships are
State, Lumber Companies &

Douglas County

61 Ac bisected by subject

2 prvt 14&42AC,

wetlands predommatly abut
subject

150x4,858
(less 2 bridges)

115 x ±315 &
150 x ±1,270

150 to 225
x 8,971

150 x 1,100

150x1,353

1167

52

363

379

466
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VALUATION UNIT 2
(Nominal Values)

Appraisal Sections in Valuation Unit 2

Q^MQ3 S$£Q!&
/•3-DcfEEfl KffisC^EG SeanaDECiUp ®2nnEiiCt;)
S33S3D IWrrtTTFrrt &£&333 QSEES

BSWttftffi)
GQQIS£)[£&

£r£Kia
fiKB

QS3s»
Coos County

250

253

254

255

256

257

266

268

269

270

271

273

275

753 11- 73

753 97-754 65

754 65-755 17

755 17- 78
Clear Lake

755 78-756 08

756 08- 21
Saunders Lake

757 05 - 33

757 38-758 10

758 10- 57
Beal Lake

758 57-759 14
Hauser

759 14- 30

759 31- 44

759 53- 96

ODOT (Hwy 101) County rd (SpmreelRd)

Por Of 7 58 Ac USA strip, ODOT USA (Oregon Ounes Natl
Hwy r/w Rec Area)

Rt Side of subect abuts various types of properties Area is
timbered and therefore is of little if any use to abutters (hwy

on left)

Clear Lake, USA (ODARA)

Hwy 101 r/w Land, Or St Land, & small
por Of prvt 14 Ac Res

,., . Rt side abuts a 35+ Ac
Hwy 101 r/w . . _ . . ..

parcel that is Sauders Lk

. „ , . . , Rt side abuts a 35+ Ac
ODOT Hwy r/w & Saunders Lake . . _ _ . . .

parcel that is Sauders Lake

Subject bisects 228 Ac parcel (including Butterfield Lk ) owned
by US Forest

Subject bisects 228 Ac parcel „ , . . . . . ,_ _
. „ ' „ , .... . . Butterfield Lk , US For
(mcludmg Butterfield Lk owned ^^ ^ ^ ^
by U S Forest, steep upslope to & BM| Lfc

level forest

Majority of abutting props are Slivers of timber, wetlands,
on plateau well above subject and lake

•>«. _, ^ nJ . *u US Forest Service por Of 54+
20 wide prvt Rd esmt (Hauser . , _, . . _

„",. . . . . Ac including August Lake &
Depot Rd ), and then wetlands „, .

wetlands

„«, . „. „. US Forest Service por Of
20 wide prvt Rd esmt (Hauser „„ . « _,

„ . . 4 20+ Ac (forested area
Depot Rd ) * .r abuts)

_. , Hauser Depot Rd (esmt
Private Rd r/w ml_ . _,_. .

Abuts subject line)

n ^ nJ i a «-.. / Prvt 28 5 Ac already with
Prvt Rd r/w & prvt 9 2 Ac w/ .

. „ ' dune access, area abutting
onlyenvir enhancement allowed . . . , _ .

subject is largely forested

125 x 889 &
100 x 1,925 &

200x485

150 x 3,500

150 x 1,380 &
125 x 1,365

125+ x 1,373 &
150 x 1,836

150x1,580

150 x 713

150
x 1,465

130 to 150
x ±3,800

±150-250
x ±2,466

100 to ±185
(less 20' rd

esmt)
x ±2,995

Avg ±180
x820

150x±700

150 & 225
x ±2,425

92

1236

867

1051

544

246

504

1156

1247

591

339

241

1082
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Appraisal Sections in Valuation Unit 2

276 759 96-762 15

Coos Co (6 Ac), 2 prvt @ 3± Ac,
USA (ODNRA) & State of Or

Bisected (abutting areas include
No Slough tidelands)

USA (ODNRA), State of
Oregon (portions of both

bisected by subject), some
wetlands present along
subject, before dunes

100 to 430
x ±2 19 Mi

3794

Several prvt (some bisected by
subject) & slough (The subject

277 762 15-763 13 does not offer signrf dune access
benefit for 3 2 ac parcel at end

south end of subject)

Several prvt (some bisected)
& slough, areas of wetlands

present on and/or abut
subject

150 to 425
x ±5,175

2162

Total Area of Valuation Unit 307 56

Base Value Analysis

The areas included in this Valuation Unit are not likely to be sold in a subject
disposition effort due to the various factors summarized in the table For many of these
areas it is intuitive that no value should be associated because areas with no valuable utility
have no market value The analysis of this Valuation Unit was bolstered by comments
made by George Ross of A&K Railroad Materials, he stated that in all of his experience
disposing of former railroad right-of-way, he has never been able to sell areas to the federal
government and sales to local governments are nearly as difficult This insight is
significantly relevant to the subject because it travels through many lands owned by
governmental agencies, and furthermore these agencies are typically the purchasers of
wetland properties

In conclusion, it is estimated that no value will be forthcoming from the subject areas
comprising this Valuation Unit

Base Value Conclusions)

307.56 $0 $0
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Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis

Valuation Unit 2 Title Defects

(Known 4 Remaining to be Addressed)

12

Misc

Subject is crossed by electrical
transmission line esmt

100 Unknown Unknown $0

Several sections appear to have had portions transferred for road or highway use The
amount of these areas are insignificant, and therefore have not been estimated, due to
the nominal value nature of the area involved

Total Value Adjustment for Title Defects

SO

$0

$0

Adjusted Base Value Conclusion

Valuation Unit 2

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$0
$0
$0

Net Present Valuation Calculation

In this instance a net present value calculation is not warranted, because there is
insufficient demand (and thereby value) for these portions of the subject to warrant
attempts to market the areas associated with this Valuation Unit

Final Value Conclusion of Valuation Unit - $0
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(FOREST NOMINAL)

General Overview

This Valuation Unit is comprised of sections of the subject that abut forest lands that
would receive extremely little utility from assemblage with the subject and therefore
essentially no value is judged to exist The nominal nature of value for the unit is due to the
fact that the abutting lands are forest-oriented properties that have no likely use for the
subject due to its lack of timber rights, pipe and communication line easement and
presence of ballast Furthermore the subject property could have contamination, which
adds liability issues

Topography

The topography of areas abutting this Valuation Unit is generally mountainous and
often very steep Details are listed on the earlier Line Assessment table and the following
Valuation Unit summary table Topographic details can also be discerned by referring to
the U S G S topographic maps provided in the separately bound Report Addenda

Access
It is understood that all of the abutting lands have existing access and no likely

situations were uncovered where the subject would offer a significant benefit to abutting
properties in terms of accessibility

Zoning

The properties abutting the subject are predominantly zoned as follows

Lane County. Nonimpacted Forest Lands fF1l - This has the purpose of conserving
forest lands It allows no new dwellings The minimum lot size of new parcels is 80 acres
Building setbacks are ten feet from property lines and, for riparian areas, 100 feet from
ordinary high water A copy of the zoning ordinance is available online at
http //www lanecountv org/LaneCode/documents/CodeChapterx10doc3Sec101 103Jun23
04odf

Lane County. Impacted Forest Lands fF2) - This has the purpose of conserving
forest lands New dwellings are allowed when certain conditions are met The minimum lot
size for new parcels is 80 acres Building setbacks are ten feet from property lines and, for
riparian areas, 100 feet from ordinary high water A copy of the zoning ordinance is
available online at
htto //www lanecountv org//LaneCode/documents/CodeCnapterx1 Odoc4Sec104 105Jun23
04pdf

Douglas County. Timber Resource (TR) - This has the purpose of conserving and
protecting lands for continued timber production, harvesting and related uses, conserving
and protecting watersheds, wildlife habitats and other such The primary intent of the zone
is sustained production of forest products and therefore uses of land not associated with
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the management and development of forests shall be discouraged to minimize the potential
hazards of damage from fire, pollution and conflict caused by non-forest related residential,
commercial and industrial activities New dwellings are allowed only when certain
conditions are met The minimum lot size of new parcels is 80 acres Building setbacks
are 50 feet from property lines A copy of the zoning ordinance is available online at
http //www co doualas or us/plannina/Plan docs/LUDO/Cn3 2 pdf

Douglas County. Exclusive Farm Use - Grazing (FG1 - The purpose and intent of the
Exclusive Farm Use-Grazing zone is to provide areas for the continued practice of
agriculture and permit the establishment of only those new uses which are compatible with
agricultural activities The minimum property size established by this zone, which is 80
acres, is intended to promote commercial agricultural pursuits, such as grazing, rangeland
and other less intensive agricultural uses New dwellings are allowed only when certain
conditions are met Building setbacks are 30 feet from property lines A copy of the zoning
ordinance is available online at
htto //www co doualas or us/plannma/Plan docs/LUDO/Ch3 3 pdf

Doualas County. Farm Forest (FF) - The intent of the Farm Forest Classification is
to promote management, utilization, and conservation of forested grazing lands, lands
which might not be forested but have such potential, and non-tillable grazing lands adjacent
to forested lands The purpose of this classification is to encourage sound management
practices on such lands for agricultural or forest resource uses, including but not limited to
watershed management, recreation, fish and wildlife management, and agricultural
activities consistent with sound forest and agricultural management practices, to retain
lands within this district for farm and forest use, protecting such land from nonresource use
and conflicts New dwellings are allowed only when certain conditions are met The
minimum lot size for new parcels is generally 80 acres Building setbacks are 30 feet from
property lines A copy of the zoning ordinance is available online at
http //www co doualas or us/plannma/Plan docs/LUDO/Ch3 5 pdf

Coos County. Forest (F) - This has the purpose to designate forest lands and
protect them for forest uses, except where findings establish that certain limited non-forest
uses may be allowed Some of the areas covered by the "F" zone are exclusive forest
lands, while other areas include a combination of mixed farm and forest uses to conserve
forest lands New dwellings are allowed when certain conditions are met The minimum lot
size of new parcels is 80 acres Building setbacks are 35 feet from the centerlme of any
right-of-way, or five feet from any right-of-way line whichever is greater and 50 feet from
any wetland A copy of the zoning ordinance is available online at
http //www co coos or us/plannina/art4-8 pdf
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Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are forest
oriented Generally they are over ten acres in size and often the properties are associated
with large tree farms In some instances, properties with farm-oriented zoning have been
included because the nature of the abutting area is forest oriented For details refer to the
following Valuation Unit summary chart and/or the prior Line Assessment table

Appraisal Sections in Valuation Unit 3

^lM>"-Lr-i-"

935231

ITTfTbf-to^

QaHfecfc

(V£att3

aatee Q9tee

03®\2Clffi]
Pi flcmn f̂ti ftft,

P3$

fiocrca
Aryi

Lane County

20

36

40

41

42

48

53

55

56

57

657 62- 78

661 29- 71

664 02- 38

664 38- 69

664 60-665 01
Entering Noti

665 54- 88
Noti

667 46-668 35

668 36-669 21

669 21- 47

669 47- 94,
Tunnel No 13

282 Ac farm property
w/ timbered area
abutting subject

Timbered portions of 2
prvt 9 & 16 Ac sites

separated from hms by
creek

1 prvt
±20 of 50 Ac

Iprvt
±30 of 50 Ac

2 prvt 1 w/ ±25 Ac &
por ofSwanson Bros

Lumber

Vaughn Rd

Vaughn Rd

±8 prvt @ 10-32 Ac w/
many bisected by

subject

BLM500+AC &
bisected Roseberg Res

bisected by Roseberg
Resources tree farm

Hwy 26r/w

Hwy 126 r/w

2 prvt
±15-30 Ac

Iprvt
±60 Ac

Several prvt Props w/ 12+
Ac & por ofSwanson Bros

Lumber

Swanson ±20 Ac & BLM 169
Ac

Roseberg Res &
1 @ 40 Ac

±6 prvt @ 10-32 Ac w/
many bisected by subject

bisected by Roseberg
Resources tree farm

bisected by Roseberg
Resources tree farm

100 x 845

175 x 2,200

100 x 290
& 200 x 1,620
200x1,150

&Misc

Irreg width x
995 & 50x700

200 & 100 x
1,755

100 & 200 x
4,465

100, 200 &350
over ± 85 Mile

200 & 300 x
1,379

100 & 200 x
2,289

194

884

81

879

71

452

176

205

842

732
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Appraisal Sections in Valuation Unit 3

.̂ UpEteeO KffteUGEG
93523D QarttoEEfe

669 94-671 90,
South of Penn Rd

60 671 91-672 34

62 672 41-672 95

67 676 16-677 72

68 677 72-678 35

678 35-679 52

Globe

680 64-683 55

Austa area
incldng Tunnel

No 2 (471 ft )

74 684 15- 68

76 686 62-689 33

78a 689 65-691 15

691 15-694 82

Nekoma

83 695 49-696 66

QsfMfe
®cco3itt)

a®£0

Bisects Roseberg Res &

BLM lands @ 1,000+

Ac , Bisects Warden

holding @ 225+ Ac

Warden (225+ Ac }
bisected by subjecct,

Jossart @ 16 Ac

Rosboro LLC 675 Ac
bisected by subject

6 prvt 12-62 Ac

Roseberg Res &

23 Ac bisected by
subject

5 prvt 9-32 Ac

Roseberg Resources
(Lrg tree farm)

Lane Co 40 Ac

+8 prvt 49-160 Ac ,
slivers between rd ,

rlrd & river

Road, river, & slivers of

Roseberg Res & Or

Brd of For

3 prvt @ 4 7-12 Ac,

River, 2 prvt tree farms
@ 230+ Ac bisected by

subject

Slivers of ownerships
mainly on other side of

river

G$££M3
©caaa ;̂)

aates

Bisects Roseberg Res & BLM

lands @ 1,000+ Ac , Bisects

Warden holding <§> 225+ Ac

Swanson Group ±21 Ac

Rosboro LLC 675 Ac bisected
by subject

Hwy 126 r/w

Iprvt 23 Ac bisected by
subject

Hwy 126 r/w

Roseberg Resources (Lrg

tree farm)

Old Stagecoach Rd r/w

±8 prvt 49-160 Ac , slivers
between rd , rlrd & river

Road, river, & slivers of

Roseberg Res &0r Brd of

For

3 prvt tree farms 71 Ac +, U

S Forest, 2 bisected tree
farms, Co Rd

Stagecoach (county) Road

03£/ra£Si)
&QsnT#)a&

Misc x
196 Mi

100 & 200 x
2,110

100x±2,850

Misc x 8,237

150x3,302

Misc x ±6,167

100 to 175 x
2 91 Miles
(40 68 Ac -

0 29 Ac for rd
xngs)

200 x 2,840

Misc x 3 00
Mules

Misc

x 7,919 (24 89
Ac - 1 42 Ac
for Sec 78b)

Misc
x 3 67 Mi

(58 6 Ac -036
Ac forrvr

xng)

Misc x 6,174

£t£R21
£&£)

387

737

654

2359

1137

1778

4039

1304

6341

2347

5824

1623
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Appraisal Sections in Valuation Unit 3

as-ffl-m
91

93a

98

102

104

106

108

111

115

116

117

118

119

120

G£fe(£Ee
QaaasEDfc
698 38- 85
Swisshome

699 75-701 62
Ram rock &
Brickerville

702 25- 80
703 72- 77
Mapleton

703 90-704 20
Mapleton
704 36- 74
Mapleton

705 04- 44
Mapleton

705 55- 91

706 09-707 07

707 07- 55

707 55-708 40

708 40- 99

708 99-709 02
Tiernan area

709 02- 17

QG(&t£
(£tein3Effl£)

Gatese
Siuslaw River & Hwy

36

Hwy 36 & Siuslaw
River

Hwy 36 r/w

Hwy 36 r/w

Hwy 36 r/w & nver

Hwy 36 r/w

Hwy 36 & 126 r/w

Hwy 126 r/w

Hwy 126 r/w

Hwy 126 r/w

Prvt 20 Ac Residence,
±0 5 Ac Por of

bisected tree farm, 0 8
Ac Strip

Hwy 126 r/w

Hwy 126 r/w

Hwy 126 r/w

\$$M&
©ZlS3t£f&

aates
Hwy 36 & U S Natl Forest

U S Natl For & 3 prvt @ 17
36 Ac

Iprvt por oflOOiAc

Por ofU S Natl Forest

Por ofPac West Timber tree
farm

1 prvt @ 18 7 Ac & US Dept
ofAg 19 Ac

Por of U S Natl Forest
(Crossed by BPS esmt )

Rice Rd
(public r/w)

147 Ac Por of Davidson
Indus

tree farm
±56 Ac Pac West Indus tree

farm

Portions of 2 large tree farms

19 5 Ac excess CORP prop ,
Davidson Indus

tree farm

1 8 ac por of Davidson
Indus tree farm (Rl zone,

vacant, & no direct rd
access)

Davidson Indus
tree farm

K°K-/ratf&
GQaiS£]g&

fetf
Misc x 2,482

Misc x 9,874
(34 64 Ac -
0 14 Ac for
Sec 93b)

100x2,904

100x280

Misc x 1,584

Misc x 1,955

Misc x 2,085

150 (assumed)
x ±1,910

165 (assumed)
x 4,425

Misc x 2,521

100 & 150 x
4,476

Avg 105 X
3,134

100 X 210

Assume
100 x 550

& 165 x 280

/2&CK23.
&G0

flaasfi
982

3450

667

064

440

544

127

658

1678

1991

1069

758

048

232
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Appraisal Sections in Valuation Unit 3

osteal ®$m& £mim3& G&-S&.
^DEfeEC GateC^ES Scsaa^atp ©CHQ ;̂) QCk3c0&C^ ££es
Sa-aka) Q323SEE& SStee Q9te (£33?) (GsM)

121

122

126

128

134

135

136

137

138

147

148

149

150

709 17- 71 Hwy 126 r/w

709 71-710 28 Hwy 126 r/w

71054-88 Hwy 126 r/w

710 98-713 90 Hwy 126 r/w

714 59- 84 Hwy 126 r/w

71484-71531 '̂ .on of bisected tree
farms

71531-77 Hwy 126 r/w

Hwy 126, Sliver w/
stream of slough of 217
Ac farm (mostly so of

hwy)

Sliver w/ stream of
715 95-716 02 slough of 217 Ac farm

(mostly so of hwy)

717 03- 80 Davidson Indus
No of Canary tree farm

71780-71810 UBi,.Q>4"*e

bisected

Prvt tree farm (Ran km
Woodlands) bisected

718 10- 76 . _ _
by subject & prvt Por

of So Slough Rd

71876-82 »**>" ^
Slough Rd abuts

Davidson Indus
tree farm

Davidson Indus
tree farm, Prvt 40+ Ac

2 Prvt 10 & 15 7 Ac
Davidson Indus tree farm,

32 5 Ac Prvt , 1 Ac Lane Co ,
7 Prvt 9-140 Ac

22 7 Ac Prvt & Davidson
Indus tree farm

Portion of bisected tree
farms

Davidson Indus
tree farm

3 Prvt 2-3 Ac

Davidson Indus tree farm w/
homes

South slough (Gvmt / public)

South slough & bisected Lane
Co prop

bisected Rankm Woodlands

Prvt 8 6 Ac Prop Imprvd @
so End

165 (assumed)
x 2,890

Misc x 3,010

100 x ±1,785

Misc
x 2 92 Miles

100x1,315+

100 x ±2,500

100 x 2,420

150x916

100 x 365

200 x 1,700±
100x2,100±
175 x 210±
225 x 45±

225 x 155±
150 x 130±

100xl,195±

100 x 3,514

100 x 340±

1095

988

41

2169

302

574

556

315

084

137

399

807

078
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Appraisal Sections in Valuation Unit 3

fe£3t& 0$Sft£) £@$m3& G&332*
Sg&&Eti [MkR-Ee ©CHEKiit-) @OB3̂ ;) Q Q&Z0& && &E0

gaaton Qau îEDft sates safes (fefl) (ea^

153

156

157

158

159

160

161

168

172

Douglas

174

178

179

180

719 04-720 20

Canary Area

720 32- 75
Canary Area

720 75-721 15

Tunnel No 15

721 15- 53

721 53- 64

Tunnel No 4

721 64-723 02

723 02-724 33

725 43- 91

726 47- 90
Ada Co Park

County
727 04- 18

Ada

727 58- 72

727 72- 95
Tunnel No 5

727 95- 97

Prvt 88 Ac bisected by

subject, Roseberg Res ,

& US Natl Forest

Prvt 18 Ac forested

parcel w/ home

Prvt 13 Ac w/ hm ,

large tree farm
bisected by subject,

Canary Rd r/w

Canary Rd r/w,

Davidson Indus tree
farm

Grant Schrum tree

farm bisected by
subject

Small por of Davidson

Indus (trees &

pasture), Prvt 69 Ac
Pasture, 03 Ac UPPR

±10 Ac Davidson Indus
(pasture), por of A

Ford prop bisected by
subject

3 Prvt bisected by
subject &rd (13 Ac,

Davidson Indus tree

farm, & 21 Ac)

97±Ac Lane Co

County 50+ Ac

Iprvt
(Lancaster) 71 Ac

Iprvt
(Lancaster) 71 Ac

Iprvt
(Lancaster) 71 Ac

Prvt 88 Ac bisected by
a « . * , 100-200

subject & 37 Ac farm w/
timber abutting '

Prvt 103 Ac forested parcel 100-1125

w/ home x 2,275

Prvt large tree farm (Grant Variable
Schrum) bisected by subject x 2,133

Grant Schrum tree farm „ „ „ „_
J L u 100 x 2,026

bisected by subject

Grant Schrum tree farm

bisected by subject

Grant Schrum tree farm, &
small por of 600+ Ac A Ford „

.. a Misc 138 Mi
prop w/ forest, pasture &

marsh

A Ford prop bisected by Misc
subject x 1 31 Mi

3 Prvt bisected by subject &

rd (13 Ac , Davidson Indus 125 x 2,515±

tree farm, & 21 Ac )

97±Ac Lane Co 100x2,185±

N/A 100 x 725

i. 1Pn?«. 100x735
(Lancaster) 71 Ac

u»J£?7i* 100x1-200

„ lpn?,,. 100»130
(Lancaster) 71 Ac

1778

542

79

465

143

1857

166

742

502

166

169

275

03
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Appraisal Sections in Valuation Unit 3

&3M33 0$3&k Q3®£3GI£) £&?£&>
(%&&&£ KIteCfeEG (°tones£$) cstoffla^? QQGisfo@2& &m
gss&ro QactfuEEft Qaee Gates fert) (feri)

181

183

185

187

189

190

191

192

193

195

196

217

218a

727 97-730 56

Siltcoos &

Tankenitch Lakes

730 82-731 63
East bank to 5

mile arm

732 12-733 68

733 86- 99

734 22- 49

734 49- 78
Tunnel No 6 with

5 mile Rd Xng

734 78-735 71

Shared with Jack
Franz Creek

735 71- 737 04

737 04- 16
Tahkenitch

Substation

737 44- 73
Franz

737 73-738 41

Scholfield area

743 89-744 55

Rosoboro tree farm

(Large)

USRCo tree farm

(Large)

USRCo tree farm

(Large)

D R Johnson Lumber
(Large)

D R Johnson Lumber

Co (Large)

D R Johnson Lumber

Co (Large)

D R Johnson Lumber

Co (Large)

RosebergRes tree

farm (Large)

15 Ac USA Pwr substa

&prvt 18 Ac bisected

Smith Rvr Rd & Smith

River

Smith Rvr Rd & Smith
River

1 prvt (131 Ac
bisected by subject)

Scholfield Crk Rd

Rosoboro tree farm (Large)

Lake Tahkenitch

Lake Tahkenitch

Lake Tahkenitch

D R Johnson Lumber Co

(Large)

D R Johnson Lumber Co

(Large)

D R Johnson Lumber Co

(Large)

RosebergRes tree farm
(Large)

Roseberg Res , prvt 18 Ac

bisected

Roseberg Resources

2 prvt 37 & 43 Ac

2 prvt , Large tree farm &
131 Ac bisected by subject

3 prvt , 131 Ac , 5 6 Ac & 7
Ac

100 x ±105
&150x

±13,570

150 x 4,370

150 x 8,247

150 x 681

150 x 850 &
250 x 600

100 x 1,556

150 x 4,642 &

200 x 300

150 x 7.702
& + 2 Small 25

& 50 areas

150 x 635

Variable
(predom 150)

x 1,550

Variable
(predom 150)

x 3,595

150x2,000

150+ x 3,510
(12 25 Ac -

0 89 Ac for rd
xng)

4697

1505

284

235

637

357

1736

2457

219

58

13

23

1136
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Appraisal Sections in Valuation Unit 3

220

221

222

223

225

744 90-745 46

745 46- 67

745 67-746 43
Tunnel No 7

746 43-747 96

747 97-748 64

Scholfield Crk Rd

2 prvt bisected by

subject, 30 Ac &med

tree farm

Prvt tree farm

(medium size) bisected
by subject

250 Ac Co owned
bisected, prvt Large

tree farm

1 prvt 55 Ac farm

bisected

2 large prvt holdings
bisected

2 prvt bisected by subject,
30 Ac &med tree farm

Prvt tree farm (Med )
bisected by subject

250 Ac bisected co , unusual

32 5 Ac Parcel along Co rd

bisected farm (see left) &

por of large tree farm

Avg 210 west
of co r/w

x 2,958

Misc x ±1,110

100x4.183

300 x 5,448,
150 x 2.873
& 75 x 450

100 to 175

x 3,538

1426

1156

96

4819

949

Coos County

227

229

231

233

234

235

749 08- 34

749 46- 87

750 06- 38
Includes 870'
Tunnel No 8

750 46- 79
No Tenmile Lk

Xng

750 79-751 17

751 17- 28
Incl por 475'

Tunnel No 9

Blacks Arm of North

Tenmile Lake (public)

N/A - Blacks Arm of

North Tenmile Lake

Blue Heron Land Co

23 4 Ac

N/A -Blacks Arm of

North Tenmile Lake

N/A -Blacks Arm of
North Tenmile Lake

God's Valley Timber Co
129 Ac

Portion of large tree farm

160+ Ac Lone Rock Timber

Co

Blue Heron Land Co 23 4 Ac

N/A - Blacks Arm of North

Tenmile Lake

God's Valley Timber Co 129
Ac

God's Valley Timber Co 129

Ac

Avg ±120 w/o
lake x 1,375

Avg ±125 w/o
lake

x 2,785

±200x1,671

150 x 1,472
& 200x315

Avg ±125 w/o
lake

x 1,995

200 x 601

Total Area of Valuation Unit

379

799

767

652

572

276

1029 84
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Desirability to Abutters Summarized

As mentioned previously, the lands abutting the portions of subject allocated to this
Valuation Unit are forest oriented properties that have no likely use for the subject due to its
lack of timber rights, pipe and communication line easement, presence of ballast, etc

Base Value Analysis

Demand for timber, and therefore timber properties, has fallen, while the value of
underlying land (excluding marketable timber) has remained relatively stable Participants
indicate that raw or cutover timberland is valued at $200 to $1.000 per acre depending on
production capacity and participant's sophistication and motives This is generally reflected
in our market data that ranges from $361 to $961 per acre with the highest indication
involving a private party buyer

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit

CORP Land Appraisal (Danebo - Cordes) Page 96
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FOREST PROPERTIES
SUMMARY OF COMPARABLE MARKET DATA

REM^RKSS

Hendndcs Creek Road, I ane Counl>,

Sale r- 1

16-06-^2-0-0-00500

5390.000

I2/2U06

241-U

H

Reproduction [imher propert> S285.0UO
>oung timber value. SIR 000 premium a* a
result ol cxihongi:

Sale equates lo S87.000. or 5361 ocr acre tor
underh inu site

Cutotur forai pn.ipert> Purchased to rc-
Ilighuav 126 Maplcion. l.anc Couni> $22,000 58 5- Ac plant \ la short-term market contract b>

Sale f-2 Urcgon cmplo>'uc of seller
7/2006 H ,

18-09-00-0-001301 Sale euuates U> S22.000 or S376 ner acre

ScarSmslau Highua>, Deaduoud
I ane Counl>. Oregon SAO,000 128 94-At

Sulcl'3 17-09-15-0-0-03301 . „., _.
17-09-21-0-0-00101 1/200fi F1

17-09-00-0-0-02701

Lppcr North 1 ork Road. M inert a Lane 510,000 18 79-Ac.
Sale F-4 Count> Oregon

I7-11-H-0-0-00401 82°°6 h2

^wutrt Creek Road. Maplelon, 1 ane ... rtrtrt ,. ,, .
c , . f f, ,v 575,000 ,1643-AtSale t-5 Count>, Oregon

1 S- 1 0- 1 6-(MM)0202 7/20n<i ' 2

C uio\er forest propcrt} llu>cr bought timber
first then approached seller Tor land

Sale equates to 560.000 or S465 per acre

CUIOMT forest propcm Purchased to re-
plant i in short-term market cunlnict h>
cmplo\cc of seller

Sale equates to SI 0.000 or S532 per acre

Reproduction timber propcm 540.000
timber value Not huildablc at time ol sale

Sale uuuates in 5^5 OOP, or VJ61 ner acre
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Below is a sale location map, followed by pages with data sheets detailing the
pertinent property and sale data for each of the comparables For each comparable there
is also a page with parcel and topographic maps

Sale Location Map

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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VALUATION UNIT 3
(FOREST NOMINAL)

COMPARABLE LAND DATA - SALE No. F-1

Address/Location: Hendncks Creek Road, Lane County, Oregon

Mao/Parcel: 16063200 00500
Parcel No: 67130

Seller: Rosboro, LLC
Buyer: Starker Forest, Inc

Sale Date: 12/27/2006
Document: 2006-092520
Price: $390,000
Terms: Cash to Seller

Size: 241-Ac

Unit Price: $361/Ac

Verified: Steve Wyatt
Treasurer (Buyer)
541 929 2477

Zoning: F1, Forest Land District
Utilities: None Available

Other Site Description: This sale involved a 241-acre forest property located near the
confluence of Highway 36 and Poodle Creek Road northwest of the City of Veneta,
Oregon The property is zoned F1, Forest Land District There are no public utilities
available to the site and zoning prohibits development The buyer indicated that there were
no improvements of value, however, young reproduction timber was valued at $285,000
The buyers purchased the property for long-term timber reproduction

Remarks and Motives: The transaction involved two timber companies and the buyers
indicated that the transaction was market in all respects However, as a result of pressure
to complete an exchange a premium of $18,000 was paid The value of the underlying land
was reported at $87,000 or $361 per acre

CORP Land Appraisal (Dancbo - Cordes)
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KCTKWBTIM ft WWII

Hendricks Creek Road, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordcs)
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(FOREST NOMINAL)

COMPARABLE LAND DATA - SALE No. F-2

Address/Location: Near Highway 126, Mapleton, Lane County, Oregon

Mao/Parcel: 1809000001301
Parcel No: 1181633

Seller:
Inc.
Buver:

Davidson Ind.,

Hendrickson

Sale Date: 7/20/2006
Document:
Price: $22.000
Terms: Short-Term Market

Contract

Size: 58 5-Acres

Unit Price: $376/Ac

Verified: Jay Hendrickson
Buyer
541 268.4422

Zoning: F1, Forest Land District
Utilities: None Available

Other Site Description: This sale involved a 58 5-acre forest property located near
Highway 126 east of the community of Mapleton, Oregon. The property is zoned F1,
Forest Land District. There are no public utilities available to the site and zoning
prohibits development. The buyer indicated that the property had been cut-over and
that he intended to replant and hold as a timber property

Remarks and Motives: This property was purchased by an employee of the selling
company, Davidson's Industries, via a short-term market contract. The value of the
underlying land was reported at $22,000 or $376 per acre

CORP Land Appraisal (Danebo - Cordes)
Bv J.J. DeVoe & Associates, Inc.
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032

Near Highway 126, Mapleton, Lane County, Oregon
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COMPARABLE LAND DATA - SALE No. F-3

Address/Location: Near Dead wood, Lane County, Oregon

Mao/Parcel: 17-09-15-0-0 03301,17-09-21-0-0 00101,17-09-00-0-0 02701
Parcel No: 1796141,1796158.1796166

Seller:
Buyer:

Sale Date:
Document:

Size:

Verified:

Don Wilber, Ltd.
Gerrold Burnett

1/20/2006
2006-006730
$60,000
Cash to Seller

12894-Acres

Unit Price: $465/Ac.

Gerrold Burnett
Buyer
541 964.3057

Zoning: F1, Forest Land District
Utilities: None Available

Other Site Description: This sale involved three contiguous lakefront forest parcels
located near the community of Deadwood, Oregon. The parcels combine to create a
128.94-acre tract that is zoned F1, Forest Land District. There are no public utilities
available to the site and zoning prohibits development. The buyer first purchased the
timber and then the underlying site which he may re-sell or use as a recreation site.

Remarks and Motives: The buyer indicated that the transaction was market in all
respects and that the value of the underlying land equated to $60,000 or $465 per acre.

CORP Land Appraisal (Danebo - Cordes)
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Near Deadwood, Lane County, Oregon
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COMPARABLE LAND DATA - SALE No. F-4

Address/Location: Upper North Fork Road, Lane County. Oregon

Mao/Parcel: 17-11-13-0-000403
Parcel No: 1425139

Seller: Davidson's
Industries
Buver: Buss

Sale Date:
Document:

Size:

Unit Price:

Verified:

8/16/06
2006-059528
$10,000
Short-Term Market
Contract

18.79-Acres

$532/Ac.

Jay Hendrickson
Seller Representative
541 268.4422

Zoning: F2, Forest Land district
Utilities: None Available

Other Site Description: This sale involved an 18.79-acre forest property located along
Upper North Fork Road in Minerva, Oregon The property is zoned F2, Forest Land
District. There are no public utilities available to the site. An agent for the seller indicated
that the property had been cut-over and that the buyer intended to replant and hold as a
timber property.

Remarks and Motives: This property was purchased by an employee of the selling
company, Davidson's Industries, via a short-term market contract. The value of the
underlying land was reported at $10,000 or $532 per acre.
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Upper North Fork Road, Lane County, Oregon
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COMPARABLE LAND DATA - SALE No. F-5

Address/Location: Sweet Creek Road, Lane County, Oregon

Map/Parcel: 18-10-16-0-000202
Parcel No: 1085826

Seller:
Buver:

Sale Date:
Document:
Price:
Terms:

Size:

Allison
Hometown,
Develop.
Group, LLC

7/5/2006

$75,000
Cash to Seller

36.43 Acres

Unit Price: $961/Ac.

Verified: Anthony Wells
Listing Broker
541 997 6000

-r> -i','
n. • " , ~"i

Zoning: F2, Forest Land district
Utilities: None Available

Other Site Description: This sale involved a 36.43 acre cut-over and replanted timber
property located along Sweet Creek road in Mapleton, Oregon. The property is zoned F2,
Forest Land District. There are no public utilities available to the site. The replanting is
roughly 16 years old and reportedly represented $40,000 in value. The property was
purchased by an investor who intended to create a homesite and resell.

Remarks and Motives: The transaction was reported market in all respects. The value of
the underlying land was reported at $35,000 or $961 per acre.
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Sweet Creek Road, Lane County, Oregon
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VALUATION UNIT 3
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It is apparent from the market data that land underlying timber properties in this
market generally ranges from $361 to $961 per acre. Relative to this Valuation Unit, the
data provides a backdrop of what can be expected for properties abutting the subject line,
but as set-forth throughout this Valuation Unit there is no likelihood that abutters would
have any interest in the subject due to its encumbrances.

Although the market data presented here has little direct relevance to this Valuation
Unit, it was judged worthwhile to include here to exemplify the range of ATF values to help
put the nominal value conclusion in perspective. Furthermore, the forest-oriented market
data presented here will be used for following Valuation Units.

Base Value Conclusion^

1031.62 $0 $0

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 3 Title Defects
(Known & Remaining to be Addressed)

rEstlmaiedlD'li

76

108

Misc

Subject is crossed by electrical __. ... n _, Qn

transmission line esmt 20° 163 ° 75 S0

Subject is crossed by "Coos Bay"
electrical transmission line esmt

Several sections appear to have had portions transferred for road or highway use The
amount of these areas are insignificant, and therefore have not been estimated, due to
the nominal value nature of the area involved

Total Value Adjustment for Title Defects

SO

SO

SO

SO

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 3
(Forest Nominal)

Adjusted Base Value Conclusion

Valuation Unit 3
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$0
|0
$0

Net Present Valuation Calculation

In this instance a net present value calculation is not warranted, because there is
insufficient demand and related value to warrant attempts to market the areas associated
with this Valuation Unit

Final Value Conclusion of Valuation Unit - $0

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 4
(Forest Desirable)

General Overview

This Valuation Unit is comprised of forest zoned lands judged to be marketable to
abutters, even considering the encumbered nature of the subject, due to being residentially
oriented, small in size and/or being bisected by the subject property.

Topography

The topography of areas abutting this Valuation Unit is generally mountainous.
Details are listed on the earlier Line Assessment table and the following Valuation Unit
summary table. Topographic details can also be discerned by referring to the U.S.G S
topographic maps provided in the separately bound Report Addenda.

Access
It is understood that all of the abutting lands have existing access and no likely

situations were uncovered where the subject would offer a significant benefit to abutting
properties in terms of accessibility.

Zoning

Refer to the zoning analysis provided previously in connection with Valuation Unit 3.

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are forest
oriented. Generally speaking, the abutting areas are small, residentially oriented and/or
bisected by the subject property. For details, refer to the following Valuation Unit summary
chart and/or the prior Line Assessment table

CORP Land Appraisal (Danebo - Cordes) Page 111
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Appraisal Sections in Valuation Unit 4

Qsfeftfe G$S3£te K°K!?tt!ftia fiCCCSi
£0?£M) (MfeRiEQ ®3iGoS}Q') ®2ffl3CEGit;) ©Qoi0Ii)î i &m
gasa-m QoaltcEcfc Qgtes QS£B (£33$ 92SG3)

Lane County

63

65

70

73

75

77

81

100

154

672 95-674 67,

Penn, Cram &
Walton

675 10- 55;
Walton

679.52-680.64

683 55-684.15
Lmslaw

685 28-686 62
Richardson

689 33- 65

694 84-695 05

702 86-703 60
Mapleton

720 20- 31

Many from 0 5-250+

Ac & several bisected
by subject

2 from 38-48 Ac.
bisected by subject

7 prvt, 1 @ 0.1 Ac,
1 @ 3 Ac., others @ 19

52 Ac. &
4 bisected by subject

2 prvt. 1 @ 6 Ac.;
29 Ac. Site

bisected by subject

4 prvt 7-47 Ac many
bisected by subject
2 prvt bisected by
subject, 3 & 25 Ac.

1 prvt 5 73 Ac

Hwy 36r/w

8.2 Ac. Prvt. Residence

Many from 0 5-250+ Ac &
several bisected by subject

2 from 38-48 Ac. bisected by
subject; 1 & 2 Ac. sites

7 prvt ; 1 @ 0 1 Ac,
1 @ 3 Ac ; others @ 19-52
Ac & 4 bisected by subject

2 prvt. 1 @ 100 Ac.;
29 Ac Site

bisected by subject
4 bisected by subject & 1 @

15 Ac
2 bisected by subject & 44

Ac Site
Co. Rd. & slivers of 3 prvt

0.2, 0.3, & 19.8 Ac.
2 prvt. (1 @ 6 Ac. & 1 is por
of ±100 Ac.); Water Dist ; U.

S. Natl. For.
Sliver of 103 Ac bisected by

Rd., & Co. Rd.

100' x 172 Mi

100 x ±2,390

100 x ±5,900

Misc x ±3,170

Misc. x 5,760

150 x 1,669

100 x 1,108

100 x 3,907

±125 to 155
x557

2981

5.49

13.51

6.97

21.91

5.75

2.55

897

18

Douglas County

219 744 55- 90
1 prvt. 35 Ac. bisected

by subject
2 prvt ; 4 Ac & 35 Ac

bisected
150 to 225

x 1,940
771

Coos County

232 750.38-.46
N/A - Blacks Arm of
North Tenmile Lake

4 Ac Rec. Hm. Prop. & por.
of large tree farm

Avg. ±105
w/o lake

x421

Total Area of Valuation Unit

101

10548

Desirability to Abutters Summarized

As mentioned previously, the lands abutting the portions of subject in this Valuation
Unit are forest-oriented properties judged likely to be viewed as desirable for assemblage
by abutters. However, there are no indications that ATF values can be obtained for the
subject due to its encumbrances that limit the use potential

CORP Land Appraisal (Danebo - Cordes)
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Base Value Analysis

Reference is made to the previous Valuation Unit 3, where forest-oriented market
data was presented.

The subject represents significantly encumbered land with limited utility to the
abutting ownerships. On average, ATF values can be anticipated to be in the range of
$400 to $750 per acre. However, a significantly lower value rate of $250 per acre, being
discounted to reflect the limited utility, is judged to be the most likely price obtainable upon
piecemeal disposition of the subject This discount relative to the ATF value reflects the
SPTC easements encumbering the area.

Base Value Conclusionfsl

105.48 $250 $26,370

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

©32(333]

77

100

232

Valuation Unit 4 Title Defects
(Known & Remaining to be Addressed)

Portion sold to county for
Richardson Upnver/Stagecoach
Rd . dimensions estimated and
assumed
Hwy 36 r/w sold to ODOT,
dimensions estimated and
assumed
Apparent lake area in subject r/w
was already accounted for earlier
in the analysis

MS)

35

40

N/A

QESJD

205 016 $250

2.500 2 30 $250

N/A N/A N/A

Total Value Adjustment for Title Defects

S41

$574

$0

$615

CORP Land Appraisal (I)anebo - Cordes)
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VALUATION UNIT 4
(Forest Desirable)

Adjusted Base Value Conclusion

Valuation Unit 4
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$26,370
($615)

$25,755

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION
VU 4 (FOREST PARCELS - LOW/MED DESIRABILITY)

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Penod
Discount Rate

$25,755
08% of Value
04% of Value

150% of Sales
150% of Sales

5 Years
100%

Starting ABV for Projected Period Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

$25.755
$5,151

320,604
$5,151

$15,453
$5,151

$10,302
$5,151

$5,151
$5,151

$20,604 $15.453 $10.302 $5,151 $0

-$773
-$82
-$515
-$773
-$206
-$49

-S773
-$82
$0

-$773
-S165
-$82

-S773
-$82
$0

-$773
-$124
-$62

-$773
-$82
$0

-$773
-$82
-S41

-$773
-$82
$0

-$773
-$41
-S21

-$2,398 -$1,875 -$1.813 -$1,751 41.690
$2,753 $3.276 $3.338 $3,400 $3,461
$2,503 $2,707 $2,508 $2,322 $2,149

Estimated Net Present Value $12,190

Final Value Conclusion of Valuation Unit -

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 5
(Unique Forest)

General Overview

This Valuation Unit applies to just one ±626 foot-long section of forest land that is
unique because it abuts three private campsite parcels ranging from 0 15 to 0 8 acres in
size

Topography

The topography of areas abutting this Valuation Unit consists of North Tenmile Lake
on the east and gentle to moderately steep up-sloping areas generally on the west side
Topographic details can also be discerned by referring to the U.S.G.S topographic maps
provided in the separately bound Report Addenda.

Access

The abutting campsite parcels are accessible by boat only and therefore it is
apparent that trespass across the subject line is required. The subject line does not appear
to provide a feasible access alternative to the abutting lands but it can offer a clear access
situation to and from the lake.

Abutting Property Uses

The properties abutting the subject portions in this Valuation Unit are forest-zoned
parcels apparently used as private campsites Details are provided in the following
Valuation Unit summary chart and/or the prior Line Assessment table.

Appraisal Sections in Valuation Unit 5

228 749.34,46 N/A -Blacks Arm of
North Tenmile Lake

3 private campsites without Avg ±150
road access. w/o lake

015,0 7 & 0 8 Acres in size x 626
216

Total Area of Valuation Unit 216

Desirability to Abutters Summarized

The lands abutting this Valuation Unit are considered to find the subject desirable for
assemblage because they have small limited areas that can be improved by the abutting
portion of subject line. With the subject, the abutting properties can gain some level area,
access rights from the lake can be perfected and there is potential to improve the lake

CORP Land Appraisal (Danebo - Cordes)
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frontage. The easements on the subject are not considered to be significant in relation to
the limited nature of the abutting properties, timber, minerals, etc. will not be harvested due
to lake proximity and the abutters are not buildable with or without the subject.

Zoning

The properties abutting the subject are zoned Forest (F) by Coos County. For
related details the reader may refer to the summary provided previously.

Base Value Analysis

It is noted that one of the abutting properties sold in 2005 for $20,000 or $28,571 per
acre (Tax Parcel 23-12-5 500; 0.70 Acre). However, this is not considered to be a reliable
or appropriate basis of value for several reasons. Chiefly, it was not an arms-length
transaction since the same person was one of the two sellers and one of the two buyers.
Also, even if this were reflective of ATF value then it would not be directly applicable to the
subject due to factors analogous to the base homesite theory.

Earlier during the "Base Value Analysis Overview" discussion it was explained how
excess area for residential properties generally contributes at a low rate relative to the
overall homesite value because the home site element represents the bulk of value while
the remainder is more analogous to agricultural or open space values. This is sometimes
referred to as the base homesite theory and it is important to the analysis because helps
recognize or illustrate that the contributory market value of the subject is not always directly
on par with abutting properties.

The three comparable sales uncovered and felt to be the best support of estimating
value in this Valuation Unit are summarized on the following table.

CORP Land Appraisal (Danebo - Cordes) Page 116
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IMPROVED WATER ACCESS SITUATIONS
SUMMARY OF COMPARABLE MARKET DATA

?'*SBI

Sale
Wl 1

400 S Millport Slough Road Lincoln
Cn>, 1 incoln Count}, Oregon

8-11-13 1101

S60.000 1533-/U

11/2007 1C

Signiticani slough frontage purvhased for
camping and recreation Not huildahlu, hut
rvasonabl) accessible

Sale couales to S60.000 or S3.914/AC

Sale
WF2

Highway 38, Rccdsport. Lane Count}
Oregon

21-11-003100

$130.000 19 00-Ac

5/2006

Umpqua River frontage property purchased
Tor cahm, bui ultimately nut allowed No
utilities Accessible

Sale equates to SI W.OOO nr Sfi.842/Ac

$a]c 10145 Sweet Creek Road, Maplelon,
Wp3 LancCoum> Oregon

10-10-10-0-001012

SI 00,000 18 67-Ac

7/2007 h-25

Lakcfront recreational site with permission
and permit for dock Purchased on market
contract

Sale equates to SI 00.000 or S5.3S6/Ac

Below is a sale location map, followed by pages with data sheets detailing the
pertinent property and sale data for each of the comparables. For each comparable there
is also a page with parcel map and aerial photograph
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Sale Location Map
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IMPROVED WATER FRONT SALE
PROPERTY DATA - SALE No. WF-1

Address/Location: 400 S Millport Slough Road, Lincoln City, Lincoln County, Oregon

Map/Parcel: 8-11-131101
Parcel No: Unknown

Seller:
Buyer:

Sale Date:
Document:
Price:
Terms:

Welter
K Seida etal.

11/14/2007
2007-13478
$60,000
Cash to Seller

©7006
" " r

Size:

Verified:

1533-Ac

Unit Price: $3,914/Ac

Debbie Jorden
Listing Broker
541 265 3031

Zoning: TC; Timber Conservation
Utilities: Power

Other Site Description: This transaction represents the sale of a 15 33-acre recreation
property. The irregular shaped raw site is located along and has significant frontage on
the Millport Slough. The rear portion of the site was reported as very steep and the only
available utility is power. The buyer purchased the property for fishing and camping. It is
unlikely that a homesite is feasible noting that 2-3 miles of road would have to be brought
up to County standards

Remarks and Motives: The property was purchased in November 2007 for $60,000 after
being on the market for 307 days. The transaction was reported as cash to the seller and
market in all respects. The purchase price equates to a unit value of $3,914 per acre
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400 S Millport Slough Road, Lincoln City, Lincoln County, Oregon
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IMPROVED WATER FRONT SALE
PROPERTY DATA - SALE No. WF-2

Address/Location: Highway 38, Reedsport, Lane County, Oregon

Mao/Parcel: 21-11-003100
Parcel No: R25615

Nirmaier
McKeel

5/31/2006
2006-13801
$130,000
Cash to Seller

19-Ac

Sale Date:
Document:

Size:

Unit Price: $6,842/Ac.

Verified: Wendy Wicks
Listing Broker
541271.4779

Zoning: TR-EC; Timber - Estuarine Conservation
Utilities: None

Other Site Description: This transaction represents the sale of a 19-acre recreation
property located along the Umpqua River near Reedsport The irregular shaped property
was reported as raw and timber covered; there are no utilities to the site Access is
available by boat only. Timber value was estimated by the listing agent to be from $30,000
to $40,000, but the extraction of the timber would significantly hamper its recreational use
potential and desirability.

Remarks and Motives: The property was purchased for development of a cabin; there
were no approvals at the time of sale However, the plans didn't work and the property has
been re-listed at $176,000 ($9,263/Ac.). The transaction was reported market in all
respects.

CORP Land Appraisal (Danebo - Cordes)
By J..T. DeVoe & Associates, Inc.

Page 121



VALUATION UNIT 5
(Unique Forest)

w^s^^ssr

SEE MAP 22 11 00

Umpqua River, Reedsport, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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IMPROVED WATER FRONT SALE
PROPERTY DATA - SALE No. WF-3

Address/Location: 10145 Sweet Creek Road, Mapleton, Lane County, Oregon

Mao/Parcel: 18-10-1001012
Parcel No: 1055522

Key Comm.
Foster

7/31/2007
Not Available
$100.000
Owner Contract

18.67-Ac.

Sale Date:
Document:
Price:
Terms:

Size:

Unit Price: $5,356/Ac.

Verified:

Zoning:
Utilities:

Atta Taylor
Listing Broker
541 997.4842

E-25
None

Other Site Description: This transaction represents the sale of an 18.67-acre recreational
site located along the Siuslaw River in Mapleton. The irregular shaped site is level and has
permission and permit for dock yet requires all utilities. The property was purchased after
being on the market for 508 days by a user who intends to utilize the site for fishing and
recreation

Remarks and Motives: The property was purchased via market contract in July, 2007 for
$100,000 after being listed for $249,500. Terms of the contract include zero down with the
seller paying all closing costs at 8 percent for 20 years. The actual payment structure was
$250 per month for the first year increasing $100 per month every year until paid The
transaction was reported market in all respects. The purchase price equates to a unit value
of $5,356 per acre.

CORP Land Appraisal (Danebo - Cordes)
By J.J. DcVoe & Associates, Inc.
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10145 Sweet Creek Road, Mapleton, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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The three sales are recent, occurring within the past two years, and reflect a fairly
narrow range of sale price per acre ($3,914 - $6,842). Sale 2 was purchased with the
belief that a cabin could be developed and therefore its price reflects more utility than the
other sales, this is least applicable to Valuation Unit 5 because of the anticipated
development. Recall that the subject will not add any home development potential to the
abutting properties.

Likewise, Sale 3 with permit for a dock has more property rights than is the focus of
this analysis However, Sale 1 is very steep and furthest removed from the subject area
All things considered a conclusion of $5,000 per acre is judged to be the best estimate of
relevant ATF market value

A discount of ATF value is not appropriate in this instance to reflect the subject
encumbrances. This is because the encumbrances will not significantly impact the use
potential of the area relative to the abutting lands. Furthermore, the assemblage of fronting
portions of the subject offers improved access factors.

Base Value Conclusionfsl

•MalliatiorT ••̂ •••TiotairAliea îî EstirrTate'cikValu l̂ •flicTtallEs'tirnStejaMXiljulM
QM} IB̂ I©1MD[̂ Mi3 [237&S© HSfeO© Wte ©3fee&

5 2.16 $5,000 $10,800

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis.

Valuation Unit 5 Title Defects
(Known 8, Remaining to be Addressed)

KBSrlSSi
©33332

232

•̂ ••Pim î̂ ii
Apparent lake area in subject r/w
was already accounted for earlier
in the analysis

EsBmâ S3fe'iSiê iSi5BSBfelSSSS5̂ BE5B îME5i
csaaib tLGEHSi (Ksird) QESKD M]

N/A N/A N/A N/A

Total Value Adjustment for Title Defects

JB5KBJ
EfcCffi]

SO

$0

CORP Land Appraisal (Dancbo - Cordcs)
By J.J. DeVoc & Associates, IDC.
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Adjusted Base Value Conclusion

Valuation Unit 5
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$10,800
$0

$10,800

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates

PRESENT VALUE CALCULATION

VU 5 (UNIQUE FOREST)

$10,800
08% of Value
04% of Value

100% of Sales
150% of Sales

1 Year
100%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial Profit
Disposition (Sell-Off) Period
Discount Rate

Starting ABV for Projected Period Disp $10,800
Gross Period Disposition (Sales) $10,800
Ending ABV for Projected Penod Disp $0
Disposition & Holding Costs

Selling Costs -$1,080
Escrow Fees -$173
Legal Fees -$216
Entrepreneurial Profit -$1,620
Taxes -386
Insurance -S43
Total Disposition & Holding Costs -$3,218

Net Disposition (Sales) Proceeds $7,582
PV of Net Disposition (Sales) Proceeds $6,892

Estimated Present Value $6,892

Final Value Conclusion of Valuation Unit - $6,892

CORP Land Appraisal (Dancbo - Cordcs)
By J.J. DcVoe & Associates, Inc.
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(Farm Land)

General Overview

This Valuation Unit applies to several sections of the line that abut farm properties
that have a reasonable likelihood of interest in acquiring abutting portions of the subject It
is noted that in several places along the line there is land zoned for agriculture but not
included here due to the nature of the abutting area; for example, where forested area
abuts the subject, the values associated with the subject can be expected to be forest
oriented and therefore such areas are not included in this Valuation Unit. All of the
appraisal sections comprising this Valuation Unit are located in Lane County

Topography

The topography of areas abutting this Valuation Unit is generally level Topographic
details can also be discerned by referring to the U S G.S topographic maps provided in the
separately bound Report Addenda

Access
It is understood that all of the abutting lands have existing access and no likely

situations were uncovered where the subject would offer a significant benefit to abutting
properties in terms of accessibility.

Zoning

The properties abutting the subject are zoned as follows1

Lane County. Exclusive Farm Use (E-401 - Generally this has the purpose of
preserving open land for agricultural uses. The minimum lot size of new parcels is 40 acres.
New dwellings are allowed only when certain conditions are met. A copy of the zoning
ordinance is available online at:
http.//www.lanecountv.ora/LaneCode/documents/CodeChapter16 Sec212 June 04.pdf

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are farm-
oriented parcels. Details are provided in the following Valuation Unit summary chart and/or
the prior Line Assessment table.

CORP Land Appraisal (Danebo - Cordes) Page 127
By J.J. DeVoe & Associates, Inc.



VALUATION UNIT 6
(Farm Land)

Appraisal Sections in Valuation Unit 6

l&TAssraiatgaiRemarksl

7

9

13

15

37

39

Has potenial for independent use.
subject to encumbrances Left side

653 15-.57 abuts unimproved Goble Rd. (public
r/w) Right side abuts 25 Ac. parcel of

excess ODOT hwy. r/w

Both sides of subject are abut E-40
zoned 'and/ 'ar8e'V unused and653 58-. 79 . . . — ___ . , « .

wooded (excess ODOT hwy r/w & 3
(Approximate) . • fc j - - » .••_Ac prop on left, and 4.5 Ac. owned by

UPRR on right)

Has potenial for independent use,
subject to encumbrances Leftside

65466-98 abuts imprvd K.R. Nielson Rd (public
r/w) Right side abuts Hwy 26 r/w

(no access likely from hwy }

4.43 ac E-40 area between road and
654 99-655.24 hwy. could be used for pasture and/or

storage (Hwy r/w on right)

Left abuts cropland on 62 & 82 Ac
661 71-663.20

properties (Hwy r/w on right)

,.« ^, ff. «- Both sides of subject primarily abut
663 33-664 02 _^ .- .- .

cropland portions of 8-48 Ac props

150 x 2,180
Low - +2 67 Ac.

Medium excess on
south side

150 Assumed
Low - (variable &

Medium unclear)

x 1,000

100 x 1,675

Low-Med. , _

side

Misc.
Low (max 150+ ft }

x 1,315

175 x 5,280
L°W & 100 x 2,614

100 & 150
Medium

x 3,625

Total Area of Valuation Unit

1052

344

893

4.43

2721

965

6418

Desirability to Abutters Summarized

The lands abutting this Valuation Unit are considered likely to have some limited
desirable for assemblage of the abutting subject areas They can benefit from the subject
by gaining some control of the abutting area, which can be used for equipment turn-around
and storage. Use of the area will be limited by the remaining track ballast and the SPTC
easements

As reflected in the chart blow, relative to the subject line, the soil quality of the
abutting lands improves as the line moves west.

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoc & Associates, Inc.
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Line Soil Types - Agricultural Land

IgGGtfteiD kaatfnfiGCi QfiGGGeD Soffit/to
7

9

13

15

37

39

Total Area

653.15-.57
653.58-.79
(Approx.J

654.66- 98
654.99-
655.24
661.71-
66320
663.33-
664.02

of Valuation

10.52

3.44

893

4.43

2721

965

6418

IVw

IVw

Ille / lllw / IVw

lllw /IVw

lle/ltw/lllw

Me /llw/ Ille /lllw

The soil type reported reflects the land capability classification reported by the
United States Department of Agriculture The land capability classification shows, in a
general way, the suitability of soils for most kinds of field crops. There are seven capability
classes (I - VII) Class I soils are the highest value soils and have few limitations that
restrict their use. Relative to the subject, Class II soils have moderate limitations that
reduce the choice of plants or that require moderate conservation practices. Class III soils
have severe limitations that reduce the choice of plants or that require special conservation
practices, or both. Class IV soils have severe limitations that reduce the choice of plants or
that require very careful management, or both. The production capacity of Class V through
Class VII soils continues to decrease. In addition, there are capability subclasses that
further define the capability of the soil. Relative to the subject, subclass "e" shows that the
main limitation is risk of erosion unless close-growing plant cover is maintained Subclass
"w" shows that water in or on the soil interfere with plant growth or cultivation

In summary, the line travels through Class IV soils and gradually increases in quality
before ending in Class ll/lll soils. In general, the abutting soil types are not prime (Class I)
soils.

CORP Land Appraisal (Danebo - Cordes)
By J.J. DcVoe & Associates, Inc.

Page 129



VALUATION UNIT 6
(Farm Land)

Base Value Analysis

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit1

FARM/AGRICULTURAL PROPERTIES
SUMMARY OF COMPARABLE MARKET DATA

Sale A- 1
91875 Green Hill Road. Junction City.
La*16 County. Oregon

$60.000

M008

40 06-Ac
Vacant farmland Hat site with direct access
to Green Hill Road, class 2W/3W soils
I ransferred via assignment of contract

Sale equates to S60.000 or 5 1 .498 per acre

Territorial 1 hghwa> . Junction Cit> ,
Sale A-2 Lane Couni>, Oregon

16-05-32-00-01100

$65.000

12/2007

40 57-Ac

T-40

Vacant farmland Flat site with direct access
to Territorial Highway, class 3W/3E soils
Property was overrun with black barriers and
now leased out for grass

Sale euates Ki S65.000 or Sl.h02 er JLFL

Hnson-Sears Road, Collage Grove,
Sale A-1 1 *w Count> . Oregon

20-03-25-00-00103

$90 000

12/2°°7

40 85-Ae

Vacant pasture with direct access to Boson-
Sears Road Tract is irregular shaped with
rolling to sloped topography, class 4L/6W/7S
soils Property sold on contract for $250.000
on market contract 9/2006 Ru>cr defaulted
when he realized proper!} was not
developable Purchased 1 2/2007 on market
contract for 590,000. as-is

Sale euates to MO.OOO or S2.203 er acre

C or} Road. Junetum Cn>. 1 anc O.uni>
Sale A-4 Oregon

15-05-M-00.00701 7/2°°6

Vacant farmland 1 he trail is irregular
shaped, level and comprised pnmanl) ol
class 3W soils wiih some 211 and 4W soils

Sale equates to S3 10.000. or S2.997 ner iicre

Coburg Road, hugene, l-ane Count),
Sale A-5 Oregon

,6^4-24-00.0040,

5230,000 62 28-Ac

Vacant agncultural land Propert) is
rectangular in shape, level and has iwu
irrigation wells Pnmanl} class 2W soils
with some class 4W and 7W soils Access to
Coburg Road is \ ia casement An investor
purchased propcrt). value of irrigation wells
was reported as "not significant "

Sale equates to 5230.000 or 53.693 per aero

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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Below is a sale location map, followed by pages with data sheets detailing the
pertinent property and sale data for each of the comparables. For each comparable there
is also a page with parcel and topographic maps.

Sale Location Map

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DeVoe & Associates, IDC.
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COMPARABLE LAND DATA - SALE No. A-1

Address/Location: 91875 Green Hill Road, Junction City, Lane County, Oregon

Mao/Parcel: 16-04-29-0-001100
Parcel No: 53809

Harris
Haag

3/25/2008
2008-016814
$60.000
Cash to Seller

40.06-Ac

Sale Date:
Document:

Size:

Unit Price: $1,498/Ac

Verified: County Assessor
Warranty Deed

Zoning: E40, Exclusive Farm Use
Utilities: None Available

Other Site Description: This transaction involved the sale of 40.06-acres of farmland
along Green Hill Road in Junction City. The parcel is irregular, yet competitive, in shape,
level and features Class 2W and 3W soils. Power is available to the site, however, there is
no well or septic A small portion of the site is encumbered with a water control easement.

Remarks and Motives: The property was purchased via assignment of contract in March
2008 for $60,000. Transaction details were not disclosed. The sale price equates to
$1,498 per acre.

CORP Land Appraisal (Danebo - Cordes)
By J.J. DcVoe & Associates, Inc.
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COMPARABLE LAND DATA - SALE No. A-2

Address/Location: Territorial Highway, Junction City. Lane County, Oregon

Map/Parcel: 16-05-32-0001100
Parcel No: 1295722

Seller:
Buyer:

Sale Date:
Document:
Price:
Terms:

Size:

Rutherford
Thielman

12/26/2007
2007-084257
$65,000
Cash to Seller

40.57-Acres

Unit Price: $1.602/Ac.

Verified: Jared Thielman
Buyer
541 998.2655

Zoning: E40; Exclusive Farm Use
Utilities: Co-Op Well Rights

Other Site Description: This transaction involved the sale of 40 57 acres of farmland
along the Territorial Highway in Junction City The parcel is irregular, in shape, level and
features Class 3W and 3E soils. Power is available to the site and water is available via a
co-op well with the adjoining residence, however, there is no on-site well or septic. The
buyer indicated that the field was overrun with black barriers and that it was "not much of a
field" and has leased it out for grass.

Remarks and Motives: The property was purchased in December 2007 for $65,000. The
buyer purchased the property from a relative, however reports that the price was based
upon fair market value. The sale price equates to $1,602 per acre.

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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Territorial Highway, Junction City, Lane County, Oregon

CORP Land Appraisal (Danebo - Conies)
By J.J. DeVoe & Associates, IDC.
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COMPARABLE LAND DATA - SALE No. A-3

Address/Location: Bryson-Sears Road, Cottage Grove, Lane County, Oregon

Map/Parcel: 20-03-25-0000103
Parcel No: 1735404

Seller: First Amer.
Exchange
DND

Sale Date:
Document:

12/2007
N/Ap
$90,000
Owner-Contract

Size: 40 85-Acres

Unit Price: $2,203/Ac.

Verified: Shirley Sparks
Listing Broker
541 968 2805

Zoning: E40, Exclusive Farm Use
Utilities: None Available

Other Site Description: This transaction involved the sale of 40.85-acres of pasture land
along Bryson-Sears Road in Cottage Grove. The parcel is irregular, in shape, level and
features Class 4E, 6W and 7S soils. Power is available to the site, however, there is no on-
site well or septic The small amount of timber on the property was not marketable and
ascribed no value.

Remarks and Motives: The property was initially purchased via a market contract in
September 2007 for $250,000. The buyer intended to build a residence but defaulted after
a couple of payments when he realized the lot was not buildable. The property was again
sold on market contract in December 2007. This transaction was "as-is" with the
knowledge that the property was not buildable The sale price equates to $2,203 per acre.

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.

Page 136



VALUATION UNIT 6
(Farm Land)

Bryson-Sears Road, Cottage Grove, Lane County, Oregon

1 *fc

\.

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DcVoc & Associates, Inc.
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COMPARABLE LAND DATA - SALE No. A-4

Address/Location: Cory Road, Junction City, Lane County, Oregon

Map/Parcel: 15-056-28-0000701
Parcel No: 20444

Seller:
Buyer:

Sale Date:
Document:
Price:
Terms:

Size:

Moffett
Hayworth Family LLC

7/10/2006
2006-047879
$310,000
Cash to Seller

103.425-Acres

Unit Price: $2.997/Ac.

Verified: County Assessor
Warranty Deed

Zoning: E40; Exclusive Farm Use
Utilities: None

Other Site Description: This transaction involved the sale of 103 42 acres of farmland
along Cory Road in Junction City. The parcel is irregular, yet competitive, in shape, level
and features primarily Class 3W soils. Power is available to the site however there is no
on-site well or septic.

Remarks and Motives: The property was purchased in July 2006 for $310,000. Terms of
the transaction were not disclosed. The sale price equates to $2,997 per acre

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DcVoc & Associates, Inc.
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069-01

Cory Road, Junction City, Lane County, Oregon

CORP Land Appraisal (Dancbo - Cordes)
By J..I. DcVoc & Associates, Inc.
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COMPARABLE LAND DATA - SALE No. A-5

Sale Date:
Document:

Size:

Unit Price: $3,693/Ac.

Address/Location: Coburo Road, Eugene, Lane County, Oregon

Map/Parcel: 16-04-24-0000401
Parcel No: 1366473

Siefert
Knudsen

7/3/2006
Unknown
$230,000
Cash to Seller

62.28-Acres

Verified: Kimberly Kellison
Listing Broker
541 302.4836

Zoning: EFU-30, Exclusive farm Use
Utilities: (2) Irrigation Wells

Other Site Description: This transaction involved the sale of 62.28 acres of riverfront
agricultural land along Coburg Road in Eugene The parcel is irregular, yet competitive, in
shape, level and features primarily Class 2W soils. Power is available to the site and water
is available via two irrigation wells, however, there is no on-site septic

Remarks and Motives: The property was purchased in July 2006 for $230,000 The
buyer was reported to be an out of town farmer who purchased the property for investment.
The sale price equates to $3,693 per acre.

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.

Page 140



VALUATION UNIT 6
(Farm Land)

Coburg Road, Eugene, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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The comparables are similar to the subject in terms of soil classes, which in general
are predominantly a mixture of Class II and III soils; neither the subject nor the
comparables are comprised of prime (Class I) soils. As such, the sales compare
reasonably to the subject in terms of capability and use.

The subject represents significantly encumbered land with limited utility to the
abutting ownerships. On average, ATF values can be anticipated to be considered in the
range of $1,500 to $3,000 per acre The range can be narrowed to $1,500 to $2,200 per
acre when size and market conditions are considered, noting the recent downward trend in
values and the apparent preference for large tracts. In the final analysis, an average value
of $1,800 per acre is deemed reasonable given the aforementioned market trends and the
apparent size of the relevant abutting tracts. However, a significantly lower value rate of
$450 per acre, being discounted for the limited utility, is judged to be the most likely price
obtainable upon the project piecemeal disposition of the subject. The discount relative to
the ATF value reflects the SPTC easements encumbering the area and the fact that the
remaining area usable for farm use would be essentially noncontiguous since the subject is
bisecting track ballast (with possible contamination); said another way, the likely
purchasers of the subject are on one side of the subject and therefore the track ballast area
and the far side are likely to have very little utility for farm use (absent significant cost and
effort).

Base Value Conclusions!

64.18 $450 $28,881

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 6 Title Defects
(Known & Remaining to be Addressed)

fkmtfft G£eo0
N/A No Relevant Title Defects Known

Total Value Adjustment for Title Defects

$0

$0

CORP Land Appraisal (Dancbo - Cordcs)
By J.J. DeVoe & Associates, Inc.
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Adjusted Base Value Conclusion

Valuation Unit 6
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$28,881
£2

$28,881

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION
VU 6 (AGRICULTURAL LANDS)

$28,881
01% of Value
04% of Value

150% of Sales
150% of Sales

3 Years
100%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial Profit
Disposition (Sell-Off) Period
Discount Rate

Starting ABV for Projected Period Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees

Entrepreneurial Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

Estimated Net Present Value $15,603

$28,881
$9,627
$19,254

-51,444
-5154
-$578

-$1,444
-$29
-$116

-$3,764
$5,863
$5,330

$19,254
$9,627
$9,627

-$1,444
-$154

$0
-$1,444

-$19
-577

-$3,138
$6,489

$5,362

$9,627
$9,627

SO

-$1,444
-$154

$0
-$1,444

-$10
-$39

-$3,090
$6,537

$4,911

Final Value Conclusion of Valuation Unit -

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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General Overview

This Valuation Unit is comprised of sections of the subject that abut rural residential-
oriented properties in Lane County.

Topography

The topography of areas abutting this Valuation Unit vary, details are listed on the
earlier Line Assessment table and the following Valuation Unit summary table.
Topographic details can also be discerned by referring to the U.S.G.S topographic maps
provided in the separately bound Report Addenda

Access

The abutting lands have existing access and no likely situations were uncovered
where the subject would offer a significant benefit to abutting properties in terms of
accessibility.

Zoning

The properties abutting the subject are predominantly zoned by Lane County as
Rural Residential 2 & 5 (RR-2, RR-5). The Rural Residential District is intended to provide
opportunities for persons who desire to live in a rural neighborhood setting. This district
may be applied to rural communities, rural service centers, minor or major development
centers and other rural neighborhoods in the more isolated portions of Lane County.
Permitted uses include single-family residences, duplexes, guesthouses and general farm
uses. Development standards include minimum lot sizes of two and five acres for RR2 and
RR5, respectively, setbacks of twenty feet, fifteen feet and twenty feet for front, side and
rear setbacks, respectively, 35-foot height limit and one parking space. A copy of the
zoning ordinance is available online at:
htto://www lanecountv.orQ/LaneCode/documents/CodeChapterxl Odoc9Sec115130Jun23
04pdf.

Abutting Property Uses

The properties abutting the subject portions in this Valuation Unit are summarized on
the following table; for additional details refer to the prior Line Assessment table.

CORP Land Appraisal (Danebo - Cordcs) Page 144
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Appraisal Sections in Valuation Unit 7

(̂ ••̂ •̂ •̂ ^̂ ^̂ •̂ •̂ •H^H
22

38

49

51

64

66

82

85

86

87

92

94

97

99

101

103

105

658 34-659 08

663 20- 33

665 88-666 63

666 63-667 40

674 67-675 10
Walton

675 55-676 16
Walton

695 05- 49

696 71-84
Swisshome

696 84-697 23
Swisshome

697 23- 78
Swisshome

698 85-699 75
Tide

70162-82
Bnckerville
702 14- 25
Bnckerville
702 80- 86

703 60- 72
Mapleton

703 77- 90
Mapleton

704 20- 36
Mapleton

Left side with RR-5 zoned props (Hwy r/w on it
side)

Rt Side has 4 smallish rural res. sites vs E-40on
left

Left side with RR-5 zoned props Right side with 6
to 10 acres xoned Fl & F2 (29 Ac & Roseberg Res

tree farm also on right)
Left side has 5 smallish rural res sites (PennRd &

large tree farm on it )
Left side F2 zone w/ 2 biscected & Rt side w/ rural

res props

Rt Side w/ 8 rural res sites (1 with Imtd potential
to support 2 home sites), Fl & F2 on left

Multiple rural residences on both sides, limited
direct river frontage opportunity for some is

marginalized by topography and road

RR-2 sites on both sides, one could benefit by
gaming potential for split into two homesites, but

the feasibility is limited and questionable

RR-2 sites on both sides, some could benefit by
being gaming potential for an additional homesite,

but the feasibility is limited and questionable

RR-2 sites bisected by the subject

Abutting residences & church would gam little
needed yard area from subject Former mill is

largely vacant and unused (Shop bldg leased for
equip repair, owner uses open storage bldg )

14 1 ac rural res prop on rt (hwy on left)

Portion of 3 Sac. rural res prop onrt (hwy on
left)

14ac rural res prop onrt (hwy on left)

RR-1 site that might gam benefit by being able to
split into two homesites, feasibility for additional

homesite is limited and questionable (hwy on left)

Rt Side has 3 smallish rural res Sites (Hwy on left)

3 rural res sites on rt (Hwy on left)

Low-Med

Medium - High

Low-Med

Low-Med

Low-Med

Low-Med

Low-Med

Low-Med

Low-Med

Medium-High

Low

Low-Med

Low-Med

Low-Med

Low-Med

Low-Med

Low-Med

125x3,907

100x670

100 & 200
x 3,960

200, 655, &
100x3,252

100 x ±2,220

Misc x 4,495

100x2,325

100x701

200 x 2,070

Misc x 2,929

Misc x 4,750

100 x 1,042

100x600

100x300

100x634

100 x 710

100x865

1121

154

1331

1047

499

1426

534

161

950

806

1132

239

138

069

145

163

199

CORP Land Appraisal (Dancbo - Cordcs)
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VALUATION UNIT 7
(Rural Residential in Lane County)

Appraisal Sections in Valuation Unit 7

BSectionl

107

109

112

114

125

127

132

133

(MDRS2

704 74-705 04
Mapleton

70544-55

705 91-706 08

70609-21

71039-54

71088-98

714 26- 44

71444-59

f?ft^riff^lTft^i^^

Pi /itaTrtfcretf iTtTiTrrfc

6 rural res sites on rt (Hwy on left)

3 Ac Residence & 3 Ac cemetery on rt (hwy on
left)

Rt side with small imprvd homesites (Hwy r/w on
left)

3 rural res. sites on rt (Hwy. on left)

4 rural res sites (some small) on rt (Hwy on left)

23±Ac rural residential sites (hwy on left)
Right side abuts 11 3 Ac site that is bisected by

road and elec line esmt , home is situated north of
road (Hwy 126 r/w on left side)

2 vacant 3 Ac sites, one of which is bisected by
BernhardtHts Rd (Hwy 126 r/w on left side)

GteMtTt

Low-Med

Low-Med

Medium - High

Low-Med

Low-Med

Low

Low

Low-Med

CSraWffi)
acesga&k

(&33S\

Misc x 1,690

200x585

150 (assumed)
x±925

165 (assumed)
x±620

100 x ±850

100 x 557

150 x ±965

150 x 785±

Total Area of Valuation Unit

%%RP.
acs

(fcGT )̂

659

269

319

235

195

128

332

270

12521

Desirability to Abutters Summarized

The lands abutting the portions of subject allocated to this Valuation Unit are rural
residential sites that predominantly have desirability categorized as low or low to medium.
There are a few instances where medium to high desirability is judged to exist, where the
subject bisects sites or abuts small sites. My analysis has considered the potential for
assemblage of the subject to increase an abutter*s development potential in terms of an
additional homesite, there were a few places where technically the rights for an additional
homesite might be obtained but such is deemed to be too remote and speculative to
warrant a value premium (due to the subject encumbrances, weak market conditions, etc.).

Base Value Analysis

Earlier during the "Base Value Analysis Overview" discussion it was explained how
excess area of residential properties generally contribute at a low rate relative to an overall
homesite value, because the home site element represents the bulk of value while the
remainder is more analogous to agricultural or open space values. This is sometimes
referred to as the base homesite theory and it is important to the analysis because it helps
recognize or illustrate that the contributory market value of the subject to the abutting

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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VALUATION UNIT 7
(Rural Residential in Lane County)

properties is not directly analogous to rural residential sites. Said another way, ATF values
associated with rural residential sites are not reflective of the subject value. Instead, lesser
rates, reflective of the contributory utility offered by the subject, are appropriate.

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit:

LANE COUNTY RURAL RESIDENTIAL LOTS
SUMMARY OF COMPARABLE MARKET DATA

Sale
RR1

89299 Highway 36. Swisshome.
Lane County, Oregon

17-10-25-21 01300

$65,000 0 23-Ac

6/2007 RR2

Previously developed residential lot
Well and septic in poor condition No
improvements of value

Sale equates to £65.000 per lot or
5282.609/Ac

Sale
RR2

88905 Alder Street. Swisshome.
Lane County, Oregon

17-09-29-0000600

$100.000

9/2007 RR2

Previously developed residential lot
Well and septic in poor condition No
improvements of value

Sale equates to $100 OOP per lot or
S14.184/Ac

Sale
RR3

14625 Highway 36, Deadwood,
Lane County. Oregon

17-09-15-0001603

$62.500

6/2006

075%Ac

RR2

Previously developed residential lot Old
septic and well No improvements of
value

Sale equates to $62.500 per lot or
$83.333/Ac

Sale
RR4

92106 Nelson Mountain Road.
Deadwood Lane County, Oregon

17-08-16-0000300

$135.000

9/2006

811-Ac

RR5

i Previously developed residential lot Old
septic and well No improvements of
value

j Sale equates to S135.OOP per lot or
I 316.646/Ac

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoc & Associates, Inc.
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VALUATION UNIT 7
(Rural Residential in Lane County)

Below is a sale location map, and this is followed by pages with data sheets detailing
the pertinent property and sale data for each of the comparables For each comparable
there is also a page with a parcel map and an aerial photo.

Sale Location Map

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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VALUATION UNIT 7
(Rural Residential in Lane County)

COMPARABLE RURAL RESIDENTIAL LAND DATA
SALE No. RR1

Address/Location: 89299 Highway 36, Swisshome, Lane County, Oregon

Map/Parcel: 17-10-25-21 01300
Parcel No: 533024

Seller:
Buyer:

Daily
Reeder

Sale Date: 6/27/2007
Document: 2007-043363
Price: $65,000
Terms: Owner Contract

Size: 0.23-Ac.

Unit Price: $282,609/Ac

Verified: Bill Hinman/RMLS
Listing Office
541 997.1200

Zoning: RR2, Rural Residential
Utilities: Power, water & septic from previous improvements

Other Site Description: This transaction represents the sale of a 0.23-acre rural
residential property in Swisshome The previously developed property is located along
Highway 38 and is improved with an old well and septic system. The existing structural
improvements were of no value

Remarks and Motives: The transaction reportedly involved an owner contract; terms were
not disclosed. The property sold immediately upon listing and the sales price was reported
as fair. The purchase price of $100,000 equates to $282,609/Ac.

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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89299 Highway 36, Swisshome, Lane County, Oregon

CORP Land Appraisal (Dancbo - Cordes)
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VALUATION UNIT 7
(Rural Residential in Lane County)

COMPARABLE RURAL RESIDENTIAL LAND DATA
SALE No. RR2

Address/Location: 88905 Alder Street, Swisshome, Lane County, Oregon

Map/Parcel: 17-09-29-00
00600
Parcel No: 529634

Seller:
Buver:

Sale Date:
Document:
Price:
Terms:

Size:

Kaus
Washburn

9/24/2007
2007-066252

$100,000
Market Contract

7.05-Acres

Unit Price: $14,184/Ac

Verified: Dennis Green
Listing Broker
541 485 1400

Zoning: RR2, Rural Residential
Utilities: Power, water & septic from previous improvements

Other Site Description: This transaction represents the sale of a 7.05-acre rural
residential property in Swisshome. The previously developed property is located near
Highway 38 and is improved with an old well and septic system that need to be replaced.
The existing structural improvements were of no value.

Remarks and Motives: This transaction was reported market in all respects and sold after
being on the market for 668 days The property was purchased for $100,000, or
$14,184/Ac. on market contract.

CORP Land Appraisal (Danebo - Cordes)
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88905 Alder Street, Swisshome, Lane County, Oregon

CORP Land Appraisal (l)anebo - Cordcs)
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COMPARABLE RURAL RESIDENTIAL LAND DATA
SALE No. RR3

Address/Location: 14625 Highway 36, Deadwood, Lane County, Oregon

Map/Parcel: 17-09-15-00
01803
Parcel No: 528933

Seller:
Buver:

Sale Date:
Document:
Price:
Terms:

Size:

Olson
Wmslow

6/23/2006
2006-043968

$62,500
Cash to Seller

0 75-Acres

Unit Price: $83,333Ac.

Verified: Patricia Adams
Listing Broker
541 687.1415

Zoning: RR2; Rural Residential
Utilities: Power, water & septic from previous improvements

Other Site Description: This transaction represents the sale of a 0.75-acre rural lakefront
residential property in Deadwood. The previously developed property is located along
Highway 36 and is improved with an old well and septic system that need to be replaced.
The previous improvements were removed prior to sale.

Remarks and Motives: This transaction was reported market in all respects and sold after
being on the market for 668 days. The purchase price of $62,500 equates to $83,333/Ac.

CORP Land Appraisal (Danebo - Cordes)
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032-17
14625 Highway 36, Deadwood, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
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COMPARABLE RURAL RESIDENTIAL LAND DATA
SALE No. RR4

Address/Location: 92106 Nelson Mountain Road, Deadwood, Lane County, Oregon

Map/Parcel: 17-08-16-0000300
Parcel No: 526846

Seller:
Buver:

Sale Date:
Document:

Terms:

Size:

Verified:

Lesan
Warner

9/25/2006
2006-069621
$135,000
Cash to Seller

8.11-Acres

Unit Price: $16,646/Ac

Dennis Johnson
Listing Broker
541 997.1200

Zoning: RR2; Rural Residential
Utilities: Power, water & septic from previous improvements

Other Site Description: This transaction represents the sale of an 8.11 -acre rural lakefront
residential property in Deadwood. The previously developed property is located along
Nelson Mountain Road and is improved with an old well and septic system that need to be
replaced. The previous improvements were removed prior to sale.

Remarks and Motives: This transaction was reported market in all respects and sold after
being on the market for 32 days. The purchase price of $135,000 equates to $16,646/Ac.

CORP Land Appraisal (Danebo - Cordcs)
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92106 Nelson Mountain Road, Deadwood, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
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The market data provides good support for the values that the rural residential
market places on area in excess of the base homesite area. In comparison of Sales RR-1
and RR-2, there is a $35,000 price difference associated with 6.82 acres and this reflects a
value of $5,132 per acre. Sales RR-3 and RR-4 likewise provide a good matched-pair
comparison and they reflect a $72,500 price difference associated with 7.36 acres, which
indicates a value of $9,851 per acre of excess area. The first matched pair probably would
reflect a higher indicated price per acre if the RR-2 had better access and topography
relative to RR-1.

In summary, the market data supports a general conclusion of $7,500 per acre of
rural residential property, excess area, when unencumbered A rate of one-half of this is
judged to be most appropriate to the analysis considering that the subject is so heavily
encumbered by the SPTC easements/reservations.

Base Value Conclusions)

125.21 $3,750 $469,534

CORP Land Appraisal (Danebo - Cordes)
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Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 7 Title Defects
(Known & Remaining to be Addressed)

49 (Portion)

82

85

92

Area created as an Act of
Congress, refer to "Assignment „
Conditions and Extraordinary 20° 2 734 1Z 55 *3'750

Assumptions" discussion

A portion of the subject may have been sold to county for Stagecoach Rd r/w, this is
uncertain and apparently minimal, and therefore 1 have assumed no adjustment
necessary

A portion of the subject may be crossed by a public road r/w, this is uncertain and
apparently minimal, and therefore 1 have assumed no adjustment necessary

Portion of subject sold to ODOT for
Hwy 36 r/w, dimensions estimated 40 600 0 55 $3,750
and assumed

Total Value Adjustment for Title Defects

S47.070

SO

SO

$2.066

$49,136

Adjusted Base Value Conclusion

Valuation Unit 7

Adjusted Base Value Conclusion

Base Value Estimate

Less: Adjustment for Remaining Title Defects

Equals: Adjusted Base Value Estimate

$469,534

(£49.1361

$420,398

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DcVoc & Associates, Inc.
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Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates

PRESENT VALUE CALCULATION
VU 7 (LANE CO. RURAL RESIDENTIAL)

$420,398
0.4% of Value
0.4% of Value

15.0% of Sales
150% of Sales

5 Years
10.0%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneunal
Disposition (Sell-Off) Period
Discount Rate

Starting ABV for Projected Period Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp.
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

Estimated Net Present Value $202,232

$420.398
$84,080
$336.318

-$12,612
-$1,345
-58,408
-$12,612
-$1,682
-$1,682
-$38,340
$45,739
$41,581

$336,318
$84,080
$252,239

-$12.612
-81.345

$0
-$12.612
-$1,345
-$1.345
-$29,260
$54,820
$45,306

$252,239
$84,080
$168,159

-$12,612
-$1,345

$0
-$12,612
-$1,009
-$1.009
-$28,587
$55,492
$41.692

$168,159
$84,080
$84.080

-$12.612
-$1,345

$0
-$12,612

-$673
-$673

-$27,914
$56,165
$38.362

$84.080
$84,080

$0

-$12,612
-$1.345

$0
-$12,612

-S336
-$336

-$27,242
$56,838
$35,292

Final Value Conclusion of Valuation Unit- $202,232

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 8
(CltyofVeneta)

General Overview

This Valuation Unit applies to the entire length of the subject extending through the
incorporated area of Veneta. This is appropriate due to the unusual and onerous
Greenway zoning overlay that applies to the subject and the fronting portions of abutting
property

Topography

The topography of areas abutting this Valuation Unit are generally level with the
exception of between Territorial Highway (1st St.) and 8th Street, which has a significant
grade difference on the south side of the rail line. For more details refer to the following
table regarding abutting property uses. Topographic details can also be discerned by
referring to the U S G.S topographic maps provided in the separately bound Report
Addenda.

Access

The abutting campsite parcels are accessible by boat only and therefore it is
apparent that trespass across the subject line is required. The subject line does not appear
to provide a feasible access alternative to the abutting lands but it can offer a clear access
situation

Zoning

The properties abutting the subject are zoned by the City of Veneta as Rural
Residential (RR), General Residential (GR), Community Commercial (CC), Highway
Commercial (HC), and Public Facility (PF) However, the details of these zones are really
insignificant due to the Greenway - Open Space Sub-zone (/GW) that applies to the entire
subject and the fronting portions of abutting properties

To best understand the ramifications of this zoning, multiple inquiries were made to
Brian Issa, Community Services Director at the City of Veneta (541-935-2191). From the
ordinance, one can glean that the purpose and application is intended to provide open
space with more intense uses prohibited. He stated that in the case of the rail line, the
greenway is intended to provide an open space corridor that can be used for
bike/pedestrian paths. As for parking, development of the greenway is generally not
allowed as defined in the ordinance. In some instances, development may be allowed
through a conditional use permit (CUP) as detailed in section 8 20(19) However, CUPs
are quite difficult to obtain and have a high likelihood to be appealed in most cases.

A copy of the City zoning map has been provided on the following page. The GW
development ordinance can be viewed online at*
httD://www.ci.veneta.or.us/Ddf/LandDeveloDmentOrd461 2-12-2007 odf.

CORP Land Appraisal (Danebo - Cordes) Page 160
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Lfhih 2

B a & o - =5
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City of Veneta Zoning Map
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VALUATION UNIT 8
(City of Veneta)

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are
summarized below Additional details are available on the prior Line Assessment table.

Appraisal Sections in Valuation Unit 8

mm
em

23

25

26

27

29

31

33

34

35

KnteftEB

659 08- 20

Veneta Limits

659 21- 45

659 45- 58

659 58- 70

6S9 75-660 25

660 26- 67
Veneta

660 68- 73

Veneta

660 73-661 0
(adjusted)

661 0- 29
End of Veneta

L^VRSB^H
No likely assemblage interest in subject due to GW
overlay zone Hwy abuts on right A 4 9 Ac site
with limited sub-division potential abuts on left
side (no significant benefit offered by subject)

No likely assemblage interest in subject due to GW
overlay zone Hwy abuts on right Each of 3 sites
abutting on left have limited sub-division potential

that is not improved by subject

No likely assemblage interest in subject due to GW
overlay zone Hwy abuts on right Left side with

small imprvd homesites.

No likely assemblage interest in subject due to GW
overlay zone Hwv abuts on right The 19 5 Ac site

abutting on left side has limited sub-division
potential that is not improved by subject

No likely assemblage interest in subject due to GW
overlay zone Hwy and road abut on right Left

side abuts Gen Res zoned props with no
significant gain offered by subject]

Niethcr side is very likely candidate, as nearly all of
area has Greenway zoning overlay Left has steep
slope up to unimproved Waldo Ave r/w and low

demand for new development Rt side abuts
newer cmmrcl subdiv w/ virtually no demand

Niether side is very likely candidate Left has steep
slope up to city office property Rt side abuts

ummprvd cmmrd Land w/ GW overlay Very low
demand & high supply of comm dev land in area

No likely assemblage interest in subject due to GW
overlay zone Left abuts 4 Gen Res props, the west
2 have +/-1-2 Ac w/ homes & 6-10 Ac are vacant

w/somecrk along/near subject Rt side abuts
ummprvd cmmrcl Land w/ GW overlay (very low

demand & high supply of comm dev land in area)

No likely assemblage interest in subject due to GW
overlay zone Hwy & city r/w abut on right Left

side has Veneta sewer plant (w/ no apparent need
to expand)

QS2/W21E) flt-CffiQ.
aHnfl& GQSi££)G3i £ttS)
ftT f̂lTA (Hfcrtl (fr̂ ril

Very Low 125 x 620 1 78

Very Low 100x1,279 294

Very Low 100 x 669 1 54

Very Low 100x610 140

Very Low 100 x 2,640 6 06

Very Low 300x2,190 1508

Very Low 300x243 167

., , 300x80 &
Very Low „„ „. 6 15

200 x 1,220

Very Low 175 x 1,545 6 21

Total Area of Valuation Unit 42 83

CORP Land Appraisal (Danebo - Cordes)
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Desirability to Abutters Summarized

The lands abutting this Valuation Unit are considered extremely unlikely to find the
subject desirable for assemblage because the subject offers virtually no economic utility,
between its zoning and encumbrance limitations. My analysis has considered the potential
benefit to abutters for density transfer, which would only apply to residential areas but such
would not be of value to abutters because of lot size requirements and market norms of
subdivisions.

Base Value Analysis

Similar to Valuation Unit 3, there is no likelihood that the abutters in the City of
Veneta would have any interest in the subject due to its encumbrances and onerous zoning
restrictions Therefore I have concluded the portion of subject extending through Veneta
has no contributory market value relative to the piecemeal disposition of the subject.

Base Value Conclusiontel

8 42.83 $0 $0

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 8 Title Defects
(Known & Remaining to be Addressed)

34
Subject is crossed by electrical
transmission line esmt

200 Unknown Unknown $0

Total Value Adjustment for Title Defects

$0

SO

CORP Land Appraisal (Danebo - Cordes)
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Adjusted Base Value Conclusion

Valuation Unit 8
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$0
£0
$0

Net Present Valuation Calculation

In this instance, a net present value calculation is not warranted because there is
insufficient demand and related value to warrant attempts to market the areas associated
with this Valuation Unit.

Final Value Conclusion of Valuation Unit - $0

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 9
(Siltcoos Station Residential)

General Overview

This Valuation Unit applies to rural residential properties in the Siltcoos Station/Ada
area. They have been separated from the other rural residential Valuation Units in case
special conditions were found to apply. Ultimately the methodology and conclusions
reached with respect to Valuation Unit 7 were found to be applicable here as well It is
noted that Valuation Unit 12 addresses properties in this area that could benefit from the
subject by improved water access.

Topography

The areas abutting this Valuation Unit slope up from the lake, generally with gentle
to moderate steepness in the vicinity of the lake and then steeply. Topographic details can
also be discerned by referring to the U.S.G.S topographic maps provided in the separately
bound Report Addenda.

Access

The abutting parcels are all accessible by public roads and the subject does not offer
any significant access improvement opportunities.

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are
summarized in the following table. Additional details were provided previously in the Line
Assessment table.

Appraisal Sections in Valuation Unit 9

•j«a*Yi inn̂ B âV k >a nri ma r lfB^B^B^B^B^B^B^B^BAUl««u» i atUM IU ama P|»BBBBBBBBBBBBBBBBBBU PAH 1 I*U B̂BBBBBW bam iaBBBBaWI orr rac IBI

162

165

166

5 Ac with home (still won't gam direct lake
724 33- 53 frontage with subject), sliver of A Ford property on

right
Continuation of 2 4 ac site addressed above (RC on

724 76- 80 left is unique dock access assoc with Lane Co.
Community College retreat)

Smallish rural res sites on both sides could benefit
from additional level area

Low-Medium

Low-Med

Low- Medium

100 x 1,128

100 x 210

100 x ±1,995 &
40 x 350

Total Area of Valuation Unit

259

048

4.90

797
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VALUATION UNIT 9
(Siltcoos Station Residential)

Zoning

The properties abutting the subject are zoned RR5 and F2 by Lane County
Reference is made to the analysis of previous Valuation Units that contain summaries of
the regulations pertaining to these land use districts.

Desirability to Abutters Summarized

The lands abutting the portions of subject allocated to this Valuation Unit are rural
residential sites that have desirability categorized as low to medium. There are no
instances where the subject offers potential for an additional homesite upon assemblage.

Base Value Analysis

The valuation theory and methodology applied to Valuation Unit 7 also applies to this
Valuation Unit. No sales in the area were found to provide a basis for matched-pair
analysis and this is judged to be of little consequence because although the location is
different the market characteristics are essentially the same.

In summary, the market data supports a general conclusion of $7,500 per acre for
the excess area of rural residential properties, when unencumbered. A rate of one-half of
this is judged to be most appropriate to the analysis considering that the subject is so
heavily encumbered by the SPTC easements/reservations.

Base Value Conclusion^

7.97 $3,750 $29,888

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 9 Title Defects
(Known & Remaining to be Addressed)

©SGffiSD

N/A No Relevant Title Defects Known

Total Value Adjustment for Title Defects

$0

50

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 9
(Siltcoos Station Residential)

Adjusted Base Value Conclusion

Valuation Unit 9

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$29,888
$0

$29,888

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION

VU 9 (RESIDENTIAL - SILTCOOS AREA)
ffi^TST^l^E^HSMBHBVB^BW
Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Penod
Discount Rate

•̂ •̂ •̂ •̂$29,888
04% of Value
04% of Value

100% of Sales
150% of Sales

3 Years
100%

••ri

IBen53nKean̂ ^B^B^B^B^B^B^B^B^B^B^B^B^BVlS^B^B^B^Eŝ B^B^BV3̂ BV

Starting ABV for Projected Penod Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Penod Disp.
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

$29,888 $19,925
$9,963 $9,963

$19.925 $9,963

-$996 -$996
-$159 -$159
-$598 $0

-$1,494 -$1,494
-S120 -$80
-S120 -$80

-$3,487 -$2,809
$6,476 $7,153
$5,887 $5,912

$9,963
$9,963

$0

-$996
-$159

$0
-$1,494

-$40
-$40

-$2,730
$7,233
$5,434

Estimated Net Present Value $17,233

Final Value Conclusion of Valuation Unit - $17,233

CORP Land Appraisal (Dancbo - Cordes)
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VALUATION UNIT 10
(Reedsport Rural Residential)

General Overview

This Valuation Unit applies to rural residential properties in the Reedsport area.
They have been separated from the other rural residential Valuation Units in case special
conditions were found to apply Ultimately, the methodology and conclusions reached with
respect to Valuation Unit 7 were found to be applicable here as well

Topography

There are miscellaneous types of topography abutting this Valuation Unit Please
refer to the prior Line Assessment tables and the U.S.G.S topographic maps provided in
the separately bound Report Addenda.

Access

The abutting parcels are all accessible by public roads and the subject does not offer
any significant access improvement opportunities.

Abutting Property Uses

The properties abutting the subject portions in this Valuation Unit are summarized in
the following table. Additional details were provided previously in the Line Assessment
tables.

Appraisal Sections in Valuation Unit 10

Î M înn^ îranHmaî ^^^^^^^^KVaccnrlatMllKBrnarlfc^^^^^^^^Prnhiltu^^^HfFtfPtl̂ ^ l̂arr̂ ciH

197

199

200

213

216

738 41- 66

738 67- 77

738 77-738 99

742 76- 99

743 25-.51

9 5 acre rural res on right (Smith Rd on left)

Small rural residences on both sides of subject

Small rural residences on right (10 5 ac site on left)

Left has 2 rural residences plus both sides abut a
>318 ac property zoned EN & FF

4 rural res props (2-4 Ac , 0 08 Ac , & 9 25 Ac ); Rt
abuts over 318 ac property addressed above

Low - Med

Med - High

Med - High

Low - Med

Low - Med

150 x 1,310

150 x 530

150x1,160

ISO x 1,311

150 & 190
x 1,390

Total Area of Valuation Unit

4 SI

183

399

451

502

1986

CORP Land Appraisal (Danebo - Cordes)
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VALUATION UNIT 10
(Reedsport Rural Residential)

Zoning

The properties abutting the subject are zoned 5R. FF and FG by Douglas County.
With respect to the latter two, reference is made to the analysis of previous Valuation Units
that contain summaries of regulations pertaining to these land use districts.

The Rural Residential-5 (5R) classification is intended to provide low density rural
home sites in an open space environment in order to encourage the continued existence of
rural family life. The 5R zone is also intended to provide a transition from more intense
residential development to the agriculture, timber and open space areas of the County.
The zone may be applied to areas committed to non-resource use or reserved for rural
residential expansion at this density, as specifically provided in the Douglas County
Comprehensive Plan. Permitted uses include single-family residences, accessory
dwellings, farm uses, forest uses and limited home occupation uses. Development
standards include five-acre minimum lot size, 40 percent coverage, 45 foot height
restriction; setbacks include 30 foot from public right-of-way and ten foot from private right-
of-ways and property lines; off-street parking is also required. A copy of the zoning
ordinance is available online at.
http://www.co.doualas.or us/plannina/Plan docs/LUDO/Ch3 8.pdf

Desirability to Abutters Summarized

The lands abutting the portions of subject in this Valuation Unit are rural residential
sites that have desirability categorized as low to medium or medium to high The medium
to high category has been applied to smaller properties that can be expected to benefit
most from the assemblage opportunity offered by the subject; this does not directly
translate into more value for the subject but means it has a greater likelihood of being more
easily sold There are no known or apparent instances where the subject offers potential
for an additional homesite upon assemblage of the subject

Base Value Analysis

The valuation theory and methodology applied to Valuation Unit 7 applies also to this
Valuation Unit. No sales in the area were found to provide a basis for matched-pair
analysis and this is judged to be of little consequence because although the location is
different the market characteristics are essentially the same.

In summary, the market data supports a general conclusion of $7,500 per acre for
the excess area of rural residential properties, when unencumbered. A rate of one-half of
this is judged to be most appropriate to the analysis considering that the subject is so
heavily encumbered by the SPTC easements/reservations.
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VALUATION UNIT 10
(Reedsport Rural Residential)

Base Value Conclusions)

IftValliatiSn^^mofairATCl̂ iV lEstimateakValOSl •fliotallEstirnateaiffialQeB
(MS [M^T^EefeSte rSIff&S© E£to1M6£SMi3

10 19.86 $3,750 $74,475

Tltie Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 10 Title Defects

(Known & Remaining to be Addressed)

197
Portion sold to county for Smith
River Rd , dimensions estimated
and assumed

50 1.310 150 S3.750

Total Value Adjustment for Title Defects

$5,639

$5,639

Adjusted Base Value Conclusion

Valuation Unit 10

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$74,475
($5.6391
$68,836

CORP Land Appraisal (Dancbo - Cordes)
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VALUATION UNIT 10
(Reedsport Rural Residential)

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates

PRESENT VALUE CALCULATION
VU 10 (REEDSPORT AREA RURAL RESIDENTIAL)

$68,836
05% of Value
04% of Value

15.0% of Sales
15.0% of Sales

5 Years
10.0%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period
Discount Rate

Starting ABV for Projected Period Disp.
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

$68,836
$13,767

Estimated Net Present Value $32,947

$55,069
$13,767

$41.302
$13,767

$27,534
$13,767

$13,767
$13,767

$55,069 $41,302 $27,534 $13,767 $0

-$2,065
-$220

-$1,377
-$2,065
-$344
-$275

-$2.065
-$220

$0
-$2.065
-$275
-$220

-$2,065
-$220

$0
-$2,065
-$207
-$165

-$2,065
-$220

$0
-$2,065
-$138
-$110

-$2,065
-$220

$0
-$2,065

-$69
-$55

-$6,347 -$4,846 -$4,722 -$4,598 -$4,474
$7,421 $8,921 $9,045 $9,169 $9,293
$6,746 $7,373 $6,796 $6,263 $5,770

Final Value Conclusion of Valuation Unit- $32,947

CORP Land Appraisal (Danebo - Cordcs)
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VALUATION UNIT 11
(Rural Residential in Coos County)

General Overview

This Valuation Unit applies to rural residential properties abutting the subject line in
Coos County They have been separated from the other rural residential Valuation Units in
case special conditions were found to apply. Ultimately, the methodology and conclusions
reached with respect to Valuation Units 7 and 10 were found to be applicable here as well.

Topography

There are miscellaneous types of topography abutting this Valuation Unit. Please
refer to the prior Line Assessment tables and the U.S.G.S topographic maps provided in
the separately bound Report Addenda.

Access

The abutting parcels are all accessible by public roads and the subject does not offer
any significant access improvement opportunities.

Zoning

The relevant properties abutting the subject are zoned by Coos County as RR-2 and
F. With respect to the latter, reference is made to the analysis of previous Valuation Units
that contain summaries of regulations pertaining to this land use district

The purpose of the "RR-2" (Rural Residential) district is to provide small acreage
home sites outside of Urban Growth Boundaries, where a moderate intensity of land
development is appropriate but where urban services and facilities may not be available or
necessary. The "RR2" district provides continued existence of rural family life and
transition of densities between urban development and exclusive agricultural and forestry
uses Development standards include two-acre minimum lot size, setbacks of 35 feet from
right-of-way centerlme or five feet from right-of-way, there is no lot coverage or height
restrictions. A copy of the zoning ordinance is available online at:
httD://www.co.coos.or.us/plannina/art4-1.pdf.

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are
summarized in the following table (see next page). Additional details were provided
previously in the Line Assessment tables.
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VALUATION UNIT 11
(Rural Residential in Coos County)

Appraisal Sections in Valuation Unit 11

•sect 1 on î̂ H La nn ma n^^^^^^^^^^^^MXiaautnfi atMlK emar kî î î î î î î î  trnn i ITU H î̂ î HI fceet l̂ î î M Air res !•

752 78- 97
247 Southwest limit

of Lakeside

251 753 75- 96

259 75631-40
Lkwd Park

263a 756 65- 78

265 756 89-757 05

759 44- 53
274

Mauser

Rt Side has 3 smallish rural residential sites (Left
side has 89 ac with hs on other side of creek)

Rt side w/ 0 58 Ac vacant & 2.55 Ac. w/ house
(hwv. & USA strip on left)

Left side abuts vacant 0 5 Ac RR-2 site (best
candidate) 2ac with home located far from
subject would gain little The paternal for this
section to be used as a new homesite has been

considered & isjudeged remote & speculative due
to bldg setbacks, timber, & other easements

Assemblage with props abutting on both sides is
most likely The potenial for this section to be used

as a new homesite has been considered & is
judeged remote & speculative due to bldg

setbacks, timber, & other easements

±2 ac homesites on both sides of subject (5) and
small portion of bisected homesite

USA rural res prop, (vacant and treed) on rt
(acquisition by another does not provide dune

access) Prvt road on rt

Low-Med 150 x ±980

200x300&
W" e 150x920

Low-Med ±200 x 465

200 x 500 &
195 x 225-275

Low-Med (3 41 Ac -0 29
Ac for Rd.

Xng)

.. -• 150 Average
Low-Med

Low ISO x ±500

Total Area of Valuation Unit

337

468

214

312

294

172

1797

Desirability to Abutters Summarized

The lands abutting the portions of subject in this Valuation Unit are rural residential
sites that have desirability categorized as low to medium or medium to high. The medium
to high category has been applied to smaller properties that can be expected to benefit
most from the assemblage opportunity offered by the subject; this does not directly
translate into more value for the subject but means it has a greater likelihood of being more
easily sold There are no known or apparent instances where the subject offers potential
for an additional homesite upon assemblage of the subject

Base Value Analysis

The valuation theory and methodology applied to Valuation Units 7 and 10 apply
also to this Valuation Unit No sales in the area were found to provide a basis for matched-
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VALUATION UNIT 11
(Rural Residential in Coos County)

pair analysis and this is judged to be of little consequence because although the location is
different the market characteristics are essentially the same.

In summary, the market data supports a general conclusion of $7,500 per acre
relative to unencumbered excess area of rural residential properties. A rate of one-half of
this is judged to be most appropriate to the analysis considering that the subject is so
heavily encumbered by the SPTC easements/reservations.

Base Value Conclusionfs)

11 17.97 $3,750 $67,388

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis1

Valuation Unit 11 Title Defects
(Known & Remaining to be Addressed)

raaaa

259 (All)

263a (All)

Area created as an Act of
Congress refer to "Assignment
Conditions and Extraordinary
Assumptions" discussion

Area created as an Act of
Congress

200 466

200 680

2 14 S3.750

3 12 $3,750

Total Value Adjustment for Title Defects

S8.025

$11.700

$19,725

Adjusted Base Value Conclusion

Valuation Unit 11

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$67,388
(S19.72S1
$47,663

CORP Land Appraisal (Dancbo - Cordes)
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VALUATION UNIT 11
(Rural Residential in Coos County)

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION

VU 11 (RURAL RESIDENTIAL, COOS COUNTY)

$47,663
07% of Value
04% of Value

10.0% of Sales
150% of Sales

3 Years
10.0%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period
Discount Rate

Rg^Psecj) fl 2 9
Starting ABV for Projected Period Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp.
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

$47,663
$15,888
$31.775

-$1.589
-$254
-$953

-$2,383
-$334
-$191

-$5,704
$10,184
$9,258

$31,775
$15,888
$15,888

-$1,589
-$254

$0
-$2,383

.$222
-$127

-$4,576
$11,312
$9,349

$15,888
$15,888

$0

-$1,589
-$254

$0
-$2,383

-$111
-$64

44,401
$11,487
$8,630

Estimated Net Present Value $27,237

Final Value Conclusion of Valuation Unit - $27,237
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VALUATION UNIT 12
(Water Residential)

General Overview

This Valuation Unit applies to areas along the subject line that have water frontage
that stands to be improved by acquisition of the abutting subject portions. The appraisal
sections comprising this Valuation Unit are located in the Siltcoos Station/Ada area and the
Saunders Lake area

Topography

With respect to the Siltcoos Station/Ada area, the areas abutting this Valuation Unit
slope up from the lake, generally with gentle to moderate steepness in the vicinity of the
lake and then steeply. With respect to the Saunders Lake property, the abutting areas are
mostly level with some gentle to moderate slopes away from the lake. Topographic details
can also be discerned by referring to the U S.G S topographic maps provided in the
separately bound Report Addenda.

Access
The abutting parcels are all accessible by public roads and the subject does not offer

any significant access improvement opportunities.

Zoning

The relevant properties abutting the subject are zoned by Lane County as RR5 and
F2, and by Coos County as RR-2. For details, reference is made to the analysis of
previous Valuation Units that contain summaries of regulations pertaining to those land use
districts.
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VALUATION UNIT 12
(Water Residential)

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are
summarized in the following table. Additional details were provided previously in the Line
Assessment tables.

Appraisal Sections in Valuation Unit 12

•section]

164

167

170

173

258

261

•̂ llanhmarlr'H

724 67- 76

725 18- 43
SiltcoosSta &

Ada area

726 12- 30

726 90-727 04

73621-31
Lakewood Park

Subdiv
75641-43

Lakewood Park
Subdiv

^^^^^ •̂ftflsssoeiatefligerwarire^^ î̂ î i™

8 8 Ac homesite gams better lake front and 2 4
acre site on rt gams better depth

Prvt 76 Ac bisected by subject & rd (home is
separated from water by road and subject)

2 Prvt. 13 Ac w/ hms separated from water by
subject (one site bisected by subject)

Prvt 4 4 Ac w/ hm. bisected by subject, access to
lake improved with acquis of subject

On right are two residences that can gam lake
access by acquisition of abutting subject (Hwy and

Saunders Lk. on left)
Residences on both sides (0 8 Ac on left and 0 25

on rt ) could improve lake access with abutting por
of subject

•Prnhilrû l̂ lHtFPPrt̂ lW

Med -High 100x479

Low-Med 125 x 1,340

Med -High *lw™5

Med -High 100x680±

Med -High 150 x 520

Med -High 200 x ±150

Total Area of Valuation Unit

(ttSS^

110

385

264

156

179

069

1163

Desirability to Abutters Summarized

The lands abutting this Valuation Unit are considered to find the subject desirable for
assemblage because their limited waterfront amenity can be improved by the abutting
portion of subject line. With the subject, the abutting properties can gain some level area,
access rights from the lake can be perfected and there is greater potential to improve the
lake frontage. The easements on the subject are not considered to be significant in relation
to the limited nature of the abutting properties; timber, minerals, etc will not be harvested
due to lake proximity

Base Value Analysis

The base homesite theory introduced previously in connection Valuation Units 5 and
7 is also applicable to this Valuation Unit. Furthermore, the market data and conclusion
with respect to Valuation Unit 5 are also applicable here.
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VALUATION UNIT 12
(Water Residential)

Base Value Conclusions)

12 11.63 $5,000 $58,150

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis*

Valuation Unit 12 Title Defects
(Known & Remaining to be Addressed)

261 (All)

Area created as an Act of
Congress, refer to "Assignment
Conditions and Extraordinary
Assumptions" discussion

200 150 069 $5,000

Total Value Adjustment for Title Defects

$3.450

$3.450

Adjusted Base Value Conclusion

Valuation Unit 12

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$58,150
($3.4501
$54,700
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VALUATION UNIT 12
(Water Residential)

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION - VU 12

(RESIDENTIAL WITH IMPROVED LAKE ACCESS)

$54,700
0.4% of Value
04% of Value

100% of Sales
150% of Sales

1 Years
100%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period
Discount Rate

Starting ABV for Projected Period Disp. $54,700
Gross Period Disposition (Sales) $54,700
Ending ABV for Projected Period Disp $0
Disposition & Holding Costs

Selling Costs -$5,470
Escrow Fees -$875
Legal Fees -$1,094
Profit -$8,205
Taxes -$219
Insurance -$219
Total Disposition & Holding Costs -$16,082

Net Disposition (Sale) Proceeds $38,618
PV of Projected Net Sale Proceeds $35,107

Estimated Net Present Value $35,107

Final Value Conclusion of Valuation Unit - $35,107
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VALUATION UNIT 13
(Eugene Industrial)

General Overview

This Valuation Unit is comprised of one appraisal section regarding industrial
properties situated east of Greenhill Road, at the west extreme of the Eugene city limits.
The abutting properties are either vacant, raw sites or used with very low intensify in
reflection of the lack of utilities, relatively remote location, etc.

Topography

The topography of areas abutting this Valuation Unit is level

Access
It is understood that all of the abutting lands have existing access and no likely

situations were uncovered where the subject would offer a significant benefit to abutting
properties in terms of accessibility

Utilities

The utilities immediately available to the abutting properties are electricity and
phone. Public sewer and water services are understood to be located a considerable
distance away and therefore well and septic sewer systems would be required for
development; this factor often limits the type of uses allowed and limits the amount of
usable area (because a portion of the site must be set aside for a septic system).

Zoning

The properties abutting the subject are zoned by the City of Eugene as Heavy
Industrial (I-3). The purpose of the I-3 Heavy Industrial zone is to serve a range of
manufacturing uses including those involved in the processing of large volumes of raw
materials into refined products and/or industrial uses that have significant external impacts.
In general, these areas are designated for heavy industry. Heavy industrial uses often
have transportation needs that include both rail and truck Less intensive industrial uses
that are permitted in the Light-Medium Industrial zone are also permitted Development
standards include 6,000 square foot minimum lot size, 50 foot minimum frontage on interior
and corner lots and 50 foot minimum frontage and lot width. A copy of the zoning
ordinance is available online at- httpV/www euaene-
oraov/portal/server.Dt?ODen=18&obilD=222266&parentname=CommunitvPaae&Darentid=
11&mode=2&in hi userid=2&cached=true.
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VALUATION UNIT 13
(Eugene Industrial)

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are eight
to 31 acre parcels, of which some front directly on Greenhill Road. Davidson Lumber and
Southern Pacific Railroad own eight to nine acre sites on the left/south side of the subject;
the only use of these areas appears to be on the Davidson Lumber property and apparently
consists of low-intensity storage of materials and/or debris. On the right/north side of the
line is a vacant twelve acre site owned by Half Moon and there are vacant 14-31 acre
parcels owned by the Bureau of Land Management (BLM).

Appraisal Sections in Valuation Unit 13

65272-653.11
Bot^ Sl(*es a^ut 8-12 acre sites, some with_ . „ _ .,

Greenhill Road frontage
100x7988.
130x1,239

Total Area of Valuation Unit 5.61

Desirability to Abutters Summarized

The lands abutting the portions of subject in this Valuation Unit are industrial zoned
properties anticipated to have low demand for the abutting portions of subject. This is
because there is not a high demand for land in the area, plus there is a large supply of land
in the immediate area and the more general market area. Nonetheless, the assemblage
probability of this Valuation Unit is characterized as low to medium because the area is in
an obvious path of long-term growth.

Base Value Analysis

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit. This consists of four
sales predominantly involve second-tier industnal properties located on the outskirts of
Eugene.

CORP Land Appraisal (l)anebo - Cordes)
By J.J. DcVoc & Associates, Inc.
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EUGENE INDUSTRIAL LOTS
SUMMARY OF COMPARABLE MARKET DATA

COMP..

Sale El 1

Awbrey Lane near Hwy 99N,
Eugene. Lane County, Oregon

17-04-04-0-0 00801

$1.400,000 60 65-Ac

10/2005 12

Irregular shaped rural industrial property
Power available, water and septic
required Pnce reflects credit for water
extension

Sale equates to S1.400.000 or $0 53/SF
fS23.076/Ac 1 for the underlying site

Sale EI-2

Awbrey Lane, Eugene. Lane
County. Oregon

17-04-04-0-000100.101

$650,000 25 11-Ac

7/2006 12

Two contiguous rural industrial lots
Power and water to site, septic required
Property purchased for subdivision by an
investor

Sale equates to $650.000 or SO 59/SF

29630 Awbrey Lane. Eugene. Lane $285,000 4 15- Ac
Sale EI-3 County. Oregon

17-04-04-0-000500 "^ l2

8* EM C9O^Xrton0adlEU9ene-Une "MOD 933-Ac

17-04-08-0-000500 00600.00700 2/2007 12

fS25.886/Ac )

Rural industrial "flag lot" with power and
well, septic approved

Sale equates to £285.000 or $1 5B/SF
(S68.675/AC }

Three contiguous parcels creating a
9 33-acre development site near the
airport Purchased by a user for
development All utilities, including
sewer to site

Sale equates to S850.000 or $2 09/SF
f£91 104/Acl

CORP Land Appraisal (Danebo - Cordes)
By JJ. DcVoc & Associates, Inc.
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Below is a sale location map, and this is followed by pages with data sheets detailing
the pertinent property and sale data for each of the comparables For each comparable
there is also a page with a parcel map and an aerial photo.

Sale Location Map

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DcVoc & Associates, Inc.
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COMPARABLE INDUSTRIAL LAND DATA
SALE No. EM

Address/Location: Awbrev Lane near Hwy. 99N, Eugene, Lane County, Oregon

Mao/Parcel: 17-04-04-0-000801
Parcel No: 348613

Seller: MJII. LLC
Buyer: Holte

Sale Date: 10/11/2005
Document: 2007-055335

$1,400.000
Cash to Seller

Size: 60.65-Ac.

Unit Price: $0.53/SF
($23,076/Ac)

Verified: Clayton Walker
Listing Broker
541 484.4422

Zoning: 12, Industrial
Utilities: Power available, water and septic required

Other Site Description: This transaction represents the sale of a 60 65-acre rural
industrial site located in western Eugene The site is irregular in shape, level and has
power available; well and septic are required for development The site is encumbered by
a drainage channel and small power line easement; neither of which was reported to
reduce the useable area.

Remarks and Motives: The property sold for $1,400,000 after being on the market for 18
months at $1,900,000. The sale price reflects a price reduction and credit for septic and
water extension. The transaction was reported market in all respects. The sales price
equates to a unit value of $0.53/SF ($23,076/Ac.)

CORP Land Appraisal (Danebo - Cordes)
By J.J. DcVoc & Associates, Inc.
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Awbrey Lane near Hwy 99N, Eugene, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE INDUSTRIAL LAND DATA
SALE No. EI-2

Address/Location: Awbrev Lane, Eugene, Lane County, Oregon

Mao/Parcel: 17-04-04-0-000100,101
Parcel No: 348522

Nelson properties

Gang of Fools, LLC

7/31/2006
2006-055473
$650.000
Cash to Seller

25.11-Acres

$0.59/SF
($25,886/Ac.)

Sale Date:
Document:

Size:

Unit Price:

Verified: John Pennington, Listing Broker, 541 344.5959

Zoning: 12, Industrial
Utilities: Power, water to site, septic approval

Other Site Description: This transaction represents the sale of a 25.11-acre rural
industrial site located in western Eugene. The site is irregular in shape, level and has
power and water to the site; septic is required for development.

Remarks and Motives: The property sold for $650,000 after being on the market for three
to four years; this long marketing time was extended by a failed pending sale and then by a
one-year escrow period. The buyer is an investor who purchased the property for
subdivision. As of our interview, the property was being subdivided and offered at
$2.45/SF for 2.4- to 4.6 acre parcels or $2.15 for the entire site. The transaction was
reported market in all respects The sales price equates to a unit value of S0.59/SF
($25,886/Ac.)

CORP Land Appraisal (Danebo - Cordes)
By J.J. DcVoc & Associates, Inc.
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Awbrey Lane, Eugene, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE INDUSTRIAL LAND DATA
SALE No. EI-3

Address/Location: 29630 Awbrey Lane, Eugene, Lane County, Oregon

Mao/Parcel: 17-04-04-0-000500
Parcel No: 348563

Seller:
Buyer:

Sale Date:
Document:

Size:

DND
Banks

6/21/2006
Unknown
$285,000
Cash to Seller

4.15-Acres

Unit Price: $1 58/SF
($68,675/Ac.)

Verified: Jerry Schwecke
Listing Broker
541 484.2022

Zoning: I-2; Industrial
Utilities: Power and well with septic needed

Other Site Description: This transaction represents the sale of a 4 15-acre rural industrial
site located in western Eugene. The site is irregular in shape, level and has power and
well; septic is required for development While undeveloped, the site was improved with a
perimeter fence.

Remarks and Motives: The property sold for $285,000 after being on the market for 54
days The buyer is a user who intends to use the site for parking. The transaction was
reported market in all respects. The sales price equates to a unit value of $1.58/SF
($68,675/Ac)

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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29630 Awbrey Lane, Eugene, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DcVoc & Associates, Inc.
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COMPARABLE INDUSTRIAL LAND DATA
SALE No. EI-4

Address/Location: 29334 Airport Road, Eugene, Lane County, Oregon

Map/Parcel: 17-04-08-0-0 00500, 600, 700
Parcel No: 0350197

Seller:
LLC
Buyer:

DTE Invest. Group,

Elkey Invest. LLC

Sale Date: 2/27/2007
Document: 2007-014003
Price: $850,000

Terms:

Size:

Cash to Seller

9.33-Acres

Unit Price: $2.09/SF ($91,104/Ac.)

Verified: John Pennington
Listing Broker
541 344.5959

Zoning: I-2, Industrial
Utilities: Subject was improved with utilities necessary for development.

Other Site Description: This transaction represents the sale of a 9 33-acre industrial site
located in western Eugene near the airport. The site is rectangular in shape, level and has
all utilities required for development in-place. The site had been previously developed and
was improved with an old building that was ascribed no value and the cost to remove was
minimal.

Remarks and Motives: The property was purchased by a user for $850,000 after being
on the market for 35 days at $899,000 The transaction was reported market in all
respects. The sales price equates to a unit value of $2 09/SF ($91,104/Ac.)

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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29334 Airport Road, Eugene, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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The sales establish a price range from $23,076 to $91,104 per acre and it is clear
that the lower end of the range is applicable to the subject. That is because the low end of
the range, from $23,076 to $25,886 per acre reflected in Sales 1 and 2, is set by the sale of
properties with similar utilities situation and location (in transitioning rural settings). Sale 3
is in the same area as Sales 1 and 2 but reflects a higher price due to its smaller size and
better utilities situation (well and approved septic). The applicability of Sale 4 is limited to
establishing the subject ATF value ceiling, whereas the 9 33 acre property near the airport
has all city utilities immediately available from the fronting, fully developed public street.

ATF values relative to this Valuation Unit are estimated to be in the $48,000 to
$52,000 per acre range, which considers the situation of utilities and sizes of abutting
properties One-half of this can be reasonably expected for the subject's contributing utility,
the limiting SPTC easement is significant but not overly burdensome for this property type,
which typically does not develop close to site boundaries and requires significant site area
for storage, parking and vehicle circulation. In the final conclusion an average value of
$26,000 pre acre is best to allocate to this Valuation Unit.

Base Value Conclusionfsl

13 5.61 $26,000 $145,860

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 13 Title Defects

(Known & Remaining to be Addressed)

N/A No Relevant Title Defects Known

Total Value Adjustment for Title Delects

$0

$0

CORP Land Appraisal (Dancbo - Conies)
By J..1. DcVoe & Associates, Inc.
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Adjusted Base Value Conclusion

Valuation Unit 13

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$145,860
$0

$145,860

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION
VU 13 (WEST EUGENE INDUSTRIAL)

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rate Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period
Discount Rate

Starting ABV for Projected Period Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

$145,860
10% of Value
04% of Value

10 0% of Sales
150% of Sales

2 Years
100%

$145,860
$72,930
$72,930

$72,930
$72,930

$0

-$7,293
-$1,167
-$2,917
-810,940
-$1,459
-$583

-$24,359
$48,571
$44,156

-$7,293
-$1,167

$0
-$10,940

-$729
-$292

-$20,420
$52,510
$43,396

Estimated Net Present Value $87,552

Final Value Conclusion of Valuation Unit - $87,552

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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General Overview

This Valuation Unit applies to the subject portions that abut Rural Industrial-zoned
lands located in the Lane County communities of Not! and Swisshome and the Douglas
County area of Franz (Westwood Lumber Mill). It is noted that this Valuation Unit consists
of areas that abut active mills; the subject abuts several closed mills with rural industrial
zoning and these have not been included in this Valuation Unit because of the extremely
limited likelihood of industrial uses being reestablished on the sites.

Topography

The topography of areas abutting this Valuation Unit is generally level. Topographic
details can also be discerned by referring to the U.S.G.S topographic maps provided in the
separately bound Report Addenda

Access

All of the abutting lands have existing access and no likely situations were
uncovered where the subject would offer a significant benefit to abutting properties in terms
of accessibility.

Utilities

The utilities immediately available to the abutting properties are electricity and
phone. Public sewer and water services are understood to be located a considerable
distance away and therefore well and septic sewer systems would be required for
development; this factor often limits the type of uses allowed and limits the amount of
usable area (because portion of the site must be set aside for septic system).

Zoning

The majority of properties making up this Valuation Unit have land planning
designated by Lane County as Rural Industrial (Rl). The purposes of the Rural Industrial
Zone (Rl, RCP) are: to implement the policies of the Lane County Rural Comprehensive
Plan (RCP); to allow industrial uses and development consistent with Goal 14 that include
areas for small scale industrial uses and industries that rely on a rural location in order to
process rural resources, to allow for the continued operation of existing industries; and to
provide protective measures for riparian vegetation along Class I streams designated as
significant in the RCP. Development standards include ten foot setbacks from property
lines, twenty foot setbacks from right-of-ways and 50 foot riparian setback; there is no
minimum lot size standard. A copy of the zoning ordinance is available online at.
http://www.lanecountv.org/LaneCode/documents/CodeChapter16 Sec292 400 2008 01
11 odf

The last appraisal section of this Valuation Unit is zoned Rural Industrial (ME) by
Douglas County. This land use classification is intended to maintain pre-existing rural area
industrial uses and to create and enhance opportunities for small scale low impact and

CORP Land Appraisal (Danebo - Cordcs) Page 194
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resource-related industrial uses. It is also intended to provide new uses that will not exceed
the capacity of the area to provide water and absorb sewage. Development standards
include fifteen foot front yard setbacks, five foot side and rear yard setbacks and 25 feet
from any designated Goal 3 or 4 resource lands. There is no minimum lot size
requirement. A copy of the zoning ordinance is available online at1

httD./Avww.co doualas.or us/plannina/Plan docs/LUDO/Ch3 23b odf

Abutting Property Uses

The properties abutting the subject portions in this Valuation Unit are summarized
below. Additional details are provided in the prior Line Assessment table

Appraisal Sections in Valuation Unit 14

Q32?\!3S£> figi-ron,
£t£OEfB;D CStoCteeG G^KCl̂ E%l3M2D(̂ ^ &SuO% QEk3I0£)(i(i &E0
f^rtKm r̂ tTTFî  ft/̂ tfnrrtrTtt77F^ ftrfWfr, (tert) (Kffir^)

43

45

47

88

89

90a

194

665 01-.24
Noti

665 25- 32

665 33- 54
Noti

Swiss Home

697 89-698 00
Swiss home

698 00- 38
Swiss home

737 16- 44
Westwood Mill

(North of
Reedsport)

Swanson Bros, mill on both sides (left
used for log & lumber storage, right used Low-Med 50 x 1,285

as mill and log storage)
Swanson Bros, mill on both sides (left

-•* • • • i. •- . I . . . . . 50 Assumedused for log & lumber storage, right used Low-Med
. . . . i x 365

as mill and log storage)

Swanson Bros mill on both sides (vacant , .
... - ... . . Low-Med. Misc x 1,050
land on left, improved mill on right)

American Lammators mill is bisected by
subject (mill has used rail twice in past 8 Low -

yrs ) Adjacent closed mill means supply of Medium
available land is high

American Lammators mill is bisected by
subject (mill has used rail twice m past 8 Low -

i ».! » i j H i * ». -j 100x775yrs.). Adjacent closed mill means supply of Medium
available land is high

American Lammators mill is bisected by
subject (mill has used rail twice in past 8 '

yrs ) Abutting Murphy Mill has been Low-Med
• j ™ fJ- . * Ac forrd-closed over 20 yrs (high supply of

available land)

Left abuts active lumber mill that has
relied on subject & might benefit from B- . „..„.„«

L
 J . ° , Medium 150 x 1,479

acquiring subject for storage use (rt.side
abuts federal lands and tree farm)

Total Area of Valuation Unit

148

042

369

151

1.78

443

509

1840

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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Desirability to Abutters Summarized

The Lane County lands abutting this Valuation Unit are considered to find the
subject desirable for assemblage because they are bisected by the subject line and
therefore acquisition of the subject, even with its encumbrances, provides an opportunity to
improve operations.

The Douglas County portion of the Valuation Unit is not bisected by the subject but
during the course of my analysis I spoke with the manager of the abutting Westwood
Lumber mill and he stated that they could benefit from the site storage area offered by the
abutting subject area.

Base Value Analysis

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit.

CORP Land Appraisal (Danebo - Cordes) Page 196
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RURAL INDUSTRIAL LOTS
SUMMARY OF COMPARABLE MARKET DATA

Highway 126 & Sailor Road, Noti

Sale 1-1 Lane CountVi Oreflon

17-06-29-3-0 10300, 10400.10500

$120,000 948-Ac

5/2002 Rl

Three non-contiguous parcels creating
an irregular shaped rural industrial
property located along CORP rail line

Sale equates to S 120.000 or SO 29/SF
f£12.658/Ac>

Awbrey Lane near Hwy 99N,
Sale I-2 Eu9ene> Lane County, Oregon

17-04-04-0-000801

$1.400,000 60 65-Ac

10/2005 12

Irregular shaped rural industrial property
Power available, water and septic
required Price reflects credit for water
extension

Sale equates to S1.400.000 or SO 53/SF

Sale I-3

Listing
I-4

Sale I-5

Awbrey Lane. Eugene, Lane
County. Oregon

17-04-04-0-000100.101

Vaughn Road, Veneta. Lane
County, Oregon

18-06-08-0000400

29630 Awbrey Lane, Eugene, Lane
County, Oregon

17-04-04-0-000500

$650,000 25 11 -Ac

7/2006 12

Listing
5298,500 4 56-Ac

Listed Rl
9/2007

$285.000 4 15- Ac

6/2006 12

fS23.076/Ac ) tor the underlying site

Two contiguous rural mdustnal lots
Power and water to site, septic required
Property purchased for subdivision by an
investor

Sale equates to $650.000 or SO 59/SF
fS25.886/Ac 1

Irregular shaped rural mdustnal property
Power available, water and septic
required

Listing equates to S29B 500 or $1 5Q/SF
fS65.461/Ac 1

Rural industrial "flag lot* with power and
well, septic approved

Sale equates to $285.000 or £1 5B/SF
fS68.675/Ac 1

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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Below is a sale location map, followed by pages with data sheets detailing the
pertinent property and sale data for each of the comparables. For each comparable there
is also a page with a parcel map and an aerial photo.

Sale Location Map

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE RURAL INDUSTRIAL LAND DATA
SALE No. 1-1

Address/Location: Highway 126 & Sailor Road, Noti, Lane County, Oregon

Mao/Parcel: 17-06-29-3-0 10300,10400,10500
Parcel No: 1701984,1701992,1702008

Seller:
Buyer:

Sale Pate:
Document:
Price:
Terms:

CORP, Inc.
Swanson Bros.
Lumber Co

5/6/2002
2002-035324
$120,000
Cash to Seller

9 48-Ac.

Unit Price: $0.29/SF
($12,658/Ac)

Verified: County Assessor
Quit Claim Deed

Zoning: Rl, Rural Industrial
Utilities: Power available, water and septic required

Other Site Description: This transaction represents the sale of a 9 48-acre rural industrial
site in Noti The site is irregular in shape, level and appears to be excess CORP right-of-
way

Remarks and Motives: The property was purchased by an adjacent property owner for
$120,000. Details of the transaction were not provided. The sales price equates to a unit
value of $0.29/SF ($12,658/Ac.)

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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Highway 126 & Sailor Road, Noti, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE RURAL INDUSTRIAL LAND DATA
SALE No. I-2

Address/Location: Awbrev Lane near Hwy 99N, Eugene, Lane County, Oregon

Mao/Parcel: 17-04-04-0-000801
Parcel No: 348613

MJII. LLC
Holte

10/11/2005
2007-055335
$1,400,000
Cash to Seller

6065-Ac.

Sale Date:
Document:
Price:
Terms:

Size:

Unit Price: $053/SF
($23,076/Ac.)

Verified: Clayton Walker
Listing Broker
541 484.4422

Zoning: 12, Industrial
Utilities: Power available, water and septic required

Other Site Description: This transaction represents the sale of a 60.65-acre rural
industrial site located in western Eugene. The site is irregular in shape, level and has
power available; well and septic are required for development. The site is encumbered by
a drainage channel and small power line easement; neither of which was reported to
reduce the useable area

Remarks and Motives: The property sold for $1,400,000 after being on the market for 18
months at $1,900,000. The sale price reflects a price reduction and credit for septic and
water extension. The transaction was reported market in all respects. The sales price
equates to a unit value of $0 53/SF ($23,076/Ac.)

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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Awbrey Lane near Hwy 99N, Eugene, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE RURAL INDUSTRIAL LAND DATA
SALE No. I-3

Address/Location: Awbrev Lane, Eugene, Lane County, Oregon

Mao/Parcel: 17-04-04-0-000100,101
Parcel No: 348522

Nelson properties

Gang of Fools, LLC

7/31/2006
2006-055473
$650,000
Cash to Seller

25.11-Acres

Sale Date:
Document:

Size:

Unit Price: $0.59/SF
($25,886/Ac

Verified: John Pennmgton, Listing Broker (541) 344 5959

Zoning: 12, Industrial
Utilities: Power, water to site, septic approval

Other Site Description: This transaction represents the sale of a 25.11-acre rural
industrial site located in western Eugene. The site is irregular in shape, level and has
power and water to the site, septic is required for development.

Remarks and Motives: The property sold for $650,000 after being on the market for three
to four years, the long marketing time was in part due to an unsuccessful purchase
agreement (failed sale) and then a one-year escrow closing period. The buyer is an
investor who purchased the property for subdivision. As of our interview the property was
being subdivided and offered for $2.45/SF for 2.4- to 4.6 acre parcels or $2 15 for the entire
site The transaction was reported market in all respects. The sales price equates to a unit
value of $0.59/SF ($25.886/Ac)

CORP Land Appraisal (I)anebo - Conies)
By J.J. DeVoc & Associates, Inc.
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Awbrey Lane, Eugene, Lane County, Oregon

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE RURAL INDUSTRIAL LAND DATA
LISTING No. i-4

Address/Location: Vaughn Road. Veneta, Lane County, Oregon

Mao/Parcel: 18-06-08-0000400
Parcel No: 0755239

D'Arngo
Listing

Listed 9/2007
Listing
$298,500
Cash to Seller

4 56-Acres

Sale Date:
Document:
Price:
Terms:

Size:

Unit Price: $01.50/SF
($65,461/Ac)

Verified: James D'Arngo
Seller
541461.6100

Zoning: Rl, Rural Industrial
Utilities: Power available, well and septic required for development

Other Site Description: This transaction represents the availability of a 4.56-acre rural
industrial site located in Veneta near the community of Vaughn. The creek front site is
irregular in shape, level and would require a well and septic for development. The seller
reports that the site allows for construction of up to 35,000 square feet of industrial
improvements or a single residence.

Remarks and Motives: The property was listed in September, 2007 and remains on the
market for $298,000 The sales price equates to a unit value of $1 50/SF ($65,461/Ac.)

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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066-11
Vaughn Road, Veneta, Lane County, Oregon

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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COMPARABLE RURAL INDUSTRIAL LAND DATA
SALE No. I-5

Address/Location: 29630 Awbrey Lane, Eugene, Lane County, Oregon

Map/Parcel: 17-04-04-0-000500
Parcel No: 348563

DND
Banks

6/21/2006
Unknown
$285.000
Cash to Seller

4 15-Acres

Sale Date:
Document:

Size:

Unit Price: $1 58/SF ($68,675/Ac.)

Verified: Jerry Schwecke
Listing Broker
541 484.2022

Zoning: I-2; Industrial
Utilities: Power and well with septic needed

Other Site Description: This transaction represents the sale of a 4 15-acre rural industrial
site located in western Eugene. The site is irregular in shape, level and has power and
well; septic is required for development While undeveloped, the site was improved with a
perimeter fence.

Remarks and Motives: The property sold for $285,000 after being on the market for 54
days The buyer is a user who intends to use the site for parking. The transaction was
reported market in all respects. The sales price equates to a unit value of $1.58/SF
($68,675/Ac.)

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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29630 Awbrey Lane, Eugene, Lane County, Oregon
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Sale 5, which is at $68,675 per acre establishes the top of the indicated price range,
was introduced in the prior Valuation Unit It is located on the outskirts of Eugene and, with
a well established and septic approved, its value is clearly much greater than applicable to
ATF value of this unit

Listing 4 is a very insightful piece of market data because it involves a 4.56 acre Rl
property in Vaughn, which is close to and similar to Noti; it is also reasonably similar to the
other Valuation Unit locations The owner seems to recognize that there is a limited market
for rural industrial properties, as he is concurrently marketing its ability to be used as a
single-family home site. As a listing with considerable market exposure, this market data
provides strong support that market values of rural industrials relevant to the subject are
worth less than $65,461/Ac. The relevant ATF value is also supported to be far less than
$65,461 /Ac. when considering that the abutting mill properties are much larger than the
listing property (economies of scale principle).

Sales 2 and 3 were also introduced in the prior Valuation Unit. They involve large
areas fairly similar in size to the abutting mills that are relevant to this Valuation Unit The
comparables are judged to support ATF values slightly less than $23,000 because their
location to Eugene and Highway I-5 are superior to the Valuation Unit areas

Finally, Sale 1 represents the 2002 sale of portions of the Coos Bay line to the
Swanson Brothers Lumber Co. in Noti. This is a sale by CORP of 9.48 acres encumbered
by the SPTC easements The $120,000 price paid results in an indication of $12,658 per
acre. Overall, market conditions for industrial land since 2002 have been essentially flat.
Therefore relative to Sales 2 and 3 it reflects a discount of roughly 50%, which is consistent
with the SPTC easement discount I have applied in most cases throughout this appraisal

All things considered the best estimate of market value associated with the lands of
this Valuation Unit is $13,000 per acre.

Base Value Conclusions)

•tfaluatiblil^^^TrStalEQffgS^^^aEstirrYa't̂ kVainî aTiStailEstirna't̂ iKalu^ai
dOsffi ©sife-QtllfeEefesfe [•£(?£&© (Mto©WteBefee&

14 18.4 $13,000 $239,200

CORP Land Appraisal (Dancbo - Cordes)
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Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 14 Title Defects
(Known & Remaining to bo Addressed)

©33232

N/A No Relevant Title Defects Known

Total Value Adjustment for Title Defects

$0

so

Adjusted Base Value Conclusion

Valuation Unit 14
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$239,200
|0

$239,200

CORP Land Appraisal (Danebo - Cordes)
By JJ. DcVoc & Associates, Inc.
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Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION
VU 14 (RURAL INDUSTRIAL)

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period
Discount Rate

$239.200
0.6% of Value
04% of Value

100% of Sales
150% of Sales

1 Years
10.0%

Starting ABV for Projected Period Disp $239.200
Gross Period Disposition (Sales) $239,200
Ending ABV for Projected Period Disp. $0
Disposition & Holding Costs

Selling Costs -$23,920
Escrow Fees -$3,827
Legal Fees -$4,784
Profit -$35,880
Taxes -$1,435
Insurance -3957
Total Disposition & Holding Costs -$70,803

Net Disposition (Sale) Proceeds $168,397
PV of Projected Net Sale Proceeds $163,088

Estimated Net Present Value $153,088

Final Value Conclusion of Valuation Unit - $153,088

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DcVoc & Associates, Inc.
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VALUATION UNIT 15
(Reedsport Industrial)

General Overview

This Valuation Unit applies to the portions of the subject line that are industrially
zoned and/or abut industrial properties in the City of Reedsport.

Topography

The topography of areas abutting this Valuation Unit is level.

Access

The areas abutting this Valuation Unit are generally served by paved public roads
The subject line does not appear likely to provide any meaningful potential for improved
access

Utilities
The subject area is understood to be served with electricity, water, sewer, gas and

phone.

Zoning

The properties abutting this subject Valuation Unit are zoned M1, M2 and M3 by the
City of Reedsport. A copy of the zoning ordinance is available online at.
http-//www.reedsport or.us/vertical/Sites/%7B6971 DF3C-6EDF-4E48-B355-
C823C5A2E331%7D/UDloads/%7BDA5E59E7-3A70-4669-8225-
5A66B177998D%7D DOC.

The purpose of the Light Industrial (M1) zone is to provide areas suitable and
desirable for secondary manufacturing and related establishments and more intense
commercial use with limited external impact. Development standards include 100 percent
coverage, providing minimum parking space, servicing space and setbacks have been
provided, no front yard setbacks except where specified setbacks are established for road
widening purposes, no side yard setbacks are required but if the side or rear yards are
created, they shall be a minimum of five (5) feet. No minimum lot size is specified.

The purpose Reedsport's Industrial Zone (M2) is to provide areas suitable and
desirable for medium and heavy industrial development and uses free from conflict with
commercial, residential and other non-compatible land uses. The list of permitted uses is
extensive and includes all permitted uses within the M1 zone. In terms of development
standards, 100 percent coverage is allowable and there are no front, side or rear yard
setbacks. No minimum lot size is specified.

The M-3 is entitled Marine Industrial Zone (water-dependent industrial shorelands).
It has the stated purpose of providing shoreland areas suitable for water-dependent
manufacturing, industrial and other compatible land uses. In terms of development
standards, there is a 50 foot building height restriction, however, 100 percent coverage is

CORP Land Appraisal (Dancbo - Cordes) Page 212
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(Reedsport Industrial)

allowable and there is no front, side or rear yard setbacks. No minimum lot size is
specified.

Abutting Property Uses

The following table summarizes the properties abutting the subject portions allocated
to this Valuation Unit. More details are available from the previously provided Line
Assessment table.

Appraisal Sections in Valuation Unit 15

.„
202

739 91-.93 Subjectbisects 13 ac property that
Reedsport already has river frontage on both sides,

shoreline & Port Subject area also appears to have a road
DockRd Xng easement across it.

Low - Med
(provides

river access, ±145 x ±105
but rd.
esmt.)

035

203
739.93-740 06

Reedsport
industrial area

Both sides of subject abut vacant and
modestly improved industrial sites

Low - Med

±145 x 75,
110 x 165 5;

100 x 58;
90 x 250,

& 95 x 185

172

204 740.06-.14

Left side where subject abuts improved E.
Railroad Ave (on right is 0 54 ac parcel
owned by CORP and approx 60 feet of

frontage on W Rlrd. Ave )

Low - Med

Misc. (100-
220') x 400,

plus toe of rail
spur

171

,,«.. .,« Subject bisects a vacant 3.6 Ac. site with . „ . ±55 to ±140
205 74014-28 , . „..,,,.-„._,. Low - Med.

frontages on hwy &W &E Rlrd Ave x+725
1.25

207 740 30- 44
Subject is skirted by large sites (2+/- Ac. -

Imtd. demand for additional area).
Low

Assume 40
(like to south)

x 2:745
0.68

Subject could be used by either side for
209 740.47-.55 limited parking or site storage (industrial

oriented)
Low 40x435 040

Total Area of Valuation Unit 6 11

CORP Land Appraisal (Danebo - Cordes)
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Desirability to Abutters Summarized

There is judged to be limited demand for the subject areas associated with this
Valuation Unit. This is due to the substantial supply of available vacant industrial lands
abutting the subject, which is largely related to the fact that in year 2006 CORP sold off
excess lands in this area (see following Sales I-3 & I-4).

Base Value Analysis

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit:

REEDSPORT INDUSTRIAL LOTS
SUMMARY OF COMPARABLE MARKET DATA

?4i?i$8§8ltM ISaî llil̂ llHi
E Railroad Avenue. Reedsport, .__ ___ _ __ .

Sale RI-1 Dou9las County Ore90n

21-12-35BD-D 1500, 1600 1/2000 Industnal

E Railroad Avenue. Reedsport. enn nnn ft « . .

Sale RI-2 Dou9'as County' Oregon

21-12-35BD-D1700 ^^ lndustnal

235 E Railroad Avenue, «,, nnn n ....
c.,* D, o Reedsport. Douglas County. sw.uuu o &.J-AC
o8ie KISS rtrannn

Ure9°n 3/2006 Industnal
21-12-35CA-A 15600

255 E Railroad Avenue
„ „ Reedsport. Douglas County. $17,871 0 16-Ac
SaleRI-4 o ^

4/2006 Industnal
21-12-35BD-D 1800

^H îitt̂ :;%r̂ ^
Two. non-contguous industnal lots
separated by the CORP rail line with
Umpqua River frontage

Sale equates to $30.000 or $0 96/SF
fS41.667/Acl

Irregular shaped industnal property
fronting the CORP rail line
Improvements valued at $45.600 per
assessor

Sale equates to $49,280 or $2 02/SF
($88,000/Ac ) for the underlying site

Rectangular shaped industnal lot fronting
the CORP rail line

Sale equates to S55 OOP or $2 38/SF
fS103.774/Ac }

Rectangular shaped industnal lot fronting
the CORP rail line

Sale equates to S17.871 or S2 56/SF
fS111.694/Acl

CORP Land Appraisal (Dancbo - Cordcs)
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Below is a sale location map, followed by pages with data sheets detailing the
pertinent property and sale data for each of the comparables. For each comparable there is
also a page with a parcel map and an aerial photo.

Sale Location Map

CORP Land Appraisal (Danebo - Cordcs)
By J..I. DcVoe & Associates, Inc.
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COMPARABLE REEDSPORT INDUSTRIAL LAND DATA SALE
No. RI-1

Address/Location: E Railroad Avenue, Reedsport, Douglas County. Oregon

Mao/Parcel: 21-12-35BD-D 1500,1600
Parcel No: R72038, R71975

Seller:
Buyer:

Sale Date:
Document:
Price:
Terms:

Size:

Onger
Wahl

1/25/2000
2000-01435
$30.000
Cash to Seller

0.72-Ac.

Unit Price: $0.96/SF
($41.667/Ac)

Verified: County Assessor
Quit Claim Deed

Zoning: Industrial
Utilities: All utilities appear to be available at or near the site.

Other Site Description: This transaction represents the sale of two. non-contiguous
parcels on Industrial land along Railroad Avenue in Reedsport. The parcels feature
Umpqua River frontage bisected by the subject line. All utilities required for development
appear to be available at or near the site

Remarks and Motives: The property was purchased in January 2000 for $30,000. Details
of the transaction were not provided The sales pnce equates to a unit value of $0.96/SF
($41.667/Ac.)

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DcVoc & Associates, Inc.
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E Railroad Avenue, Reedsport, Douglas County, Oregon

CORP Land Appraisal (Danebo - Cordes)
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COMPARABLE REEDSPORT INDUSTRIAL LAND DATA SALE
No. RI-2

Address/Location: E Railroad Avenue, Reedsport, Douglas County, Oregon

Map/Parcel: 21-12-35BD-D 1700
Parcel No: R71982

Seller:
Buyer:

Sale Date:
Document:

Size:

Sharp logging Co.
Wahl

5/17/2005
2005-012240
See remarks below)
Cash to Seller

0.56-Ac.

Unit Price: See remarks below

Verified: County Assessor Data, Warranty Deed

Zoning: Industrial
Utilities: All utilities appear to be available at or near the site

Other Site Description: This transaction represents the sale of an industrial property
located along Railroad Avenue in Reedsport. The site fronts the subject line. All utilities
required for development appear to be in place as the site is improved with a building. The
County Assessor has valued the building at $45,600, which is 38 4% of its esitimate of the
total real market value.

Remarks and Motives: The improved property was purchased in May 2005 for $80.000
($3.28/SF). The best use of this comparable is to extract a land value indication by
deducting improvement value based on the County Assessor data, since details of the
transaction were not available from the parties involved. I have estimated the improvement
value to be $30,270 by applying the assessor's improvement to total value ratio (38.4%) to
the sale price, which is most appropriate in consideration of the tax system; deducting this
from the sales price results in an indicated land value of $49,280, or S2.02/SF
($88,000/Ac.)

CORP Land Appraisal (Danebo - Cordes)
By J.J. DeVoe & Associates, Inc.
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E Railroad Avenue, Reedsport, Douglas County, Oregon

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DeVoe & Associates, Inc.

Page 219



VALUATION UNIT 15
(Reedsport Industrial)

COMPARABLE REEDSPORT INDUSTRIAL LAND DATA SALE
No. RI-3

Address/Location: 235 E Railroad Avenue, Reedsport, Douglas County, Oregon

Map/Parcel: 21-12-35CA-A 15600
Parcel No: R129148

CORP
Sharp Logging Co.

3/16/2006
2006-006982
$55,000
Cash to Seller

0.53-Acres

Sale Date:
Document:
Price:
Terms:

Size:

Unit Price: $2.38/SF
($103,774/Ac.)

Verified: County Assessor
Quit Claim Deed

Zoning: Industrial
Utilities: All utilities appear to be available at or near the site

Other Site Description: This transaction represents the sale of an industrial site along
Railroad Avenue in Reedsport. The subject site adjoins the site to the west. The site is
rectangular in shape, level and features all utilities required for development at or near the
site.

Remarks and Motives: The property was purchased in March 2006 for $55,000. Details
of the transaction were not provided The sales price equates to a unit value of $2.38 /SF
($103,774/Ac.).

CORP Land Appraisal (Dancbo - Cordes)
By J.J. DeVoe & Associates, Inc.
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235 E Railroad Avenue, Reedsport, Douglas County, Oregon

CORP Land Appraisal (Danebo - Cordcs)
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COMPARABLE REEDSPORT INDUSTRIAL LAND DATA SALE
No. RI-4

Address/Location: 255 E Railroad Avenue, Reedsport, Douglas County, Oregon

Mao/Parcel: 21-12-35-BD-D 1800
Parcel No: R129219

Seller:
Buyer:

Sale Date:
Document:

Size:

CORP
Bunch

4/18/2006
2006-009676
$17,871
Cash to Seller

0 16-Acres

Unit Price: S2.56/SF
($111,694/Ac.)

Verified: County Assessor
Quit Claim Deed

Zoning: Industrial
Utilities: All utilities appear to be available at or near the site

Other Site Description: This transaction represents the sale of an industrial site along
Railroad Avenue in Reedsport. The subject site adjoins the site to the west The site is
rectangular in shape, level and features all utilities required for development at or near the
site

Remarks and Motives: The property was purchased in April 2006 for $17,871. Details of
the transaction were not provided The sales price equates to a unit value of $2.56 /SF
($111,694/Ac.).

CORP Land Appraisal (Danebo - Cordcs)
By J.J. DeVoe & Associates, Inc.
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255 E Railroad Avenue, Reedsport, Douglas County, Oregon

CORP Land Appraisal (Danebo - Cordes)
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The market data supports no premium for M3-zoned land relative to M1 and M2
land. Sale 2 does not provide an ideally solid ATF land value indication because of the
shop building improvements present and the limited data confirmation. The recent sales by
CORP of SPTC-encumbered area (Sales 3 and 4) provide the best support for estimating
the subject value relative to this Valuation Unit

A half acre parcel can be carved out between Sale 3 (Tax Lot 21.12 35CA-15600)
and Tax Lot 21.12.35CB-9700), similar to Sales 3 and 4. The ATF values reflected by
Sales 3 and 4 range from $2.38 to $2.56 per square foot; based on these sales a rounded
estimate of $2 50 per SF ($108,900 per acre) is judged to be directly applicable to this
portion of the Valuation Unit, which is referred to as Valuation Unit 15a in the following
Base Value Conclusions table.

For the remainder of the Valuation Unit (15b), the ATF values applicable to section
15a are not directly applicable due to the more onerous presence of the SPTC easement.
In this instance, a value discount of 50 percent of ATF is appropriate to reflect the SPTC
encumbrances, similar to many other of the Valuation Units

Base Value Conclusions

15a
15b

Total

0.50
5.61
6.11

$108,900
$54.450
$58,906

$54,450
$305.465
$359,915

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 1 5 Title Defects
(Known & Remaining to be Addressed)

N/A No Relevant Title Defects Known

Total Value Adjustment for Tide Defects

SO

SO

CORP Land Appraisal (Danebo - Cordcs)
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Adjusted Base Value Conclusion

Valuation Unit 15
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$359,915
$0

$359,915

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION

VU 15 (REEDSPORT INDUSTRIAL)

$359,915
16% of Value
04% of Value

100% of Sales
150% of Sales

3 Years
100%

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period

Discount Rate

Starting ABV for Projected Period Disp
Gross Period Disposition (Sales)
Ending ABV for Projected Period Disp
Disposition & Holding Costs

Selling Costs
Escrow Fees
Legal Fees
Profit
Taxes
Insurance
Total Disposition & Holding Costs

Net Disposition (Sale) Proceeds
PV of Projected Net Sale Proceeds

5359,915
$119,972
$239,943

-511,997
-$1,920
-$7,198

-517,996
-55,759
-$1,440

-$46,309
$73,663
$66,966

$239,943 5119,972
$119,972 $119,972
$119,972 $0

-511,997 -$11,997
-51,920 -$1.920

$0 50
-517,996 -517,996
-53,839 -51,920

-5960 -$480
-$36,711 -$34,312
$83,260 $85,660
$68,810 $64,357

Estimated Net Present Value $200,133

Final Value Conclusion of Valuation Unit - $200,133

CORP Land Appraisal (Danebo - Cordes)
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General Overview

This Valuation Unit is comprised of all the areas within the City of Lakeside These
have been grouped together, regardless of zoning differences, because for the entire area
there is no reasonable likelihood of feasibly selling off the subject due to factors such as
narrow line width, STPC encumbrances, the low-quality make-up of abutting areas, and/or
poor market conditions. Reference is made to the portion of earlier "Location/Area
Analysis" that pertains to Lakeside.

Topography

The topography of areas abutting this Valuation Unit is level

Access

The areas abutting this Valuation Unit generally abut public rights-of-way. Some
portions are paved with asphalt, some with gravel, and in some instances the abutting road
right-of-way is being used by an abutter The subject line does not appear likely to provide
any potential to improve access for abutters.

Utilities

The subject area is understood to be served with electricity, water, sewer, gas and
phone.

Zoning

There are several land use zones designated by the City of Lakeside for the areas
abutting the subject. At the north end is a Marine Commercial (MC) area that is a vacant
portion of a large R.V. park with lots of undeveloped area. The majority of abutting areas
are zoned Rural Residential (RR) and General Residential (GR). There is also a General
Commercial (GC) zone where 8th Street abuts the subject.

Abutting Property Uses

The properties abutting the subject portions allocated to this Valuation Unit are
summarized in the following table. Additional details can be found on the prior Line
Assessment table.

CORP Land Appraisal (Danebo - Cordes) Page 226
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Appraisal Sections in Valuation Unit 16

QSC/ffiEffi)

•section]

236

237

238

239

240

242

243

244

245

246

•̂uandmanxB

751 28- 59

751 59- 69

751 69- 96

751 96-752 09

752 09- 13
Lakeside

752 14- 19

Lakeside

752 19- 37

752 37- 42

752 42- 54

752 54- 78

^^^^^ •̂&T4SSDCfatecllRemarla^^^^^^H

On left subject abuts 41 Ac Willow Crk Mobile
Hm Park that has signifamt of extra area On
right it abuts vacant 9+ ac site Also, subject &

abutting areas are forested
Subject is forested against 3 7 Ac Manuf Hm

Park & ±5 Ac vacant on left and portion of vacant
9+ac site on right

25' & 30' wide unimproved public right-of-ways
abut No demand for encumbered subject with

residential zoning

No demand for narrow encumbered subject by
abutmg residential properties

Vacant GC sites (0.6 & 1 5 Ac.) abut on both sides
of subject Low desirability to abutters due to
narrow width, esmt , & supply and demand for
land Also, wetlands likely on rt /west side

Vacant GC sites (0 7 & 1 6 Ac ) abut on both sides
of subject Low desirability to abutters due to

narrow width, esmt , & supply and demand for
land

No demand for narrow encumbered subject by
abutmg residential props Portion also has Airport

Runway zone overlay

No demand for narrow encumbered subject by
abutmg vacant prop with residential zoning

No demand for narrow encumbered subject by
abutmg residential props.

Subject bisects 32 Ac parcel owned by USA
(SiuslawNatl Forest)

ta£KTfc

Very Low

Very Low

Very Low

Very Low

Very Low

Very Low

Very Low

Very Low

Very Low

Very Low

CfeSfl

200 x 1,615

200x485

150 x 1,406

40 (per co
assr map)

x670

40 x 220

40 x ±275

40 x ±925

40 x ±210

40 x ±600

200 x 1,278

Total Area of Valuation Unit

Ra^

7.42

223

484

062

020

025

085

019

055

586

23.01

Desirability to Abutters Summarized

The lands abutting this Valuation Unit are considered extremely unlikely to find the
subject desirable for assemblage because the subject offers virtually no economic utility,
mainly due to encumbrance limitations and market conditions Significant portions of the
subject line are only 40 feet wide through the city and therefore entirely covered by the
pipeline easement aspect of the SPTC encumbrance. The abutting ownerships with
considerable size have an excess of area relative to market demand. The small residential
properties that abut reflect poor to fair quality and therefore it is deemed unlikely that many
of the abutters will have the economic means to afford purchasing portions of the subject,
even if they did offer significant utility Finally, the market conditions in Lakeside are poor,
as illustrated previously in regard to residential lots.

CORP Land Appraisal (Danebo - Conies)
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Base Value Analysis

Similar to Valuation Units 3 and 8, there is little likelihood that the abutters in the City
of Lakeside would have any interest in the subject for the reasons cited above. Therefore I
have concluded the portion of subject extending through Veneta has no contributory market
value relative to the piecemeal disposition of the subject.

Base Value Conclusions)

16 23.01 $0 $0

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis:

Valuation Unit 16 Title Defects
(Known & Remaining to be Addressed)

244-245

246 (AN)

Subject is crossed by "Coos Bay"
electrical transmission line esmt

Area created as an Act of
Congress, refer to "Assignment
Conditions and Extraordinary
Assumptions" discussion

40 100 009 SO

200 1.277 586 $0

Total Value Adjustment for Title Defects

$0

SO

$0
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Adjusted Base Value Conclusion

Valuation Unit 16

Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$0
£0
$0

Net Present Valuation Caicuiation

In this instance a net present value calculation is not warranted because there is
insufficient demand and related value to warrant attempts to market the areas in this
Valuation Unit.

Final Value Conclusion of Valuation Unit- $0
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VALUATION UNIT 17
(Rural Commercial)

General Overview

This Valuation Unit applies to four designated appraisal sections where areas with
Rural Commercial zoning abut the subject. The first of these is along Highway 126, where
the subject intersects with the north side of the Siuslaw River. The other three are
associated with private marinas along Siltcoos Lake, in the Siltcoos Station/Ada area.

Topography

The topography of areas abutting this Valuation Unit is generally level. The
exception is Appraisal Section 163; this is level in the vicinity of the subject and towards the
lake but slopes up steeply on the east side of the subject Topographic details can also be
discerned by referring to the U.S.G.S topographic maps provided in the separately bound
Report Addenda.

Access

The abutting campsite parcels are accessible by boat only and therefore it is
apparent that trespass across the subject line is required The subject line does not appear
to provide a feasible access alternative for the abutting lands but it can offer clear access

Utilities

The lands abutting this Valuation Unit are served by only electricity and phone.

Zoning

The two Lane County sections in this Valuation Unit are zoned Rural Commercial
Zone (RC). This has the stated purposes to allow commercial uses and development for
the retail trade of products or services needed by rural residents or by persons traveling
through the rural area and to provide protective measures for riparian vegetation along
Class I streams designated as significant in the Rural Comprehensive Plan. Development
standards include twenty foot setback from right-of-way, 50 foot riparian setback and
building size limit depending on location, there is no minimum lot size or maximum building
height noted. A copy of the zoning ordinance is available online at:
htto://www.lanecountv.org/LaneCode/documents/CodeChapter16 Sec290 291 June 04 p
df

The two Douglas County sections are zoned Rural Commercial Zone (CRE). This is
intended to maintain pre-existing rural area commercial uses and to create and enhance
opportunities for small scale-low impact and rural resource-related commercial uses Uses
serving the traveling public are also consistent with this classification. It is intended that
new uses will not exceed the capacity of the area to provide water and absorb sewage
While uses located within this zone may provide employment opportunities, it is the intent
of this zoning to support rural levels of commercial development which have a limited
impact on surrounding uses and communities or cities and which do not use a public
sewage disposal system. Development standards include fifteen foot front yard setbacks
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VALUATION UNIT 17
(Rural Commercial)

and five foot side yard setbacks There is no minimum lot size, except that sites must be
large enough to accommodate septic systems A copy of the zoning ordinance is available
online at. http://wwwco.doualas.orus/Dlannina/Plan docs/LUDO/Ch3 19cpdf

Abutting Property Uses

The properties abutting the subject portions in this Valuation Unit are forest zoned
parcels apparently used as private campsites. Details are provided in the following
Valuation Unit summary chart and/or the prior Line Assessment table.

Appraisal Sections in Valuation Unit 17

716 41- 43
Cushman - No Right side for expansion use by R.V living portion Med-High

143 side of Siuslaw of marina Low demand for indus on left (owned (Limtd River
Rvr @ bridge by UPRR) access)

Xng

100 Assumed x
±90

0.21

163
724 53- 67

Siltcoos Station

Area
Subject bisects 185 Acre manna Med-High 100 x ±755 173

175
727 18- 22

Ada
Subject bisects 156 Acre manna w/ campground Med -High 100 x ±215 0 49

176
727 22- 33

Ada
Subject bisects 156 Acre marina w/ campground. Med -High 100 x ±610 140

Total Area of Valuation Unit 3 83

Desirability to Abutters Summarized

The lands abutting this Valuation Unit are considered to have a strong desire for
acquisition of the abutting subject areas. This is because they are somewhat small
properties at or near maximum use capacity. In each case, the level areas of the subject
are judged to be beneficial to the abutters. even with the SPTC encumbrances.
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VALUATION UNIT 17
(Rural Commercial)

Base Value Analysis

The following table summarizes the comparable market data found to be most
relevant to establishing values associated with this Valuation Unit:

RURAL COMMERCIAL ORIENTED PROPERTIES
SUMMARY OF COMPARABLE MARKET DATA

93981 Highway 42S, Coquille, Coos
County. Oregon

28-13-8CA-1100&1200

S75.000

12/2006

Raw commercial site with nver and
highway frontage Elec available water
and septic needed

Sale equates to $75.000 or $1 41/SF
fS61.475/Acl

Q
™

85276 Highway 101. Florence, Lane
County. Oregon

19-12-0&-40-00100

$66.000

5/2007

»»f

Raw recreational commercial site
Purchased by a user for development.
there were no approvals at the tame of
sale Elec available, water and septic
needed

Sale equates to S66.0QO or S2 20/SF
f$95.652/Ac }

68512 Highway 101. North Bend.
Coos County, Oregon

24-1 3-1 1C-600

8280,000

5/2006

Commercial lot improved with a dry cabin
of no more than $1.000 value Elec and
city water available, septic needed

Sale equates to $279 OOP or £2 63/SF
fS1 14.3441 after deducting improvement
value
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VALUATION UNIT 17
(Rural Commercial)

Below is a sale location map. followed by pages with data sheets detailing the
pertinent property and sale data for each of the comparables. For each comparable there
is also a page with a parcel map and an aerial photo.

Sale Location Map
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VALUATION UNIT 17
(Rural Commercial)

COMPARABLE RURAL COMMERCIAL ORIENTED PROPERTIES
SALE No. RC-1

Address/Location: 93981 Highway 42S, Coquille, Coos County, Oregon

Map/Parcel: 28-13-8CA 1100
&1200

Parcel No: 9079.00. 32339.00

Seller: Young
Buyer: Wright

Sale Date:
Document:

Size:

12/6/2006
2006-16462
$75,000
Cash to Seller

1 22-Ac

Unit Price: $1 41/SF ($61,475/Ac.)

Verified: Teresa Hancock
Listing Broker/RMLS
Warranty Deed

Zoning: CREMP, Commercial
Utilities: Power available, water and septic required

Other Site Description: This transaction represents the sale of a 1.22-acre rural
commercial site comprised of two contiguous parcels. The site is located between Highway
42S and the Coquille River. The resulting site is rectangular in shape, level and has power
available The site was improved with a small shop of no value.

Remarks and Motives: The property was purchased for $75,000 after being on the
market for 45 days at $269,000. Details of the transaction were not provided The sales
price equates to a unit value of $1.41/SF ($61,475/Ac.)
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(Rural Commercial)

93981 Highway 42S, Coquille, Coos County, Oregon
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VALUATION UNIT 17
(Rural Commercial)

COMPARABLE RURAL COMMERCIAL ORIENTED PROPERTIES
SALE No. RC-2

Address/Location: 85276 Highway 101, Florence, Lane County, Oregon

Mao/Parcel: 19-12-03-4000100
Parcel No: 0859858

Seller:
Buyer:

Sale Date:
Document:
Price:
Terms:

Size:

Unit Price:

Verified:

Barmore/Salas
Myrick

5/21/2007
Not Available
$66,000
Cash to Seller

0.69-Ac.

$2 20/SF
($95,652/Ac.)

Chris Dregney
Listing Broker
541 997 8877

Zoning: RC, Rural Commercial
Utilities: Power available, well water and septic required

Other Site Description: This transaction represents the sale of a 0.69-acre rural
commercial site located along Highway 101. The site is rectangular in shape, level and has
power available; well and septic are required for development.

Remarks and Motives: This transaction represents a user purchase for $66,000 after
being on the market for 424 days at $80,000. The transaction was reported market in all
respects. The sales price equates to a unit value of $2 20/SF ($95,652/Ac).
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85276 Highway 101, Florence, Lane County, Oregon
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VALUATION UNIT 17
(Rural Commercial)

COMPARABLE RURAL COMMERCIAL ORIENTED PROPERTIES
SALE No. RC-3

Address/Location: 68512 Highway 101, North Bend, Coos County, Oregon

Map/Parcel: 24-13-11C 600
Parcel No: 165200

Pacific Coast Recjnc.
Not Disclosed (Contract)

5/4/2006
N/Ap
$280,000
Owner Contract

2.44-Acres

Sale Date:
Document:
Price:
Terms:

Size:

Unit Price: $2.63/SF ($114,344/Ac.)

Verified: Stephen Garret, Listing Broker, (541) 396.6654

Zoning: C1; Commercial
Utilities: Power and city water available to the site, septic required

Other Site Description: This transaction involved a commercially zoned property that was
improved with a dry cabin (simple structure without plumbing) and had good dune access
The site consisted of level sand and was irregular in shape The north end of the site fronts
on a small lake with very limited recreation opportunities. Along the south boundary is a
50-foot-wide road easement called Mauser Drive. The 2.44 acre size reported by the listing
agent has been relied over the County Assessor map (2.27 ac.) because it is reportedly
based on a recent survey.

Remarks and Motives: The property sold for $280,000 after being available on the market
for 263 days at $305,000. The property was purchased for recreation use and via a sale
contract; the contract terms were not disclosed but were not significant relative to sale
price The listing agent also stated that the dry cabin contributed value from approximately
$500 to $1,000. After deducting the value of the dry cabin ($1,000), the sales price
equates to $279,000 and a unit value of $2 63/SF ($114,344/Ac)
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68512 Highway 101, North Bend, Coos County, Oregon
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VALUATION UNIT 17
(Rural Commercial)

The three comparables occurred within the past two years and establish a price
range from $1.41 to 2 62 per square feet (SF). As expected, the low end of the range is set
by the first sale with its location on the least traveled highway Its location is most similar to
the Siltcoos Lake sections and its larger size supports a higher value conclusion relative to
the subject

The high end is set by the property with simple cabin shelter and city water
available. Its large size and different zoning designation also warrant its least reliance
upon in the analysis Sale 2 has size and location most comparable to the properties
abutting this Valuation Unit.

An ATF value of $2.25 per square foot ($98,000 per acre, rounded) is best for
association with this unit Again a 50% discount is deemed reasonable to reflect the SPTC
encumbrances and therefore a value of $49,000 per acre is used going forth in the
valuation analysis of this unit.

Base Value Conclusion^

17 3.83 $49,000 $187,670

Title Defects

The following table summarizes the title defects known to exist and remaining to be
reflected in the analysis*

Valuation Unit 17 Title Defects

(Known & Remaining to be Addressed)

N/A No Relevant Title Defects Known

Total Value Adjustment for Title Defects

SO

$0
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(Rural Commercial)

Adjusted Base Value Conclusion

Valuation Unit 17
Adjusted Base Value Conclusion

Base Value Estimate
Less: Adjustment for Remaining Title Defects
Equals: Adjusted Base Value Estimate

$187,670
$0

$187,670

Net Present Valuation Calculation

The following table summarizes the net present value analysis of the Valuation Unit.
Reference is made to the previous analysis discussions that established the basis of the
reflected estimates.

PRESENT VALUE CALCULATION
VU 17 (RURAL COMMERCIAL)

Estimated Adjusted Base Value (ABV)
Taxes
Insurance (Pro-Rata Allocation)
Selling Costs
Entrepreneurial
Disposition (Sell-Off) Period
Discount Rate

$187,670
06% of Value

04% of Value
100% of Sales
150% of Sales

1 Years
100%

Starting ABV for Projected Period Disp $187,670
Gross Period Disposition (Sales) $187,670
Ending ABV for Projected Period Disp $0
Disposition & Holding Costs

Selling Costs -$18,767
Escrow Fees -$3,003
Legal Fees -$3,753
Profit -$28,151
Taxes -31,126
Insurance -$751
Total Disposition & Holding Costs -$55,550

Net Disposition (Sale) Proceeds $132,120
PV of Projected Net Sale Proceeds $120,109

Estimated Net Present Value $120,109

Final Value Conclusion of Valuation Unit - $120,109
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VALUATION CONCLUSION

FINAL VALUE CONCLUSION SUMMARY

The following table lists the market value conclusions reached for the individual
Valuation Units comprising the subject property:

Summary of Value Conclusions

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17

Total

No Value
Nominal Values
Forest Nominal
Forest Desirable
Unique Forest
Farm Land
Rural Res. In Lane Co.
CityofVeneta
Siltcoos Sta. Residential
Reedsport Rural Res.
Rural Res. In Coos Co.
Water Residential
Eugene Industrial
Rural Indus.
Reedsport Industrial
City of Lakeside
Rural Commercial

Rounded to

$0
$0
$0

$11,599
$6,892

$15,603
$202,232

$0
$17,233
$32,947
$27,237
$35,107
$87,552

$153,088
$200,133

$0
$120.109

$909,734

$910,000
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VALUATION CONCLUSION

Certification of Appraisal

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

The statements of fact contained in this appraisal report, upon which the analyses,
opinions, and conclusions expressed herein are based, are true and correct.

The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limited conditions and are my personal, impartial and unbiased
professional analysis, opinions, and conclusions (unless stated otherwise).

I have no present or prospective interest in the real estate that is the subject of this
appraisal report and I have no personal interest with respect to the parties involved.

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

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

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

The reported analyses, opinions and conclusions were developed, and this report has
been prepared, in conformity with the requirements of the Appraisal Institute's Code of
Professional Ethics and Standards of Professional Appraisal Practice, which include the
Uniform Standards of Professional Appraisal Practice.

I have conducted an onsite inspection of the subject property (to the extent possible -
see limiting conditions).

Steven M. Beaman, CCIM is a licensed appraiser that provided significant assistance to
the undersigned including analysis of the subject property, comparable analysis and
value opinion conclusions. Otherwise, no one but the undersigned prepared the
analysis, conclusions, and opinions set forth in this appraisal report.

As a result of my investigation and appraisal, it is my opinion that as of April 18,2008,
the Subject Property, as qualified throughout the appraisal report, has a market value of
$910,000.

June 30. 2008
ay J. DeVoe. MAI, SR/WA Date
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

The legal description furnished me, if any. is assumed to be correct. I assume no
responsibility for matters legal in character, nor do I render any opinion as to title, which is
assumed to be marketable. Unless stated otherwise, all existing liens, encumbrances, and
assessments have been disregarded, and the property is appraised as though free and
clear, under responsible ownership and competent management. Unless otherwise noted
herein, it is assumed that there are no encroachments, zoning, or restrictive violations
existing on the subject property.

The exhibits in this report are included to assist the reader in visualizing the property. I
have made no survey of the property and assume no responsibility in connection with such
matters

The appraiser assumes no responsibility for determining if the property requires
environmental approval by the appropriate governing agencies or if it is in violation thereof,
unless otherwise noted herein.

Information, estimates, and opinions contained in this report are obtained from sources
considered reliable; however, no liability for them can be assumed by the appraiser.

Possession of this report or any copy thereof does not carry with it the right of
publication, nor may it be used for other than its intended use; the physical report(s) remain
the property of the appraiser for the use of the client, the fee being for the analytical
services only. This appraisal report has been prepared exclusively for the client identified
in the appraisal report, pursuant to their authority, and it may not be used or relied upon by
anyone other than the client, for any purpose whatsoever, without the express written
consent of the appraiser

Neither all nor any part of the contents of this report shall be conveyed to the public
through advertising, public relations, news, sales, or other media without the written
consent or approval of the author. This applies particularly to value conclusions, to the
identity of the appraiser or firm with which he is connected, and to any reference of
affiliated organizations.

The appraiser may not be required to give testimony or to appear in court by reason of
this appraisal, with reference to the property in question, unless prior arrangements have
been made therefore

The statements of value and all conclusions shall apply as of the dates shown herein
The description of the total valuation in this report, and any allocation between land and
improvement values applies only under the existing program of utilization The separate
valuations for land and improvements must not be used in conjunction with any other
appraisal and are invalid if so used

The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures that would render it more or less valuable The appraiser
assumes no responsibility for such conditions, or for engineering that might be required to
discover such factors.

The appraiser has no present or contemplated future interest in the property that is not
specifically disclosed in this report.

All major improvements on the land under appraisement appear to be structurally
sound, unless otherwise noted within the body of the appraisal. However, your appraiser is

CORP Land Appraisal (Dancbo - Cordes) Page 244
By J.J. DcVoe & Associates, Inc.



GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

not an engineer and has not been instructed to secure a qualified engineer's certification of
the structural soundness of the said improvements or functional utility of major appliances
or mechanical units. I, therefore, accept no legal responsibility for structural or mechanical
failures that would not be reasonably obvious in the scope of an appraiser's normal
inspection of the specified improvements, or to a prudent purchaser.

The liability of J J. DeVoe & Associates (and employees) is limited to the client only and
to the fee actually received by the appraiser. Further, there is no accountability, obligation,
or liability to any third party. If this report is placed in the hands of anyone other than the
client, the client shall make such parly aware of all limiting conditions and assumptions of
the assignment and related discussions. The appraiser is in no way to be responsible for
any costs incurred to discover or correct any deficiencies of any type present in the
property; physically, financially, and/or legally. In the case of limited partnerships,
syndication offerings or stock offerings in real estate, the client agrees that, in case of
lawsuit (brought by lender, partner or part owner in any form of ownership, tenant, or any
other party), any and all awards, settlements or any type in such suit, regardless of
outcome, client will hold appraiser completely harmless in any such action.

In this appraisal assignment the appraiser did not observe and has no knowledge as to
the existence of potentially hazardous material used in the construction or maintenance of
the buildings, unless otherwise noted in the appraisal Examples include the presence of
UREA/formaldehyde foam insulation, and/or the existence of toxic waste, which may or
may not be present on the property. The appraiser, however, is not qualified to detect such
substances. The existence of UREA/formaldehyde insulation or other potentially
hazardous waste material may have an effect on the value of the property The client is
urged to retain an expert in this field if desired

If an existing property, the observed condition of the foundation, roof, exterior walls,
interior walls, floors, heating system, plumbing, insulation, electrical service, appliances and
all mechanical and construction is based upon a casual inspection only, no detailed
inspection was made Conditions behind walls, above ceilings, behind locked doors, or
under the ground are not exposed to casual view and, therefore, were not inspected. Any
reference to insulation was based upon conversations with others and/or circumstantial
evidence. The appraiser does not have the expertise necessary to determine adverse
conditions relative to exterior walls, floors, heating orair-conditionmg systems, plumbing,
electrical service, insulation, appliances, or any other construction/systemic matters.

All persons reviewing, utilizing, or relying on this report in any manner bind themselves
to accept these and all attached restrictions, certifications, assumptions and limiting
conditions Do not use this report if you do not so accept. These conditions are a part of
the appraisal report, they are a preface to any certification, definition, fact or analysis, and
are intended to establish as a matter of record that the appraiser's function is to provide a
present market value indication for the subject property based on the appraiser's
observations This appraisal report is an economic study to estimate market value as
defined. An appraisal is not an engineering report, survey, or legal opinion, and expertise
in these areas, among others, is not implied.
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Notarized Verified Statement

Verification upon Oath

I, Jay DeVoe, verify under penalty of perjury that I am the same Jay
DeVoe whose statement of qualifications appears in the Appendix of Oregon
International Port of Coos Bay (OIPCB) Verified Statement in this proceeding; that I am
responsible for the portion of OIPCB's Evidence in this proceeding related to the real
estate land appraisal of the Central Oregon & Pacific Railroad; that I know the contents
thereof; and that the same are true and correct. Further, I certify that I am qualified and
authorized to file this statement.

Jay DeVoe, MAI, SR/WA

State of Oregon

County of Washington

Signed and sworn to before me on this 30th day of June, 2008.

Notary Public - State of Oregon

OFFICIAL SEAL
PATRICK DENNIS

NOTARY PUBLIC - OREGON
COMMISSION NO. 396846

MV COMMISSION EXPIRES SEPT 7.2009
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