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949 LANE 10; POWELL, WYOMING 82435  
RESIDENTIAL * COMMERCIAL * LARGE ACREAGE 

(307) 754-9437 

LETTER OF TRANSMITTAL 
February 25, 2022 
First Bank of WY, Div. of Glacier Bank 
RE:  Appraisal Report – Powell Health Care 

 
In accordance with the request of First Bank of WY, Div. of Glacier Bank, Whitlock 
Appraisal has personally inspected and prepared an Appraisal of the following property: 

Powell Health Care 
6.77 +/- Acres Lot, 12,354 +/- SQ FT Office Building  

1201 E. 7th Street 
Powell, WY 82435                                              

The purpose of this appraisal is to provide the market value of the subject property real 
estate only, in leased fee terms, “As is”, as of the effective date, February 3, 2022, in 
order to aid or support decisions related to encumbering the property for loan purposes.  
The values reflect the unencumbered surface rights of the property.  Enclosed, please find 
the Appraisal Report that describes relevant data gathered during the investigation of the 
property.  The methods of approach and reasoning in the valuation of the various physical 
and economic factors of the subject property are contained in this report or the appraiser’s 
files.  
 

An inspection of the property and a study of the pertinent factors, including valuation 
trends and analyses of the market area and the market data, have determined the market 
value in terms of cash or cash equivalency, for the subject property, “As is”, as of 
February 3, 2022, is: 

$1,530,000 

ONE MILLION FIVE HUNDRED THIRTY 

THOUSAND 

U. S. DOLLARS  

 
Respectfully Submitted, 

 
_____________________ 
Andrew C. Whitlock, MBA 
WY Certified General Appraiser #776 
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-Subject property highlighted in yellow. 
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SUMMARY OF FACTS & CONCLUSIONS 

 
 

PROPERTY DESCRIPTION –      Powell Health Care 

          1201 E. 7th Street 
Powell, WY  

 
CURRENT OWNER OF RECORD  -             LJS Realty Holdings, LLC 

 

BORROWER  -                                                  Powell Health Care Coalition 
 

ASSESSOR ID #  -          02087700000000 
 

EFFECTIVE DATE OF VALUE OPINION – February 3, 2022 
 
REPORT DATE  -                                            February 25, 2022 

 
 

LEGAL- First Development Park Sub. (Phase One) Lots 7-9 (Amended) Lots 7-1,8-

1,&9-1; Park Co., WY 
 

PROPERTY SIZE  -             6.77 +/- Acres 
 
IMPROVEMENTS - 12,354+/- SQ FT Office Building, Concrete, Gravel, Storage 

Garage, and Signage. 
 

ZONING -     I-L, Industrial Light 
 

HIGHEST & BEST USE -   Office Building 
 

CURRENT USE - Office Building  
 
 
OPINIONS OF MARKET VALUE 

 
 LAND VALUATION            $    135,000 
 COST APPROACH        $ 1,550,000 
 SALES COMPARISON APPROACH   $ 1,420,000 
 INCOME APPROACH       $ 1,200,000 
 
 OPINION OF MARKET VALUE    $ 1,530,000 
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APPRAISAL REPORT 
 
CLIENT:   First Bank of WY, Div. of Glacier Bank 
     P.O. Box 2260 
     Cody, Wyoming, 82414 
  
APPRAISER: Andrew C. Whitlock 
     Whitlock Appraisal 
     949 Lane 10 
     Powell, Wyoming 82435 
 
SUBJECT:  Powell Health Care 

1201 E. 7th Street 
Powell, WY 82435 

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to provide the appraiser’s best estimate of the market 
value of the subject real property, in the fee simple terms, “As is”, as of the effective 
date, February 3, 2022.  The effective date is the date of inspection.  The subject property 
was personally inspected by the appraiser.  Market value is defined by the federal 
financial institutions regulatory agencies as follows: 
 
The most probable price which a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and the seller, each acting prudently, 
knowledgeably and assuming the price is not affected by undue stimulus.  Implicit in this 
definition are the consummation of the sale as of a specified date and the passing of title 
from the seller to the buyer under conditions whereby: 
 

� buyer and seller are typically motivated; 
� both parties are well informed or well advised, and each acting in what he 

considers his own best interest; 
� a reasonable time is allotted for exposure in the open market; 
� payment is made in terms of cash (in US dollars) or in terms of financial 

arrangements comparable thereto; 
� the price represents the normal consideration for the property sold unaffected by 

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

 
(Source: Office of the Comptroller of Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42 Definitions)                  
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COMPETENCY PROVISION of USPAP                       
 
The Uniform Standards of Professional Appraisal Practice (USPAP) require that prior to 
accepting an assignment or entering into an agreement to perform any assignment, an 
appraiser must properly identify the problem to be addressed and have the knowledge and 
experience to complete the assignment competently; or alternatively: 

 
a.  Disclose the lack of knowledge and/or experience to the client before accepting the 

assignment; 

b.  Take all steps necessary or appropriate to complete the assignment competently; and 

c.  Describe the lack of knowledge and/or experience and steps taken to complete the assignment 

competently in the report. 

 

The appraiser has been appraising real estate in Wyoming approximately seventeen years, 
and the appraiser is familiar with the geographical area in which the subject and 
comparable sales are located.  The appraiser believes he possesses the knowledge and 
experience to complete this assignment competently. 
 
(Refer to Resume in the Addendum) 
 
This Appraisal Report is a brief recapitulation of the appraiser’s data, analysis, and 
conclusions.  Supporting documentation is retained in the appraiser’s file. 

INTENDED USE OF REPORT 

This appraisal is intended to assist the client, First Bank of WY, Div. of Glacier Bank, in 
estimating a market value in order to aid or support decisions related to encumbering the 
property for loan purposes.  This report is prepared for the sole and exclusive use of the 
appraiser’s client, First Bank of WY, Div. of Glacier Bank  No third parties are 
authorized to rely upon this report without the express and written consent of the 
appraiser.   

INTEREST VALUED: 
 
Leased Fee Interest; Real Estate Only 
 

EFFECTIVE DATE OF VALUE: 
 
February 3, 2022 
 

DATE OF REPORT: 
 
February 25, 2022 
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SCOPE OF WORK 

Pursuant to the client’s request the real estate only will be valued in this appraisal report. 
 
COVID-19 Statement: The global outbreak of a “novel coronavirus” known as COVID-
19 was officially declared a pandemic by the World Health Organization (WHO). The 
reader is cautioned, and reminded that the conclusions presented in this appraisal report 
apply only as of the effective date(s) indicated. The appraiser makes no representation as 
to the effect on the subject property of any unforeseen event, subsequent to the effective 
date of the appraisal. Market conditions at this time can best be described as uncertain. 
No adverse indicators regarding market value are known to be present at this time, but 
given the wide impact of stay at home orders and uncertain economic conditions for a 
wide range of the population it is unknown how real estate markets will be impacted in 
the future.  Currently, the market is still stable. 
 
In preparing this report, the appraiser:  
 

� Inspected the subject site as well as the neighborhood. 
 
� Considered past research concerning the physical and economic characteristics of 

the town and the subject’s neighborhood. 
 

� Reviewed prior appraisals performed by Whitlock Appraisal.   
 

� Gathered information concerning sales of vacant land with commercial zoning 
around the Powell area. 

 
� Gathered information concerning sales of similar improved properties.  

 
� Researched cost estimates derived from the Marshall and Swift Cost Index, and 

local contractors.  
 

� Derived market comparisons from sales of competing properties in the area. The 
sales were confirmed with the broker, buyer or seller of the properties.  

 
� Derived income and expense data from comparing similar leases in the general 

area of the subject. The net operating income was capitalized using the Market 
Method to establish a rate in order to estimate a value from this approach.  

 
� Confirmed and analyzed the data and applied the Cost, Sales Comparison and 

Income Approaches to value.  
 

� Researched data at the Park County Courthouse to obtain assessed values, tax 
information, and deeds. 

 
� Spoke with the City of Powell Planning and Zoning Office concerning the zoning 

regulations on the subject property. 
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� Spoke with the current owner concerning property characteristics. 

 
� Performed a complete appraisal process, as defined by the Uniform Standards of 

Professional Appraisal Practice. 
 
 

This Appraisal Report is a brief recapitulation of the appraiser’s data, analysis, and 
conclusions.  Supporting documentation is retained in the appraiser’s file. 
 
 

DESCRIPTION OF PROPERTY APPRAISED 

LEGAL DESCRIPTION: First Development Park Sub. (Phase One) Lots 7-9 (Amended) Lots 7-1,8-

1,&9-1; Park Co., WY  
 
ADDRESS:  1201 E. 7th Street, Powell, WY 82435 

 
CURRENT OWNERSHIP: According to the Park County Court House, the property is 
listed under the ownership of LJS Realty Holdings, LLC. 
 
PROPERTY SIZE:  6.77 +/- Acres 

IMPROVEMENTS:  12,354+/- SQ FT Office Building, Concrete, Gravel, Storage Garage, 
and Signage. 

 
 

PERSONAL PROPERTY:  None 

MARKET AREA AND COMPETITIVE ANALYSIS 

On the following pages is an excerpt of Wyoming Demographics on Park County. 
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Park County is located in the northwest corner of the State of Wyoming, bordered by 
Montana (north) and Yellowstone National Park (west).  Park County is ranked 8th in 
total population among the State’s 23 counties.  The estimated population is 28,205.  Park 
County is home to three incorporated cities with Cody, the County Seat, being the largest.  
Cody is Wyoming’s 11th most populous city. 
 
Currently the Powell area real estate market is considered stable. A study of sales and re-
sales of real estate of all types indicates rising real property values in the past. Evidence 
of rising real property values in the Powell market is most apparent in agricultural and 
rural residential properties. The Cody real estate market, 26 miles southeast, has been 
very strong, and buyers seeking real estate have contributed to rising rural property 
values in the Powell market. 

The commercial and industrial real property sector has remained stable in recent years. 
There is an abundance of commercial and industrial raw land available on the outskirts of 
Powell, both east and west. An average number of commercial improved properties are 
currently marketed in the immediate Powell area. While there is commercial lease space 
available, the amount is typical for an agricultural community.  
 
Overall, the commercial and industrial real estate market in the Powell area can best be 
described as stable.  
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NEIGHBORHOOD AND SITE DESCRIPTION 

 

 
Subject Highlighted in Yellow 

 
The subject is located north and east of the central business district in the City of Powell, 
WY.  It is located on the north side of 7th Street.  The subject is on the corner of Panther 
Blvd and 7th Street.  Surrounding the subject are mostly storage unit buildings.  The 
Powell High School is west of the subject.  Homesteader Park and Farm Ground are to 
the south.  Storage Unit and Shop buildings are to the North and East. 
Topography of the 6.77+/-Acre mostly rectangular lot is level.  Access to the property is 
via 7th Street and Panther Blvd.  All city utility services are available and adequate.  The 
subject has a small parking lot with signage in the front of the building and a large 
graveled parking area in the rear.  The site is landscaped.  The current zoning of the site is 
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“I-L” which is the Industrial Light designation.  The current improvements conform to 
this designation.   
  
The subject does not appear to be in a Flood Hazard Zone.   
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IMPROVEMENT DESCRIPTION 
 
The subject property includes an existing 12,354+/-SQ FT building that houses offices.  It 
was built in 1995.  The building is good quality frame and metal construction with wood 
and rock siding and asphalt shingle roof covering, and concrete foundation.  The interior 
of the main level has a reception area, offices, kitchen, utility rooms, conference rooms, 
and restrooms.  There is a loft office above the reception area.  The building has multiple 
HVAC units for heating and cooling.  The interior has drywall, fluorescent lighting, 
acoustic ceiling tiles, and good quality carpet and laminate floor coverings.  The building 
is good in quality and condition.  There is a 1,000+/- SQ FT storage building behind the 
main building.  Please see the following page for a detailed sketch of the building. 
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PERSONAL PROPERTY 

NONE. 

TAXES AND ASSESSMENT 

The subject property is taxed in Park County on the basis of total market value.  The fair 
market value from the Park County Assessor for the subject property, for the year 2021 
for the real estate is $1,100,783, with the 2021 taxes being $7,925.22.   

PROPERTY HISTORY 

The subject property is listed for sale for $1,700,000 as of 6-14-21, 214 DOM.  The 
original list price was $1,500,000.  There have been no known transactions concerning 
the subject property within a three year time period.  The subject is currently under 
contract for sale for $1,530,000 as of 12-28-21.  This is an arm’s length transaction.   
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ZONING 

The property use of the parcel is regulated by the City of Powell and is zoned “I-L”, 
which is classified as Industrial Limited.  The improvements conform to the zoning 
regulations.   

HAZARDS AND DETRIMENTS 

The hazards and detriments inherent in any property must be fully addressed in the 
appraisal process because of the serious potential effects on value.  Hazards often take the 
form of natural forces or environmental conditions and detriments are primarily 
drawbacks to the property or enterprise itself.  Upon inspection of the property, there 
were no items observed that may be of detriment to the subject’s value.  The appraiser is 
not an expert in this field and if questions of this nature arise, the appraiser would 
recommend a complete inspection by a qualified individual.  An exhaustive title search 
was not conducted.   

REASONABLE EXPOSURE AND MARKETING TIME 

Reasonable Marketing Time is defined by The American Standards Board as: “The 
reasonable marketing time is an estimate of the amount of time it might take to sell a 
property interest in real estate at the estimated market level during the period 
immediately after the effective date of an appraisal.” 
 
Currently, the supply of commercial/retail properties in Powell, WY, is average.  The 
Northwest WY MLS, for the last five years, shows the following statistics.  It is the 
appraiser’s contention that a reasonable marketing time for the subject property, after the 
effective date of the appraisal, is approximately one to two years.  The exposure time is 
one to two years as well. 
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HIGHEST AND BEST USE ANALYSIS 

 
 
Highest and Best Use is defined by the Appraisal Institute as: 

 
“The reasonably probable and legal use of vacant land or an improved 

property, which is physically possible, appropriately supported, financially 

feasible, and that results in the highest value. The four criteria the highest and 

best use must meet are legal permissibility, physical possibility, financial 

feasibility, and maximum productivity.” 

 

The preceding definition applies to vacant land or improved property, as available for its 
highest and best use.  In cases in which a site has existing improvements, the highest and 
best use may possibly be determined to be different from the existing use.  The existing 
use will continue, however, unless and until land value in its highest and best use exceeds 
the total value of the property in its existing use.  Highest and best use reflects a basic 
real estate market behavior assumption:  That the price a buyer will pay for a property is 
based on the buyer’s conclusions about the most profitable use of the property, and 
therefore, properties tend to be put to their highest and best uses. 

 
Implied within this definition is the wealth maximization of individual property owners.  
In appraisal practice, the concept of highest and best use represents the premise upon 
which value is based.  In the context of most probable selling price (market value), 
another appropriate term to reflect highest and best use would be:  the most probable use.  
In the context of investment value, an alternative term would be: the most profitable use. 

 
Elements affecting value; however, that depend upon events or a combinations of 
occurrences which, while within the realm of possibility, are not fairly shown to be 
reasonable probable, should be excluded from consideration.  In addition, if the intended 
use is dependent upon an uncertain act of another person, the intention cannot be 
considered.   

 
The highest and best use for both land as though vacant and as improved requires 
conformance with four fundamental criteria.  The highest and best use must be:   

 

• Legally Permissible; 

• Physically Possible; 

• Financially Feasible; and 

• Maximally Productive. 
 
These test criteria are applied to the subject property as though vacant and as improved.  
To arrive at an estimate of highest and best use, the subject site is analyzed here as 
though vacant and available for development, and as presently improved, and as 
proposed.   
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HIGHEST AND BEST USE AS THOUGH VACANT 

Defined in the Appraisal Institute’s Dictionary of Real Estate Appraisal, Fourth Edition, 
as: 

 
“Highest and best use of land or a site as though vacant is among all 

reasonable, alternative uses, the use that yields the highest present land value, 

after payments are made for labor, capital, and coordination. The use of a 

property based on the assumption that the parcel of land is vacant or can be 

made vacant by demolishing any improvements.” 

 
Legally Permissible Use 

 
A constraint for the possible uses of the property is dictated by the legally restrictive 
aspects of the site.  One known restriction that applies to the subject property is the public 
restriction of zoning.  According to current zoning ordinances, residential and 
commercial and industrial uses are allowed.  Agricultural uses are not permitted. 

 
Physically Possible Use   
 
Another constraint for the possible use of the property is dictated by the physical aspects 
of the site. The size and location of a parcel are two of the most important elements of 
value.  The size of a site and the provisions of the zoning ordinances have substantial 
influence on its ultimate development.  Other considerations include access, topography 
and the availability of utilities.  The property is level in topography and has adequate 
access as well as all city utilities.  Commercial, Industrial, and residential are physically 
possible uses of the site.   

 
Financially Feasible Use 
 
The demand for commercial land in Powell is descent.  Commercial land in Powell, near 
a good traffic flow area is strong as evidenced by the few vacant commercial sites.  The 
availability for commercial sites is limited; therefore, values have risen in the past.  The 
costs and related rental income and sales potential associated with residential 
development indicate a residential use may only be marginally, financially feasible.   
 
The rents paid and incomes earned by other commercial tenants and landlords in the 
general area indicate a return superior to residential uses.  Commercial development is 
thought to be a financially feasible use of the site.   

 
Maximally Productive Use 

 
The maximally productive use of the subject site, considering maximum rents, highest 
resale, location, size, and surrounding land uses would be for use within a commercial 
context.  
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HIGHEST AND BEST USE AS THOUGH IMPROVED 
 
Defined in the Appraisal Institute’s Dictionary of Real Estate Appraisal, Fourth Edition, 
as: 

“The use that should be made of a property as it exists. An existing 

improvement should be renovated or retained as proposed so long as it 

continues to contribute to the total market value of the property, or until the 

return from a new improvement would more than offset the cost of 

demolishing the existing building and constructing a new one.” 

 
The highest and best use of the subject site, as improved, takes into consideration its 
location, relative size, and surrounding land uses, as well as the four fundamental 
conformance criteria noted previously. 

 
The use of the subject property is for an office building.  Based on surrounding uses, the 
building represents a legal, conforming use which is neither speculative nor conjectural.  
The improvements also conform to the general physical and economic characteristics of 
the neighborhood.  The highest and best use of the subject property as improved is an 
office building.  
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SUMMARY OF ANALYSES OF LAND VALUATION  
 
The approach applicable in determining land value for the subject property is the direct 
sales comparison approach.  This approach involves comparing the subject to other land 
recently sold in a similar market area with similar property characteristics. 
 
The land value was determined by the following sales.  These transactions were of four 
commercial lots that are located in similar commercial zoned areas and two residential 
lots.  The following adjusted property sales tables will demonstrate the units of 
comparison.  The comparison charts show differences and similarities between the sales 
and the subject property.  The common unit of comparison is price/SQ FT. 

 
A summary of the data on the comparable land sales is illustrated as follows: 

 

Subject

Lot 12 

Gateway

201 N 

Hamilton 

Street

Lot 83 

Cherrywood 

LN

434 S Bent 

St

Mountain 

View St

10th St 

West

SALE # 1 2 3 4 5 6

DATE  (MO/YR) Dec-16 Jun-04 Oct-16 Apr-20 Aug-16 Jun-21

Acres 6.77 1.32 0.76 0.22 0.34 1.23 12.49

Sales Price $92,400 $260,000 $50,000 $55,000 $80,000 $192,500

Adjusted Sales Price-Concessions $0 $0 $0 $0 $0 $0

Improvement Value/Demolition Cost $0 $0 $0 0 0 0

LAND VALUE $92,400 $260,000 $50,000 $55,000 $80,000 $192,500

-------------- -------------- -------------- -------------- -------------- --------------

$/Acre $70,000 $342,101 $224,837 $159,720 $65,040 $15,412

ADJUSTED PROPERTY SALES

 
 

� LAND SALE ONE IS A RECENT SALE LOCATED NORTH OF COULTER AVENUE.  

SALE ONE IS SMALLER IN SIZE AND SUPERIOR IN TRAFFIC EXPOSURE AND 

MARKETABILITY.  THE SUBJECT IS CONSIDERED OVERALL INFERIOR TO SALE 

ONE. 

� LAND SALE TWO IS ON COULTER AVENUE.  THIS IS A SMALLER SIZE CORNER 
LOT SALE.  THE SUBJECT IS CONSIDERED TO BE INFERIOR TO SALE TWO 

BASED UPON MARKETABILITY. 

� LAND SALE THREE IS A SMALLER SIZED SALE TO THE SUBJECT.  SALE THREE 

IS LOCATED IN A RESIDENTIAL AREA.  THE SUBJECT IS OVERALL INFERIOR 

TO SALE THREE. 

� LAND SALE FOUR IS A RECENT, SMALLER IN SIZE SALE TO THE SUBJECT.  

SALE FOUR IS A COMMERCIAL/INDUSTRIAL LOT LOCATED SOUTH OF THE 

SUBJECT.  THE SUBJECT IS OVERALL INFERIOR TO SALE FOUR BASED UPON 

SIZE. 

� LAND SALE FIVE IS A RECENT SALE LOCATED NORTH OF COULTER AVENUE IN 
A COMMERCIAL SUBDIVISION.  IT IS SMALLER IN SIZE AND SIMILAR IN 

EXPOSURE AND MARKETABILITY.  SALE FIVE IS OVERALL SUPERIOR TO THE 

SUBJECT. 

� LAND SALE SIX IS A RECENT SALE LOCATED NORTH OF COULTER AVENUE IN A 

RESIDENTIAL SUBDIVISION.  IT IS LARGER IN SIZE AND SIMILAR IN 

EXPOSURE AND MARKETABILITY.  SALE SIX IS OVERALL INFERIOR TO THE 

SUBJECT. 
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ANALYSIS OF THE SALES TO DETERMINE LAND VALUE 
 

The data indicates that property values in Powell have shown annual increases.  
Currently, the market is stable.  Due to the age of the comparable sales, adjustments are 
necessary.  Normally smaller parcels command a higher price per unit than larger parcels. 
This confirms the economic principal Economies of Scale.  A size adjustment will be 
considered in the grid.  A bracketing technique was performed to adjust the sales for each 
property.   

 
(0) indicates the sale and the subject are similar 
(-) indicates that the subject is inferior to the sale. 
(+) indicates that the subject is superior to the sale. 

Time Size Location Exposure Marketability Price/Unit Value of Subject

Sale 1 0 - 0 - - $70,000 LOWER

Sale 2 0 - 0 - - $342,101 LOWER

Sale 3 0 - 0 0 - $224,837 LOWER

Sale 4 0 - 0 0 - $159,720 LOWER

Sale 5 0 - 0 0 - $65,040 LOWER

Sale 6 0 + 0 0 0 $15,412 HIGHER

COMPARABLES TO SUBJECT

 
 

The sales suggest that the value of the subject’s land is lower than Sale 5 at $65,040 per 
acre and higher than Sale 6 at $15,412 per acre.  It is the conclusion of the appraiser that 
the subject property is estimated to be $20,000 per acre.  

 
6.77 +/- Acres x $20,000 per Acre = $135,400 

 
 

The opinion of value for the land of the subject property, rounded, as of the date of 
inspection is:  

 
$135,000 
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THE COST APPROACH 
 
This approach is based upon cost of production.  It is especially applicable for new or 
proposed construction that represents the highest and best use of the site.  It is also 
frequently applicable in estimating the market value of unique special-purpose properties, 
especially when there is little or no sales information in an inactive market.  The cost 
approach to value establishes values by estimating the replacement cost of the 
improvements, then depreciating the resulting value to reflect the subject’s age and 
condition (physical depreciation) and, if necessary, further reducing that value for 
functional obsolescence (room arrangement, mechanical deficiencies, etc.) and economic 
disadvantages of the property as it relates to neighborhood properties (junkyards, 
substandard properties, etc.)  It should be noted that the value established is based on the 
replacement cost, which is the total cost of construction required to replace the subject 
building with a substitute of like utility.  The accuracy of this approach depends on the 
cost figures used for the estimate.  In this appraisal, cost estimates are taken from the 
owner, the builder, Marshall & Swift Valuation Services, local suppliers, builders and 
contractors.  
 
The primary deficiency of this method of evaluation is the necessity of depreciating older 
buildings, which requires judgment on the part of the appraiser.  Physical depreciation for 
the subject improvements is based on the Effective Age/Remaining Economic Life 
method which considers the condition and quality of components and relates them to 
cost, depreciation, and ultimately collateral value.  In most appraisals the appraiser does 
not assign functional or economic depreciation to the subject improvements. 
 
The cost approach works in conjunction with the Direct Sales Comparison Approach to 
Land by utilizing the land value established by market comparison in conjunction with 
the appraiser’s estimate of depreciated cost to yield a value by the Cost Approach. 
 
This approach is further explained below from Page 349 of The Appraisal of Real Estate, 
12th Edition, by the Appraisal Institute. 
 
A set of procedures through which a value indication is derived for the fee simple interest 

in a property by estimating the current cost to construct a reproduction of, or 

replacement for, the existing structure plus any profit or incentive; deducting 

depreciation from the total cost; and adding the estimated land value.  Other adjustments 

may then be made to the indicated fee simple value of the subject property to reflect the 

value of the property interest being appraised.  
 
Following is a more in-depth description of the various traditional types of depreciation.  
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DEPRECIATION 

 
Physical Deterioration 

 
Physical deterioration is a reduction in utility resulting from the impairment of physical 
condition.  The cause of the reduction in utility is physical, but the effect is economic: as 
utility is diminished, remaining economic life is reduced.  Physical deterioration in the 
subject is measured by the Effective Age/Remaining Economic Life Principal.   

In the case of the subject’s improvements, there is physical depreciation because the 
building is 27 years old.  An effective age of 12 years with an economic life of 55 years 
has been assigned to the subject due to upgrades and past remodel jobs.   

Functional Obsolescence 
 

Functional obsolescence is the impairment of functional capacity of efficiency.  It reflects 
the loss in value brought about by such factors as over-capacity inadequacy, and changes 
in the overall picture that affect the property item itself or its relation with other items 
comprising a larger property.  It is, therefore, a reduction in utility of the structure, or of 
one or more of its components, resulting from the decreased capacity of the structure or 
component to perform the function for which it is intended, in terms of market standards.  
There is no functional obsolescence assigned to the subject property. 
 
External Obsolescence  
 
Market forces external to the structure or the property, frequently operate to influence the 

value of the structure.  These external market forces are typically divided into locational 
obsolescence and economic obsolescence. 

1. Locational obsolescence is that loss in value experienced by a structure as a 
result of negative environmental forces outside the boundaries of the property. 

2. Economic obsolescence is the impairment of desirability or useful life arising 
from factors external to the property, such as economic forces or 
environmental changes which affect supply and demand relationships in the 
market.  

 
No external obsolescence was assigned to the subject property.   

COST APPROACH ANALYSIS 

A Cost Approach was performed to determine a replacement cost new for the building 
and site improvements. The replacement cost new figures are derived from the Marshall 
and Swift Cost Indexes and local contractors. 
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Square Feet $/SF
Story Height 

Multiplier
Current Cost 

Multiplier
Local 
Mult. RCN

Office Building 12,354 $140.00 1.000 1.080 0.910 $1,699,811.57

Storage Building 1,000 $42.50 1.000 1.080 0.910 $41,769.00

Direct Costs of Construction (Hard Costs) $1,741,580.57

Soft Cost %

Indirect Costs (Soft Costs) 5% $87,079.03

Total Reproduction Costs $1,828,659.60

Accrued Depreciation Short Lived Items

$/SF Age Life Reproduction Cost Depreciation

1 Heating System $6.37 10 25 $85,064.98 $34,025.99

2 Floor Covering $2.50 5 15 $33,385.00 $11,128.33

3 Electrical $9.15 10 25 $122,189.10 $48,875.64

4 Plumbing $3.91 10 25 $52,214.14 $20,885.66

4 Roof $1.52 10 25 $20,298.08 $8,119.23

-------------------------------------------------------

Total Short Lived Items $313,151.30 $123,034.85

Effective Age, Long Lived 12

Economic Life, Long Lived 55

Total Long Lived Items $1,515,508.30

Total Short Lived Items $313,151.30

Long Lived Depreciation $330,656.36

Short Lived Depreciation $123,034.85

Total Physical Depreciation $453,691.21

Functional Obsolescence $0.00 Site Improvements

Economic Obsolescence $0.00 Concrete,Asphalt $15,000

Gravel $10,000

Accrued Depreciation $453,691.21 Landscaping $20,000

Depreciated Building Improvement Value $1,374,968.39 Total $45,000

Land Value $135,000.00

Site Improvements $45,000.00

Total Estimated Value $1,554,968.39

Cost Approach - Marshall & Swift, Local Contractors Office Buildings

 
 

SUMMARY OF THE COST APPROACH 

The estimated value of the real estate, which includes the land and building 
improvements, “As is” using the Cost Approach, is rounded to: 

 

$1,550,000 
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THE SALES COMPARISON APPROACH  

 
The highest and best use of the land as improved has been determined to be for the use as 
an office building.  To value the property in the capacity of this use, the Sales 
Comparison Approach was implemented.  This approach is further explained below in 
the paragraphs from Page 417 of The Appraisal of Real Estate, 12th Edition, by the 
Appraisal Institute. 

 
In the sales comparison approach, the appraiser develops an opinion of value 
by analyzing similar properties and comparing these properties to the subject 
property.  The comparative techniques of analysis applied in the sales 
comparison approach are fundamental to the valuation process. 
Estimates of market rent, expenses, land value, cost, depreciation, and other 
value parameters may be derived in the other approaches to value using 
comparative techniques.  Similarly conclusions derived in the other approaches 
are often analyzed in the sales comparison approach to estimate the 
adjustments to be made to the sale prices of comparable properties. 

 
In the sales comparison approach, an opinion of market value is developed 
comparing properties similar to the subject property that have recently 
sold, are listed for sale, or are under contract.  A major premise of the sales 
comparison approach is that the market value of a property is related to the 
prices of comparable, 
competitive properties. 

 
Comparative analysis of properties and transactions focuses on  
similarities and differences that   
affect value, which may include variations in the following: property rights 
appraised, the motivations of buyers and sellers, financing terms, 
market conditions at the time of the sale, size, location, physical 
features, and economic characteristics, if the properties produce income.  
Elements of comparison are tested against market 
evidence to determine which elements are sensitive to change and 
how they affect value.  
 

The improvement is a good quality office building.  To find similar comparable 
properties, the search included the entire Big Horn Basin, market area.  Following is the 
adjustment grid for the subject property, discussion and comparison, followed by a 
summary and analysis.  The unit of comparison used in the sales grid is the price/square 
foot.  This includes the value of the building and land.  The overall price/SQ FT method. 
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A summary of the data for the Big Horn Basin, improved property sales is illustrated as 
follows: 

Subject

1302 Beck 

Ave-Cody

7,9 RD 2AB-

Cody

402 33rd ST-

Cody

1239 

Rumsey Ave-

Cody

1175 

Panther 

Blvd-Powell

SALE # 1 2 3 4 5

SALE DATE  (MO/YR) Apr-20 Feb-18 Nov-19 Sep-21 Apr-21

Sales Price $800,000 $640,000 $1,750,000 $850,000 $400,000

Time Adjusted Sales Price (0%/year) $800,000 $640,000 $1,750,000 $850,000 $400,000

LAND VALUE $135,000 $140,000 $200,000 $1,200,000 $65,000 $60,000
Overall Price/SQ FT $109.77 $140.29 $363.98 $119.68 $80.00

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

Financing Terms Cash to Seller Cash to Seller Cash to Seller Cash to SellerCash to Seller
Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length

Gross Building Area (GBA) 12354 SF 7,288 4,562 4,808 7,102 5,000
Effective Age 12 15 20 10 15 10

Quality of Construction Good Good Average Good Good Average
Marketability Good Good Average Good Good Average

Big Horn Basin, IMPROVED PROPERTY SALES

 
 

 
� IMPROVED SALE ONE IS A RECENT SALE LOCATED IN CODY, WY.  SALE ONE 

IS AN OFFICE BUILDING SALE.  SALE ONE IS SMALLER IN GROSS BUILDING 

AREA (GBA) AND SIMILAR IN QUALITY OF CONSTRUCTION.  THE SUBJECT IS 

CONSIDERED OVERALL INFERIOR BASED UPON SIZE. 

� IMPROVED SALE TWO IS A RECENT SALE LOCATED IN THE INDUSTRIAL AREA 
NORTH OF CODY, WY.  THIS SALE INCLUDES A SHOP BUILDING AND A 

RESIDENCE.  SALE TWO IS SMALLER IN GBA AND SIMILAR IN AGE.  THE 

SUBJECT IS CONSIDERED TO BE INFERIOR TO SALE TWO BASED UPON SIZE. 

� IMPROVED SALE THREE IS A RECENT SALE IN CODY THAT IS SMALLER IN GBA 

AND SIMILAR IN QUALITY OF CONSTRUCTION.  THE GBA INCLUDES THE 
BASEMENT AREA AS WELL.  THE SUBJECT IS INFERIOR TO SALE THREE BASED 

UPON SIZE. 

� IMPROVED SALE FOUR IS A RECENT SALE OF A RETAIL BUILDING IN CODY.  

THERE ARE RESIDENTIAL RENTALS ON THE UPPER FLOOR.  THE SUBJECT IS 

LARGER IN GBA AND SIMILAR IN CONSTRUCTION.  THE SUBJECT IS INFERIOR 

TO SALE FOUR BASED ON SIZE. 

� IMPROVED SALE FIVE IS A RECENT SALE IN POWELL NEAR THE SUBJECT THAT 
IS SMALLER IN GBA AND SIMILAR IN AGE.  THE SUBJECT IS OVERALL 

SUPERIOR TO SALE FIVE BASED UPON QUALITY AND MARKETABILITY. 

 

 
ANALYSIS OF THE SALES TO DETERMINE BUILDING VALUE 

 
The data indicates that improved property values in the area have shown annual 
increases.  Currently, the market is stable.  A bracketing technique was performed to 
represent the overall subject value in relation to the comparable sales.   

 
(0) indicates the sale and the subject are similar 
(-) indicates that the subject is inferior to the sale. 
(+) indicates that the subject is superior to the sale. 
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Age GBA Quality Marketability Overall Value Value of Subject Building

Sale 1 0 - 0 - $109.77 LOWER

Sale 2 0 - 0 - - $140.29 LOWER

Sale 3 0 - 0 - + $363.98 LOWER

Sale 4 0 - 0 - $119.68 LOWER

Sale 5 0 - + + $80.00 HIGHER

Mean $162.74

COMPARABLES TO SUBJECT

 
 

ANALYSIS OF SALES 

The value of the office building and land will be valued here.  The above grade size of 
the building is 12,354+/- SQ FT.  All five sales were given consideration.  Using 
reasonable methods, the appraiser was unable to find a comparable similar to the subject 
in size.  The common unit of comparison is the overall price/square foot.  The land value 
of the comparables has been determined from previous appraisals and the data is located 
in the appraiser’s files.  The Park County Assessor has been consulted for each 
comparable as well.   
 
The sales suggest that the overall value of the subject is higher than Sale 5 at $80.00/SQ 
FT and lower than Sale 1 at $109.77/SQ FT.  A value slightly higher than the range is 
assigned considering the quality and condition of the subject. 
 
Overall Value     12,354 SQ FT @ $115/SQ FT =  $1,420,710 
 
Total Value              $1,420,000 
 

The estimated value of the real estate, which includes the land and building 
improvements, “As Is”, as of date of inspection, using the Sales Comparison Approach, 

rounded is: 
 

$1,420,000 
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1.83 Acres 

109,290/acre 
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2.02 Acre 

163,366/acre 
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INCOME APPROACH 
 
 
This approach to value has as its basis the principle of anticipation, i.e., that 
knowledgeable and prudent buyers purchase commercial property based on the 
anticipated ability of that property to generate income back to the owner in the form of 
rent or business profits.  It is also based on the assumption that a direct relationship exists 
between income and value. 

 
Income capitalization is the conversion of income to a lump sum value.  Two 
fundamental methods of income capitalization deemed useful for income generating 
properties are Direct Capitalization and Yield Capitalization. 

 
Direct capitalization is the conversion of a single year’s income to a lump sum value by 
dividing it by a market-derived or calculated overall capitalization rate (OAR) and/or 
multiplying it by an appropriate market-derived factor.   

 
Yield capitalization or discounting, which is the process of converting a stream or series 
of payments into a lump sum capital value, is used in the form of Discounted Cash Flow 
(DCF) analysis to accommodate those more sophisticated buyers and sellers that may 
have interest in larger and more costly properties in the market area.  Discounting is 
applied to the valuation of real estate on the premise that value is the present worth of 
anticipated or future benefits and that investors are willing to defer those benefits.  The 
net present value is calculated at the current rate required to attract and compensate 
typical investors for foregoing present benefits (the immediate use of capital).  The Direct 
Capitalization Method appears to be the most appropriate and is used here. 
 
This approach is further explained below from Page 471 of The Appraisal of Real Estate, 
12th Edition, by the Appraisal Institute. 
 
Income-producing real estate is typically purchased as an investment, and from an 

investor’s point of view earning power is the critical element affecting property value.  

One basic investment premise holds that the higher the earnings, the higher the value, 

provided the amount of risk remains constant.  An investor who purchases income-

producing real estate is essentially trading present dollars for the expectation of 

receiving future dollars.  The income capitalization approach to value consists of 

methods, techniques, and mathematical procedures that an appraiser uses to analyze a 

property’s capacity to generate benefits and convert these benefits into an indication of 

present value. 
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INCOME APPROACH FOR THE REAL ESTATE 
 

The subject property includes an office building.  Income could be generated for the real 
estate in the form of money collected from renting the building on a monthly basis.  The 
building is currently leased out to other businesses.  Market rents from competing 
properties were investigated in order to establish a market rental for the subject.  The 
subject property is not owner-operated, and the yearly rents are $81,264.  The owner pays 
taxes, insurance, and utilities. 
 
Current Tenants and Rents: 
 

 

Potential Gross Income 
 
Using the income capitalization approach, the appraiser must first estimate the property’s 
gross income, which may be defined as a property’s total potential income from all 
sources during a specific period of time, usually a year.  This income typically includes 
rent and also any other associated non-real estate income, such as income from vending 
machines, laundry services and parking.  Income for the subject will be projected from 
the local market rents from a rent survey of commercial buildings in the Powell and 
Cody, WY, market.  The market rent survey discloses a correlation exists between the 
size of the building and the gross rents.  As the size of the rented area increases, the $/SQ 
FT decreases.  For office space, the rents range from a low of $3.00/SQ FT to a high of 
$18.82/SQ FT.  On Bent Street, a real estate office rents 600 SQ FT of office space for 
$10/SQ FT.  The UPS Store has a triple net lease in an old bank building on Bent Street 
for $10.47/SQ FT.  Restaurants and Bar/Taverns rent for $5.00-$15.00/SQ FT.  Shop 
Building rents range from $2.00/SQ FT to $7.00/SQ FT depending upon finish area.  The 
Fastenal building on Gateway DR rents for $7.12/SQ FT.  Commercial buildings in the 
Cody, WY, market have a rent survey that discloses a correlation exists between the size 
of the building and the gross rents.  As the size of the rented area increases, the $/SQ FT 
decreases.  For quality office and retail space, in good locations, the annual rents range 
from a low of $10.00/SQ FT to a high of $16.00/SQ FT.  Smaller spaces command larger 
rents.  A professional office building at 1508 Stampede Avenue rents for $10.54/SQ FT.  
This building is 4,269 SQ FT in size of average quality.  A medical office building at 
1025 9th Street rents for $16/SQ FT.  This building is 14,000 SQ FT in size of good 
quality.  First American Title Co. rents 1002 13th St in Cody for $10.80/SQ FT/year as a 
triple net lease.   
The subject building is 12,354 SQ FT.  Considering the size of the subject, fair market 
rent for the subject building is estimated at $10.00/SQ FT/year.  Due to the small market, 
there is not a rental comparable similar to the subject property in size.  The current rents 
are below market rents.  A 10% allowance for vacancy has been used. 



Appraisal Report                                                                             Powell Health Care 

Whitlock Appraisal                                                                                                                                  52  

 

Operating Expenses 
 
Operating expenses are defined by The Appraisal Institute’s, The Dictionary of Real 

Estate Appraisal, 4
th

 Edition as, “The periodic expenditures necessary to maintain the 
real property and continue production of the effective gross income, assuming prudent 
and competent management.”  Typical expenses include taxes and insurance with the 
lessee paying utilities and any other expenses.  The annual taxes associated with this 
property are estimated at $7,900 and the insurance at $5,000.  Management and reserve 
replacements of $2,500/year are also estimated.  These expenses are typically low for 
new construction properties.  These expenses were subtracted from the effective gross 
income to derive the Net Operating Income of the Business. 
   

Capitalization Rate 
 

For the real estate income approach a capitalization rate was established using investor 
surveys as well as the market method. 

 
A tool used in developing an overall capitalization rate is from studies performed by 
nation wide firms.  RealtyRates.com is a comprehensive resource of real estate 
investment and development news, trends, analytics, and market research that support 
real estate professionals involved with more than 50 income producing and sell-out 
property types throughout the U.S. 

The RealtyRates.com quarterly Investor Survey includes national mortgage and equity 
requirements, cap and discount rates, reserve requirements, and interim financing rates 
and terms for 32 income producing property types, plus financial indicators, historical 
cap rate trend data, and land lease cap and discount rates, likewise by property type.  

The RealtyRates.com quarterly Developer Survey includes actual and pro-forma discount 
rates for 22 sell-out property types including subdivisions, PUDs, business and industrial 
parks, and residential and commercial condominiums and co-ops. Data is distributed 
amongst 13 regions encompassing all 50 states as well as Puerto Rico, Guam and the U.S. 
Virgin Islands.  The region used to compare the subject property is The Rocky Mountain 
Region. 
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The range of overall capitalization rates (OAR) in the RealtyRates.com chart for Office 
Space in suburban markets is from a low of 7.03% to a high of 12.77%.  The average 
OAR is 9.35%.  Investors surveyed provided a range of overall capitalization rates 
(OAR) from a low of 6.68% to a high of 12.13%.  The average surveyed OAR is 8.80%.   
 
The Overall Capitalization Rate (OAR) will be determined by the Market Method as well 
using Cody, WY, sales and two recent Powell, WY sales: 
 

 

Cody,Powell Address Cap Rate

1438 Sheridan Ave. 15.96%

1272 Sheridan Ave. 9.14%
1122 12th St. 9.18%

1531 Bleistein Ave. 5.57%
574 Gateway DR 6.60%

246 N. Absaroka St 6.50%

Mean 8.38%
 

 

The subject is in an average location and is of good quality and condition.  Considering 
all of the Capitalization Rate information presented, an OAR of 8.00% will be applied to 
the subject.  Recent Cody comparables have been shown as well. 

Cody Address Cap Rate

1302 Beck Ave 5.40%

1272 Sheridan Ave. 9.14%
1122 12th St. 9.18%

808 Meadow LN 13.40%
1002 13th Street 8.06%

1531 Bleistein Ave. 5.57%

Mean 7.81%
 

1302 Beck Ave in Cody is a recent sale of an office building.  The commercial market is 
currently stable at this time.  There are businesses seeking out rental property at this time. 
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DIRECT CAPITALIZATION METHOD 

POTENTIAL GROSS INCOME Rent Per SF SF

Office Building $10.00 12,354 $123,540
$0

Potential Gross Income $123,540

VACANCY RATE 10.00% $12,354

EFFECTIVE GROSS INCOME $111,186

Expenses

Insurance $5,000

Taxes $7,900

Maintenance, Management, Reserves $2,500

Total Expenses $15,400

NET OPERATING INCOME $95,786
OAR @ 0.0800

-----------------------

INDICATED VALUE $1,197,325

INCOME APPROACH

 
 

ESTIMATE OF MARKET VALUE BY THE INCOME APPROACH TO THE 
REAL ESTATE 

 
Based on the foregoing data, analysis and conclusions, as fee simple estate, the value of 
the real estate for the subject property, “As is”, as of date of inspection, according to the 
Income approach, is rounded to: 

$1,200,000 
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RECONCILIATION OF ESTIMATES 
 
 
Reconciliation is the bringing into harmony of ideas and indications presented in this 
report.  The various indications of value for the Subject, “As is”, as of date of inspection, 
derived in this report are as follows: 

COST APPROACH  

Improvement Value:           $1,374,968.39 
Site Improvements:           $     45,000 
Land Value:             $   135,000 
 
Total Value, per cost approach:        $1,554,968.39 

Value Indicated By Cost Approach (Rounded)    $1,550,000 

SALES COMPARISON APPROACH                      

A Sales Comparison Approach was performed by determining values for the comparables 
in a comparison grid.  The overall value/SQ FT.   

Value Indicated By Sales Comparison Approach  (Rounded) $1,420,000 

INCOME APPROACH 

The income approach to the real estate applied a market capitalization rate of 8% to the 
net operating income of the real estate only if it were leased at market rents of $10 per 
square foot for the above ground area of the office building.   

Value Indicated by the Income Approach (Rounded)   $1,200,000 
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ANALYSIS 

 
The Cost Approach reflects a value that is necessary to purchase the land and replace the 
buildings and site improvements as of the date of inspection.  This approach is based 
upon construction costs from Marshall and Swift and local contractors.  The Cost 
Approach can be a reliable approach in the case of new construction or remodeled 
properties. 

The Sales Comparison Approach considers what the typical buyer in this market is 
willing to pay for a similar existing property.  This approach is an indicator of what the 
land and building improvements should sell for if exposed on the open market for a 
reasonable period of time.  The commercial market in the Big Horn Basin is a steady, 
established market.  The quality of sales data makes this approach reliable. 

 
The Income Approach projects future cash flows and converts that income stream into a 
market value through a capitalization process.  This approach reveals what a typical 
investor is willing to pay in order to receive future economic benefits from the property.  
Due to the fact the subject property is leased below market rents, this approach to value is 
not as reliable as the others. 

 
 
 
 
 
 
 



Appraisal Report                                                                             Powell Health Care 

Whitlock Appraisal                                                                                                                                  57  

 
CONCLUSION 

 
After reviewing the three approaches to value, it is my contention that all three have 
certain merits that cannot be ignored. The theory of substitution is supported by both the 
Cost and Sales Comparison Approaches in that a potential buyer will pay no more for a 
property than he can reproduce or purchase. The theory of anticipation is supported by 
the Income Approach. The expectations of buyers and sellers have a direct affect on 
value. 
 
The range of values for the real estate presented by the approaches is from $1,200,000 to 
$1,550,000.  Because of the quality of the data and because the actions of buyers and 
sellers are reflected therein, the Sales Comparison Approach is given the most weight 
along with the Cost Approach to value.   

 
After reviewing all of the pertinent information and considering the market data that was 
presented, it is my opinion that the real estate for the subject property, “As is” as of 
February 3, 2022, has a market value of: 
 

$1,530,000 
 

ONE MILLION FIVE HUNDRED THIRTY 
THOUSAND 

U. S. DOLLARS 
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ASSUMPTIONS AND LIMITING CONDITIONS: 

 
1.  This is a Commercial Appraisal Report which is intended to comply with the 

reporting requirements set forth under Standard Rule 2-2 (b) of the Uniform 
Standards of Professional Appraisal Practice for a Summary Appraisal Report.  As 
such, it might not include full discussions of the data, reasoning, and analyses that 
were used in the appraisal process to develop the appraiser’s opinion of value.  
Supporting documentation concerning the data, reasoning, and analyses is retained in 
the appraiser’s file.  The information contained in the report is specific to the needs of 
the client and for the intended use stated in this report.  The appraiser is not 
responsible for the unauthorized use of the report. 

 
2.  No responsibility is assumed for legal or title considerations.  Title to the property is 

assumed to be good and marketable, unless otherwise stated in this report. 
 

3.  The property is appraised free and clear of any or all liens and encumbrances unless 
otherwise stated in the report. 

 
4.  Responsible ownership and competent property management are assumed unless 

otherwise stated in this report. 
 

5.  The information furnished by others is believed to be reliable.  However, no warranty 
is given for its accuracy. 

 
6.  All engineering is assumed correct.  Any plot plans and illustrative material in this 

report are included only to assist the reader in visualizing the property. 
 

7.  It is assumed that there are no hidden or unapparent conditions of the property, 
subsoil, or structures that render it more or less valuable.  No responsibility is 
assumed for such conditions or for arranging for engineering studies that may be 
required to discover them. 

 
8.  It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless otherwise stated in the report. 
 

9.  It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with, unless a nonconformity has been stated, defined, and considered in 
this appraisal report. 

 
10. It is assumed that all required licenses, certificates of occupancy or other legislative 

or administrative authority from any local, state, or national government or private 
entity or organization have been or can be obtained or renewed for any use on which 
the value estimates contained in this report are based. 
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11. Any sketch in this report may show approximate dimensions and is included to assist 

the reader in visualizing the property.  Maps and exhibits found in this report are 
provided for reader reference purposes only.  No guarantee as to accuracy is 
expressed or implied unless otherwise stated in this report.  No survey has been made 
for the purpose of this report. 

 
12.  It is assumed that the utilization of the land and improvements is within the 

boundaries or property lines of the property described and that there is no 
encroachment or trespass unless otherwise stated in this report. 

 
13. The appraiser is not qualified to detect hazardous waste and /or toxic materials.  Any 

comment by the appraiser that might suggest the possibility of the presence of such 
substances should not be taken as confirmation of the presence of hazardous waste 
and/or toxic substances.  Such determination would require investigation by a 
qualified expert in the field of environmental assessment.  The presence of substances 
such as asbestos, urea-formaldehyde foam insulation or other potentially hazardous 
materials may affect the value of the property.  The appraiser’s value estimate is 
predicated on the assumption that there is no such material on or in the property that 
would cause a loss in value unless otherwise stated in the report.  No responsibility is 
assumed for any environmental conditions, or for any expertise or engineering 
knowledge required to discover them.  The appraiser’s descriptions and resulting 
comments are the result of the routine observations made during the appraisal. 

 
14. Unless otherwise stated in this report, the subject property is appraised without a 

specific compliance survey having been conducted to determine if the property is or 
is not in conformance with the requirements of the Americans with Disabilities Act.  
The presence of the architectural and communication barriers that are structural in 
nature that would restrict access by disabled individuals may adversely affect the 
property’s value, marketability, or utility. 

 
15. Any proposed improvements are assumed to be completed in good workmanlike 

manner in accordance with the submitted plans and specifications. 
 

16. The distribution, if any, of the total valuation in this report between land and 
improvements applies only under the stated program of utilization.  The separate 
allocations for land and buildings must not be used in conjunction with any other 
appraisal and are invalid if so used. 

 
17. Possession of this report, or a copy thereof, does not carry with it the right of 

publication.  It may not be used for any purpose by any person other than the party to 
whom it is addressed without the written consent of the appraiser, and in event, only 
with the proper written qualification and only in its entirety. 
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18. The appraiser’s conclusion of value is based upon the assumption that there are no 

hidden or unapparent conditions of the property that might impact upon buildability.  
Appraiser recommends due diligence be conducted through the local building 
department and City/County authorities to investigate buildability and whether 
property is suited for intended use.  The appraiser makes no representations, 
guarantees or warranties. 

 
19. The property is appraised free and clear of any or all liens and encumbrances unless 

otherwise stated in the report.  The Appraiser cannot guarantee the property is free of 
encroachments or easements, and recommends further investigation and a survey.   

 
20. Neither all nor any part of the contents of this report (especially any conclusions as to 

the value, the identity of the appraiser, or the firm with which the appraiser is 
connected) shall be disseminated to the public through advertising, public relations, 
news sales, or other media without prior written consent and approval of the 
appraiser. 

21. The appraiser has not previously appraised the subject property within the last three 
years. 
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APPRAISAL CERTIFICATE 
 
I hereby certify that application for valuation by: 

  
First Bank of WY, Div. of Glacier Bank 

 
The undersigned personally inspected the following described property: 

 
Powell Health Care 
1201 E. 7th Street 
Powell, WY 82435 

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

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

 
b. The report analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, are my personal, unbiased professional analyses, 
opinions, and conclusions. 

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

 
d. My compensation is not contingent on an action or event resulting from the analyses, 
opinions, or conclusions in, or the use of, this report. 

 
e. My analyses, opinions, and conclusions were developed and this report prepared, in 
accordance with the standards and reporting requirements of the Appraisal Institute. 

 
 f. I have made a personal inspection of the property that is the subject of this report. 

 
 g. No one provided significant professional assistance to the person signing this report. 

 
 h. The employment to make this appraisal, the compensation, or the appraisal was not                   
based on a requested minimum valuation, a specific valuation or the approval of a loan. 

  
i. I am currently certified under the continuing education programs of the state of 
Wyoming and I am not subject to any investigation regarding ethical conduct, and have 
not been charged with violating any ethical rules. 

 
 j. I have a copy of the current USPAP, OCC Regulations and FDIC Regulations, and 
have read those documents and understand their requirements. 

 
k. I am competent to prepare the Appraisal, and if required by law, am properly licensed 
or certified to prepare the appraisal. 
l.  The appraiser has not previously appraised the subject property within the last three 
years. 
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After reviewing all of the pertinent information and considering the market data that was 
presented, it is my opinion that the subject property, “As is”, as of February 3, 2022, has 
a market value in terms of cash or cash equivalency of: 

 
 
 
 

$1,530,000 
 

ONE MILLION FIVE HUNDRED THIRTY 
THOUSAND 

U. S. DOLLARS  
 

  
 

WHITLOCK APPRAISAL 

 
______________________ 
Andrew C. Whitlock 
WYOMING CERTIFIED GENERAL APPRAISER #776 
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Appendices 

Appendix A Engagement Letter/Contract 

Appendix B Photos 

Appendix C Resume 

 

 



Appraisal Report                                                                            Powell Health Care 

WHITLOCK Appraisal                                                                                                                           64  

 

 

 

 

 

 

 

APPENDIX A Engagement Letter/Contract 
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APPENDIX B Photos 

Photographic Addendum 
Powell Health Care 

Photos by Andrew Whitlock, taken on February 3, 2022  
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