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DAVID M. TIDWELL & ASSOCIATES
PO Box 4163
Arcata, California, 95518

707-822-9702
tidwell@humboldt1.com

January 4, 2019
Mr. Tom deAge
County of Humboldt Public Works
1106 Second Street
Eureka, California 95501
Re: Appraisal Report, Real Estate Appraisal
Lucas Street Parcel
2769 Lucas Street, Eureka,
Humboldt County, California, 95501
File Name: e1812-2769lucas-w
Dear Mr. deAge:
At your request, we have prepared an appraisal for the above referenced property, which may be
briefly described as follows:
The subject parcel is an approximate 6.74 acre (293,594 square foot) parcel located on Lucas
Street within the Myrtle Town Neighborhood. The parcel is zoned Apartment Professional with
a Greenway and Open Space Combining Zone (R-4*/GO) and includes a Residential Medium
Density General Plan designation (RM). The site includes sections that are above and below
street grade with mixed topography; the portion of the property that would stand the best chance
at being developed is slightly above street grade and extends north from Lucas Street along the
west half of the site. To the east of this mild section is a drainage culvert and moderate to steep
undulating topography that impacts the southeasterly section of the parcel. There is a wetland
area north of the center of the parcel and extending to the west and south along the westerly
border that impacts an estimated 40 plus percent of the subject. The parcel is heavily wooded
with a grove of coniferous trees (primarily redwoods,) along with alders, native ferns, ivy and a
mix of brush. The subject’s westerly border comprises a tributary with a streamside
management overlay.
Please reference page 10 of this report for important information regarding the scope of research
and analysis for this appraisal, including property identification, inspection, highest and best use
analysis and valuation methodology.
We certify that we have no present or contemplated future interest in the property beyond this
estimate of value. The appraiser has not performed any prior services regarding the subject
within the previous three years of the appraisal date.
David M. Tidwell & Associates
Real Estate Appraisal Services
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Your attention is directed to the Limiting Conditions and Assumptions section of this report
(page 8). Acceptance of this report constitutes an agreement with these conditions and
assumptions. In particular, we note the following:
Hypothetical Conditions:
•

As of the effective date of appraisal, the subject includes two encroachments: 1. The
southwest corner of an existing residence; and 2. The southwest corner of an existing storage
outbuilding; these encroachments are situated near the southeast corner of the subject
property. This appraisal is made based on the hypothetical condition that a lot line
adjustment has been completed, alleviating the subject property of the encroachments, as of
the effective date of appraisal. A discussion of, and estimate of value is also provided for the
subject property with the existing encroachments (i.e. the subject's as-is condition).

Extraordinary Assumptions:
•

There are no Extraordinary Assumptions for this appraisal.

Based on the appraisal described in the accompanying report, subject to the Limiting Conditions
and Assumptions, Extraordinary Assumptions and Hypothetical Conditions (if any), we have
made the following value conclusion(s):
Current As Is Market Value:
The “As Is” market value of the Fee Simple estate of the property, as of December 27, 2018, is
Three Hundred Seventy Five Thousand Dollars ($375,000)
The market exposure time preceding December 27, 2018 would have been 6 months and the
estimated marketing period as of December 27, 2018 is 6 months.

Respectfully submitted,
David M. Tidwell & Associates

-- David M. Tidwell, --

-- Clayton E. Warren, --

CA-AG016742

CA-AT3003620

David M. Tidwell & Associates
Real Estate Appraisal Services

Page 3

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA
TABLE OF CONTENTS
Summary of Important Facts and Conclusions ............................................................................... 5
Limiting Conditions and Assumptions ........................................................................................... 8
Scope of Work .............................................................................................................................. 10
Market Area Analysis ................................................................................................................... 13
Market Area Description........................................................................................................... 13
Market Area Location and Boundaries ..................................................................................... 14
Population Trends ..................................................................................................................... 15
Market Area and Property Characteristics ................................................................................ 16
Subject Neighborhood – Google Location Map ....................................................................... 19
Property Description ..................................................................................................................... 20
Parcel Map ................................................................................................................................ 25
Enlarged Parcel Map ................................................................................................................. 25
Wetland Delineation Map ......................................................................................................... 26
Topographic Map ...................................................................................................................... 27
Lot Line Adjustment Map......................................................................................................... 28
Area Location Map ................................................................................................................... 29
GeoTracker Map ....................................................................................................................... 30
FEMA Flood Map Data ............................................................................................................ 31
Subject Photographs.................................................................................................................. 32
Assessment and Taxes .................................................................................................................. 50
Zoning ........................................................................................................................................... 51
Apartment Professional Zone - Purpose and Uses .................................................................... 52
Greenway and Open Space Combining Zone - Description ..................................................... 54
Residential Medium Density General Plan – Purpose and Uses .............................................. 56
Highest and Best Use .................................................................................................................... 57
Highest and Best Use As If Vacant........................................................................................... 57
Valuation Methodology ................................................................................................................ 61
Analyses Applied ...................................................................................................................... 61
Sales Comparison Approach – Land Valuation ............................................................................ 63
Land Comparables .................................................................................................................... 63
Comparables Map ..................................................................................................................... 70
Analysis Grid ............................................................................................................................ 70
Comparable Land Sale Adjustments ......................................................................................... 72
Sales Comparison Approach Conclusion – Land Valuation..................................................... 76
Final Reconciliation ...................................................................................................................... 77
Value Indication ........................................................................................................................ 77
Value Conclusion ...................................................................................................................... 77
Feasibility of Lot Line Adjustment ........................................................................................... 78
Certification Statement ................................................................................................................. 79
Addenda ........................................................................................................................................ 81
Appraiser Qualifications Resume and License ......................................................................... 82
Glossary ........................................................................................................................................ 87

David M. Tidwell & Associates
Real Estate Appraisal Services

Page 4

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA

Summary of Important Facts and Conclusions
Subject:

GENERAL
Lucas Street Parcel
2769 Lucas Street, Eureka,
Humboldt County, California, 95501
The subject parcel is an approximate 6.74 acre (293,594
square foot) parcel located on Lucas Street within the
Myrtle Town Neighborhood. The parcel is zoned
Apartment Professional with a Greenway and Open
Space Combining Zone (R-4*/GO) and includes a
Residential Medium Density General Plan designation
(RM). The site includes sections that are above and
below street grade with mixed topography; the portion of
the property that would stand the best chance at being
developed is slightly above street grade and extends
north from Lucas Street along the west half of the site.
To the east of this mild section is a drainage culvert and
moderate to steep undulating topography that impacts the
southeasterly section of the parcel. There is a wetland
area north of the center of the parcel and extending to the
west and south along the westerly border that impacts an
estimated 40 plus percent of the subject. The parcel is
heavily wooded with a grove of coniferous trees
(primarily redwoods,) along with alders, native ferns, ivy
and a mix of brush. The subject’s westerly border
comprises a tributary with a streamside management
overlay.

Owner:

County of Humboldt

Legal Description:

No Preliminary Title Report was provided or reviewed.

Date of Report:

January 4, 2019

David M. Tidwell & Associates
Real Estate Appraisal Services
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Intended Use:

The intended use is to evaluate the property that is the
subject of this appraisal to establish an estimate of fair
market value as of December 27, 2018 (final date of
inspection). The intended use is to function as a guide
for the establishment of fair market value for government
planning purposes and a possible sale by the County of
Humboldt. The information contained in this report is
specific to the needs of the client named in this report
and for the intended use stated in this report. Possession
of this report does not elevate the holder to an intended
user. The appraisers are not responsible for unauthorized
use of this report. Any other use of this report may be
misleading.

Intended User(s):

This appraisal is intended for the use of the client, Tom
deAge, Sr. Real Property Agent for the County of
Humboldt Public Works Department. It is further
understood that this report may be provided to other
personnel within the County of Humboldt for planning
purposes. No additional intended users are identified by
the appraisers.

Assessment:
Tax ID

Land

015-111-008-000
Notes:

$0

Real Estate Assessment and Taxes
Improvements
Other
Total
City County
Rate
Rate
$0

$0

$0

$0.00

$1.00

Other Tax Rate
Rate

$0.00

Taxes

$1.00

$0

The subject property is owned by the County of Humboldt. Property taxes are not levied on County owned
property.

Sale History:

Humboldt County Public Records search did not reveal
any prior sale or transfer of the subject property within
the three year period prior to the effective date of
appraisal.

Current
Listing/Contract(s):

The subject is not currently listed for sale on Humboldt
County Multiple Listing Services. No offers, options or
contracts of sale have been disclosed or provided the
appraisers.

David M. Tidwell & Associates
Real Estate Appraisal Services
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Land:
Parcel ID
015-111-008-000

Notes:

Gross Land
Area (Acres)
6.74

Gross Land
Area (Sq Ft)
293,594

Land Summary
Usable Land
Usable Land
Area (Acres)
Area (Sq Ft)
6.73
293,119

Topography

Shape

Mixed - sloping
with mild areas of
higher elevation.

The site is irregularly
shaped

The subject comprises an approximate 6.74 acre irregular interior parcel with mixed topography, residential/street
and wooded views. The subject includes approximately 638 linear feet of frontage along Lucas Street and is
situated within an unincorporated area east of the Eureka City Limits. The site is primarily wooded, with areas of
wetland and encroachments by a portion of an existing single family residence and a portion of a detached
storage outbuilding situated on AP #015-111-012-000.

Zoning:

R-4*/GO

Highest and Best Use
of the Site:

development at a high density residential multifamily
apartment complex.

Type of Value:

Market Value

Sales Comparison
Approach:

VALUE INDICATIONS
$375,000

Reconciled Value(s):

Under Hypothetical
Condition
Value Conclusion(s) $375,000
Effective Date(s) December 27, 2018
Property Rights Fee Simple

David M. Tidwell & Associates
Real Estate Appraisal Services

As Is – With
Encroachments
$374,500
December 27, 2018
Fee Simple
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Limiting Conditions and Assumptions
Acceptance of and/or use of this report constitutes acceptance of the following limiting
conditions and assumptions; these can only be modified by written documents executed
by both parties.
This appraisal is to be used only for the purpose stated herein. While distribution of this
appraisal in its entirety is at the discretion of the client, individual sections shall not be
distributed; this report is intended to be used in whole and not in part.
No part of this appraisal, its value estimates or the identity of the firm or the appraiser(s)
may be communicated to the public through advertising, public relations, media sales, or
other media.
All files, work papers and documents developed in connection with this assignment are
the property of David M. Tidwell & Associates. Information, estimates and opinions are
verified where possible, but cannot be guaranteed. Plans provided are intended to assist
the client in visualizing the property; no other use of these plans is intended or permitted.
No hidden or unapparent conditions of the property, subsoil or structure, which would
make the property more or less valuable, were discovered by the appraiser(s) or made
known to the appraiser(s). No responsibility is assumed for such conditions or
engineering necessary to discover them. Unless otherwise stated, this appraisal assumes
there is no existence of hazardous materials or conditions, in any form, on or near the
subject property.
Unless otherwise stated in this report, the existence of hazardous substances, including
without limitation asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural
chemicals, which may or may not be present on the property, was not called to the
attention of the appraiser nor did the appraiser become aware of such during the
appraiser’s inspection. The appraiser has no knowledge of the existence of such materials
on or in the property unless otherwise stated. The appraiser, however, is not qualified to
test for such substances. The presence of such hazardous substances may affect the value
of the property. The value opinion developed herein is predicated on the assumption that
no such hazardous substances exist on or in the property or in such proximity thereto,
which would cause a loss in value. No responsibility is assumed for any such hazardous
substances, nor for any expertise or knowledge required to discover them.
Unless stated herein, the property is assumed to be outside of areas where flood hazard
insurance is mandatory. Maps used by public and private agencies to determine these
areas are limited with respect to accuracy. Due diligence has been exercised in
interpreting these maps, but no responsibility is assumed for misinterpretation.
Good title, free of liens, encumbrances and special assessments is assumed. No
responsibility is assumed for matters of a legal nature.
David M. Tidwell & Associates
Real Estate Appraisal Services
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Necessary licenses, permits, consents, legislative or administrative authority from any
local, state or Federal government or private entity are assumed to be in place or
reasonably obtainable.
It is assumed there are no zoning violations, encroachments, easements or other
restrictions which would affect the subject property, unless otherwise stated.
The appraiser(s) are not required to give testimony in Court in connection with this
appraisal. If the appraisers are subpoenaed pursuant to a court order, the client agrees to
pay the appraiser(s) David M. Tidwell & Associates’ regular per diem rate plus expenses.
Appraisals are based on the data available at the time the assignment is completed.
Amendments/modifications to appraisals based on new information made available after
the appraisal was completed will be made, as soon as reasonably possible, for an
additional fee.
Americans with Disabilities Act (ADA) of 1990
A civil rights act passed by Congress guaranteeing individuals with disabilities equal
opportunity in public accommodations, employment, transportation, government
services, and telecommunications. Statutory deadlines become effective on various dates
between 1990 and 1997. David M. Tidwell & Associates has not made a determination
regarding the subject’s ADA compliance or non-compliance.

David M. Tidwell & Associates
Real Estate Appraisal Services
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Scope of Work
According to the Uniform Standards of Professional Appraisal Practice, it is the
appraiser’s responsibility to develop and report a scope of work that results in credible
results that are appropriate for the appraisal problem and intended user(s). Therefore, the
appraiser must identify and consider:
● the client and intended users;
● the intended use of the report;
● the type and definition of value;
● the effective date of value;
● assignment conditions;
● typical client expectations; and
● typical appraisal work by peers for similar assignments.
This appraisal is prepared for Mr. Tom deAge, Sr. Real Property Agent County of
Humboldt Public Works. The problem to be solved is to estimate the 'as is' market value
of the subject property. The intended use is to evaluate the property that is the subject of
this appraisal to establish an estimate of fair market value as of December 27, 2018 (final
date of inspection). The intended use is to function as a guide for the establishment of
fair market value for government planning purposes and a possible sale by the County of
Humboldt. The information contained in this report is specific to the needs of the client
named in this report and for the intended use stated in this report. Possession of this
report does not elevate the holder to an intended user. The appraisers are not responsible
for unauthorized use of this report. Any other use of this report may be misleading. This
appraisal is intended for the use of the client, Tom deAge, Sr. Real Property Agent for the
County of Humboldt Public Works Department. It is further understood that this report
may be provided to other personnel within the County of Humboldt for planning
purposes. No additional intended users are identified by the appraisers.

Report Type:

SCOPE OF WORK
This is an Appraisal Report as defined by Uniform
Standards of Professional Appraisal Practice under
Standards Rule 2-2(a). This format provides a
summary or description of the appraisal process,
subject and market data and valuation analyses.

Property Identification:

The subject has been identified by the assessors' parcel
number.

Inspection:

A complete interior and exterior inspection of the
subject property has been made, and photographs
taken.

David M. Tidwell & Associates
Real Estate Appraisal Services
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Market Area and Analysis of
Market Conditions:

A complete analysis of market conditions has been
made. The appraiser maintains and has access to
comprehensive databases for this market area and has
reviewed the market for sales and listings relevant to
this analysis.

Highest and Best Use Analysis:

A complete as vacant and as improved highest and
best use analysis for the subject has been made.
Physically possible, legally permissible and financially
feasible uses were considered, and the maximally
productive use was concluded.

Type of Value:
Valuation Analyses
Cost Approach:

Market Value
A cost approach was not applied as the cost approach
is based on the principle of substitution - that a
prudent and rational person would pay no more for a
property than the cost to construct a similar and
competitive property, assuming no undue delay. In
this particular case, the subject property is a vacant
land parcel that is unimproved. Because this approach
to value is applicable to improved property, it is
excluded from this analysis.

Sales Comparison Approach:

A sales approach was applied as there is adequate data
to develop a value estimate and this approach reflects
market behavior for this property type.

Income Approach:

An income approach was not applied as the subject is
not an income producing property. As it relates to real
property, vacant land can generate income by
establishing of a long-term ground lease, or by leasing
the land for an agricultural purpose such as farming
and/or grazing. In this market ground leases are very
rare and the subject property is not particularly wellsuited for agriculture. For these reasons, the income
approach is excluded from this analysis.

David M. Tidwell & Associates
Real Estate Appraisal Services
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Hypothetical Conditions:

•

As of the effective date of appraisal, the subject
includes two encroachments: 1. The southwest
corner of an existing residence; and 2. The
southwest corner of an existing storage
outbuilding; these encroachments are situated
near the southeast corner of the subject property.
This appraisal is made based on the hypothetical
condition that a lot line adjustment has been
completed, alleviating the subject property of the
encroachments, as of the effective date of
appraisal. A discussion of, and estimate of value
is also provided for the subject property with the
existing encroachments (i.e. the subject's as-is
condition).

Extraordinary Assumptions:

•

There are no Extraordinary Assumptions for this
appraisal.

Information Not Available:

•

The information gathered was considered
adequate in order to complete a credible analysis.

David M. Tidwell & Associates
Real Estate Appraisal Services
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Market Area Analysis
The market area analysis examines the neighborhood location and boundaries and
provides for a more expanded description of greater Humboldt County including both
population and market trends.

Market Area Description
Humboldt County, located in Northwest California, is the southern gateway to the Pacific
Northwest. The county is bound on the north by Del Norte County; on the east by
Siskiyou and Trinity Counties; on the south by Mendocino County and on the west by the
Pacific Ocean. The county encompasses 2.3 million acres, 80 percent of which is forest
lands, protected redwoods and recreation areas.
The southern border of the county is located 225 miles north of San Francisco, the closest
major metropolitan city. The county is linked by coastal US Highway 101 to the rest of
California to the south and the Oregon Coast to the north. State Highway 299 links the
county to Interstate 5 to the east. The County Airport in McKinleyville has daily flights to
San Francisco and Los Angeles.
Humboldt County has seven incorporated cities ranging in size from approximately 350
to 28,000 persons. Approximately half of the county’s residents live in incorporated
communities, while 59 percent of the county lives in the area surrounding Humboldt Bay.
This area includes the cities of Arcata, Eureka, and the unincorporated community of
McKinleyville.
Forty years ago timber and fishing were two of the main industries in Humboldt County;
however, in recent years both the timber and fishing industries have been in decline.
Tourism-related employment has played an increasing and important role in the health of
the local economy over the last 25 years. According to the 2016 statistics of the
California Employment Development Department, the main employment industries in
Humboldt County are: Government at 23.4%; Trader-Transportation-Utilities at 16.1%;
Retail at 12.5%; and Manufacturing/Timber 7.0%. The largest timber employers are
Humboldt-Mendocino Redwood Company (formerly Pacific Lumber Company) and
Green Diamond Timber Company (formerly Simpson Timber Company). The largest
government employer is Humboldt State University in Arcata
The table on the following page provides a glimpse at the changes within the
Employment Industries of Humboldt County between 1990 and 2016. As outlined, the
most noted change is in manufacturing and logging with a decline of over 9 percent. It is
also noteworthy to cite the County's unemployment rate which is at the lowest point since
1990.

David M. Tidwell & Associates
Real Estate Appraisal Services
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Industry

Humboldt County Industry Employment | Historic-Current
1990

2016

Manufacturing-Logging-Construction
Trade-Transportation-Utilities
Retail Trade
Education & Health Services
Government

16.4%
17.7%
13.1%
9.9%
21.1%

7.0%
16.1%
12.5%
14.0%
23.8%

Civilian Employment
Unemployment Rate

51,810
7.9%

59,610
4.9%

Market Area Location and Boundaries
The Humboldt Bay area is located approximately 270 miles north of San Francisco. The
Humboldt Bay regional boundaries extend from the Dows Prairie, McKinleyville, and
Fieldbrook communities in the north to the Fields Landing and Humboldt Hill
communities (just south of Eureka) in the south and from the Pacific Ocean in the west to
the Blue Lake and Kneeland communities in the east.
The Humboldt Bay Market includes the sub-markets of Arcata, Eureka, and
McKinleyville and surrounding bedroom communities. The majority of Humboldt Bay
residents live in these three sub-markets, with the remaining population dispersed in the
surrounding unincorporated communities. The nearest population centers of comparable
size are Crescent City located approximately 80 miles north and Ukiah located
approximately 165 miles south; Redding, a somewhat larger population center is located
approximately 140 miles east. US Highway 101 bisects the Humboldt Bay region with
State Highway 299 connecting at US 101 in Arcata. By virtue of geographic and
demographic nature, typical appraisal practice involving real estate in this area requires
the utilization of comparable sales from a wide geographic range, sales that may be older
than six months and adjustments that may be larger than optimal.
The subject is located within an unincorporated area of Humboldt County and just
outside the Eureka City Limits boundary (Population: 28,000+/-) within the Myrtle Town
Neighborhood. The neighborhood boundaries extend from US Highway 101 on the
north to Harris Street on the south and from Harrison Avenue on the west to Redwood
Acres Fairgrounds on the east. The neighborhood is within a short drive of employment,
shopping and services in downtown Eureka and to the regional Bayshore Mall. The
neighborhood is served by the Humboldt County Sheriff’s Department and Humboldt
Fire District. The Myrtle Town Neighborhood includes a mix of predominantly older
bungalow style homes (1940's) as well as newer conventional homes of average to good
quality construction in sections of planned housing tracts. The neighborhood is located
1+ mile east of downtown Eureka; St Joseph Hospital is located on the neighborhood
west side; the Redwood Acres Fairground is located on the southeast side. The majority
of commercial properties are situated along the Harrison and Myrtle Avenue corridors
and consist primarily of professional office and light retail/service use properties. The
David M. Tidwell & Associates
Real Estate Appraisal Services
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Myrtle Avenue corridor also includes the greatest density of multifamily residential units
within the neighborhood. The neighborhood includes a health club (HealthSport,)
religious facilities, several learning centers, and Lafayette Elementary School. The
neighborhood northeast side overlooks pasture lands that surround Humboldt Bay. The
neighborhood is within walking distance of limited shopping and schools.

Population Trends
According to the California State Department of Finance, the cities of Arcata and Eureka
together contain roughly 33 percent of the county’s total population, with approximately
13.5 percent of the population scattered among the five other incorporated cities: Blue
Lake, 1,280; Ferndale, 1,367; Fortuna, 12,042; Rio Dell, 3,348; and Trinidad, 340.
Approximately 72,900 county residents (~53.5 percent) reside in unincorporated
communities.
In terms of regional population trends, the chief growth areas of the county include the
communities of McKinleyville and Garberville and the incorporated cities of Arcata and
Fortuna. Most of these regions have an adequate supply of land as well as necessary
public facilities for urban and suburban use and can, therefore, be expected to remain as
principal growth areas. The table below details Humboldt County population trends and
projections over the next few years, including estimates for several of the incorporated
areas. The California Department of Finance, Demographic Research Unit published the
2010 and 2018 population figures; these figures are updated annually. However, they do
not include future population projections by city, only by county. The 2020 estimates are
based on the percentage increase in population for Humboldt County (between 2018 and
2020) and assume that the population disbursement within the county remains constant.
Humboldt County population projections are published by the California Department of
Finance through 2060. Note also that the 2020 projections are rounded to the nearest
hundred.
Population | Historic-Current-Projected
2010
2018
2020
Eureka
Arcata
Fortuna
Rio Dell
Humboldt County
Unincorporated Areas

David M. Tidwell & Associates
Real Estate Appraisal Services

27,191
17,231
11,926
3,368
134,623
71,916

26,362
18,398
12,042
3,348
136,002
72,865

26,700
18,600
12,200
3,400
137,700
73,800
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Market Area and Property Characteristics
The Humboldt Bay area and greater Humboldt County include a relatively small real
estate market with a limited number of residential, commercial, and vacant land
properties contributing to a comparable sales bank. When appraising real estate within
the Humboldt Bay Market, it is typical and necessary to utilize a relatively wide
geographic range. The recent overall average marketing time for residential properties is
30 to 90 days with marketing time for agricultural, commercial, and mixed use properties
averaging 90 to 180 days.
In December 2008, the Federal Reserve cut its key interest rate to a range of between
zero percent and 0.25 percent in its effort to further stimulate the US economy. The rate
remained at the unprecedented low until December 2015 at which time the Federal
Reserve changed policy and began its gradual increase of the key interest rate. In
December 2015, the Federal Reserve increased the Federal Funds Rate by 0.25 percent,
for the first time since 2008. Since December 2015, the Federal Funds Rate has been
increased a total of eight additional times. The most recent rate change occurred in
December 2018 with an increase of 0.25%. The Federal Funds Rate now stands between
2.25 and 2.50 basis point. Current residential mortgage rates are averaging around 4.55
percent on 30-year fixed mortgages according to the December 27, 2018 Freddie Mac
survey. The prime rate according to the Federal Reserve as of December 26, 2018 is
averaging around 5.50 percent. Both conventional and governmental financing are
typical of this area.
The general consensus is that the property values within the Humboldt County real estate
market for both mixed zone properties and improved residential have included general
increases in value beginning in 2012 and has coincided with the general increase in
market activity. The tables on the following page provide a glimpse at the total sold
volume and average sale price within the General Humboldt County Real Estate Market.
The limited number of vacant land sales within this market creates a data pool that is
statistically insignificant and does not indicate a reliable trend with respect to real estate
prices. Due to limited data, the broader trends indicated by single family residential and
multifamily residential improved sales provide a better gauge of overall market
conditions.

David M. Tidwell & Associates
Real Estate Appraisal Services
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The above data shows an overall increase in sales volume since 2015 with an increasing
number of sold properties within the General Humboldt County Market. Since 2017,
multifamily appreciation appears to have been leading the single family residential
market by a good margin. However, the second set of tables indicates that, over the
longer term, appreciation in the single family residential market has been greater than in
the multifamily residential market. Here it is important to note the disparity in the
number of sold properties between the two categories; larger data sets tend to be less
impacted by the extremes within the market and are typically more reliable. The average
sale price of multifamily properties within the Humboldt County Market has shown an
average annual increase of 3.12%, lagging behind the average sale price increase of
single family properties at 4.75%. The overall increasing values tend to be consistent
with the broader California Market. The table includes properties that sold through the
Humboldt Multiple Listing Service (MLS) and does not include the private transactions
that are known to have occurred within this market. The data within the Humboldt
County Market for improved residential and multifamily properties would tend to support
similarities to the vacant land market; this is because land is sold primarily for
development to some future use, which generally includes a transition from vacant land
to improved property.
In February 2016, the County of Humboldt approved an ordinance for Commercial
Cannabis Cultivation Permits (CCCP). The CCCP applied to certain types of properties
as based on zone classification, parcel size, and history of use. The 2016 CCCP
guidelines have had a significant impact on demand and property values for agricultural
acreage parcels, larger ranch and residential parcels and certain industrial-commercial
sites. From the beginning of 2016 and through the First Quarter 2017, the demand and
prices were driven by speculation based on the commercial cannabis permit and the size
of the potential cultivation area. These are typically cash sales, cash with owner carry
financing or privately financed transactions. While commercial cannabis operations
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remain illegal under Federal Law, both the County of Humboldt and State of California
are working to finalize the laws and regulations with respect to commercial cannabis
cultivation. The future expectation of this market is still slightly uncertain. The market
remained strong through the first quarter of 2017 but appears to have softened over
subsequent months. The impact of the cannabis market tends to be tied more to acreage
single family properties than to multifamily properties given that the motivation for
investing in multifamily improved properties tends to be influenced by the residential
rental income that can be generated rather than income from other sources.
A survey of real estate sales offices in the Humboldt County area suggests that the overall
market has shown increased activity over the last two years. The overall increase in
activity coincides with stabilizing to increasing values within the broader market. The
expectation is that as long as mortgage rates remain relatively attractive to investors and
no additional major disturbance impacts the larger economy, the market is expected to
continue toward stabilization with more limited appreciation.
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Subject Neighborhood – Google Location Map
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Property Description

Parcel ID
015-111-008-000

Notes:

Gross Land
Area (Acres)
6.74

Gross Land
Area (Sq Ft)
293,594

Land Summary
Usable Land
Usable Land
Area (Acres)
Area (Sq Ft)
6.73
293,119

Topography

Shape

Mixed - sloping
with mild areas of
higher elevation.

The site is irregularly
shaped

The subject comprises an approximate 6.74 acre irregular interior parcel with mixed topography, residential/street
and wooded views. The subject includes approximately 638 linear feet of frontage along Lucas Street and is
situated within an unincorporated area east of the Eureka City Limits. The site is primarily wooded, with areas of
wetland and encroachments by a portion of an existing single family residence and a portion of a detached
storage outbuilding situated on AP #015-111-012-000.

Location:

SITE
The subject is located along Lucas Street, between the Harrison
Avenue and Myrtle Avenue corridors within the Myrtle Town
Neighborhood. This area is situated east of the Eureka City
Limits boundary and within the jurisdiction of the County of
Humboldt.

Current Use of the
Property:

The subject property is currently an unimproved vacant land
parcel.

Site Size:

Total: 6.74 acres; 293,594 square feet
Usable: 6.73 acres; 293,119 square feet
While the subject property includes mixed topography, a
streamside management area, wetland impacts, drainage and
mixed topography, that does not necessarily mean that those
areas are not useable, they just may have limited or no
potential to be developed with structural improvements or
other site improvements. The subject is encumbered by
existing encroachments from the neighboring property (AP
#015-111-012-000). The encroachments consist of a portion of
an existing residential dwelling and a portion of an existing
storage outbuilding. A Humboldt County Public Records
search did not reveal property characteristics for the dwelling,
and the size of the storage outbuilding is also unknown. Using
the few measurements that were outlined within the lot line
adjustment map provided, it appears that of a calculated 1,425
square foot triangle depicted as the area within the subject
parcel that contains the encroaching residence, the total impact
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of the encroaching residence, storage outbuilding to the
southeast, and five foot interior side yard setbacks that apply
within the R-4 Zone totals approximately 475 square feet. As
such, the useable land area stated in this report is estimated at
approximately 6.73 acres (293,119 square feet).
Shape:

The site is irregularly shaped

Frontage/Access:

The subject property has average access with frontage as
follows:
•

Lucas Street: 638 feet

The site has an average depth of 600 feet. It is not a corner lot.
Visibility:

Average

Topography:

The subject includes mixed topography with a mild portion
extending from Lucas Street on the southwest half of the parcel
in a northerly direction. The remainder of the subject includes
moderate undulating topography with areas of steep grade and
a larger mild section of wetland located at the north end of the
parcel and extending south through the center.

Soil Conditions:

The Humboldt County GIS portal includes a seismic safety
map overlay that indicates that the west portion of the site is
relatively stable, the south portion of the site includes moderate
instability and the remaining east and north portions of the site
include low instability. It is interesting that the area on the
map with a relatively stable rating is also an area of potential
liquefaction. Based on our site inspection, the soil conditions
appear to be mixed. However, the higher elevation portions of
the site and in particular the southwest mild section of the
parcel appear to be the most stable. The wetland portions of
the site and the westerly boundary which is comprised of a
small tributary (labeled 'Third Slough') appeared to have less
stable soil. It is important to note that the appraisers are not
qualified to assess soil conditions.

Utilities:

Electricity: The area is served by Pacific Gas & Electric
(Public)
Sewer: The area is served by Humboldt Community Services
District (Public)
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Water: The area is served by Humboldt Community Services
District (Public)
Natural Gas: The area is served by Pacific Gas & Electric
(Public)
Adequacy: The subject includes complete public utility
availability; the utilities are typical and adequate for the market
area.
Site Improvements:

Flood Zone:

•

One street light was noted along Lucas Street on the south
side of the subject parcel.

•

The subject does not include a sidewalk.

•

The subject includes a developed curb and gutter along
Lucas Street.

•

A grove of mature conifers, primarily redwoods, some
alder trees, natural fern and brush mix, drainage culvert,
wetland area with shrubs and unplanned foot paths through
the site created by transient activity.

The subject is located in an area mapped by the Federal
Emergency Management Agency (FEMA). The subject is
located in FEMA flood zone X, which is not classified as a
flood hazard area.
FEMA Map Number: 06023C0845G
FEMA Map Date: June 21, 2017
The subject is not in a flood zone.

Wetlands/Watershed:

A portion of the subject site is considered wetland area and
wetlands were observed during the inspection. From
measurements taken using the Humboldt County GIS web
application with the wetland overlay, an estimated 35 percent
of the subject property is wetland area. However, it is
acknowledged that the GIS overlays are not always precise. A
wetland delineation provided by the client indicates that the
wetland portions total just under 43 percent of the site area or
2.87 acres.
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Environmental Issues:

The subject property included evidence of transient activity in
the form of a homeless camp and areas with debris and trash
that had been dumped. The extent of the debris and trash
appeared to be minor upon inspection, to the degree that it
would not tend to include a meaningful adverse environmental
impact. In summary, there are no known adverse
environmental conditions on the subject site. Please reference
Limiting Conditions and Assumptions.

Encumbrance /
Easements:

The subject property is encumbered by a portion of an existing
residence and a portion of an existing storage outbuilding that
are encroaching on the southeast corner of the subject property.
As stated within the useable site area comments, the
encroachments, including setbacks include an estimated impact
on the subject property of 475 square feet. The appraisers have
not reviewed a preliminary title report and are unaware of any
additional adverse encumbrances or easements. Please
reference Limiting Conditions and Assumptions.

The subject parcel is an approximate 6.74 acre (293,594 square foot) parcel located on
Lucas Street within the Myrtle Town Neighborhood. The parcel is zoned Apartment
Professional with a Greenway and Open Space Combining Zone (R-4*/GO) and includes
a Residential Medium Density General Plan designation (RM). The site includes sections
that are above and below street grade with mixed topography; the portion of the property
that would stand the best chance at being developed is slightly above street grade and
extends north from Lucas Street along the west half of the site. To the east of this mild
section is a drainage culvert and moderate to steep undulating topography that impacts
the southeasterly section of the parcel. There is a wetland area north of the center of the
parcel and extending to the west and south along the westerly border that impacts an
estimated 40 plus percent of the subject. The parcel is heavily wooded with a grove of
coniferous trees (primarily redwoods,) along with alders, native ferns, ivy and a mix of
brush. The subject’s westerly border comprises a tributary with a streamside
management overlay.
The subject is encumbered by encroaching structures from the neighboring parcel (AP
#015-111-012). The encroachments consist of a portion of an existing residential
dwelling and a portion of an existing storage outbuilding. A Humboldt County Public
Records search did not reveal property characteristics for the dwelling, and the size of the
storage outbuilding is also unknown. Using the few measurements that were outlined
within the lot line adjustment map provided, it appears that of a calculated 1,425 square
foot triangle depicted as the area within the subject parcel that contains the encroaching
residence, the total impact of the encroaching residence, storage outbuilding to the
southeast, and five foot interior side yard setbacks that apply within the R-4 Zone totals
approximately 475 square feet. As such, the useable land area stated in this report is
estimated at approximately 6.73 acres (293,119 square feet). It should be noted that the
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southeast corner of the site includes an adverse topographical impact (from a
development standpoint) and the area within and immediately surrounding the
encroachment would not tend to include the potential for development. Due to site
characteristics, the value impact of the encroachments is considered to be minor.
The subject is bordered by Lucas Street to the south, neighboring parcels to the north,
east and west. The subject property does not include developed utilities. However, the
area is served by complete public utilities (electric, gas, water, sewer) and are considered
adequate to support development on the subject site. With the exception of the
encroachments outlined above, no obvious additional adverse encroachments or
conditions were noted.

Americans with Disabilities Act
Please reference the Limiting Conditions and Assumptions section of this report on page
9.

Hazardous Substances
Please reference the Limiting Conditions and Assumptions section of this report on page
9.
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Parcel Map

Enlarged Parcel Map
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Wetland Delineation Map
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Topographic Map
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Lot Line Adjustment Map
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Area Location Map
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GeoTracker Map
The State of California GeoTracker Map tracks environmental concerns with respect to
underground storage tanks (UST) and/or leaking underground storage tanks (LUST). The
subject property site shows as including no known USTs on-site. The map also outlines
those cases within the immediate vicinity of the subject property; the map shows two
closed within a 1,000 foot radius of the subject property. Both of the closed cases
involve the property located at 1679 Myrtle Avenue, Eureka; a property which is
identified as Cash Oil.
Case #T0602370680 was opened on March 7, 2002 for penitential contaminants that
included benzene, gasoline, MTBE/TBA/other fuel oxygenates, toluene, and xylene. The
cleanup status history indicates that the case was in site assessment status until at least
November 27, 2006. The next and final entry was February 18, 2010 when the case was
closed. This LUST case has been closed for many years, and the tanks are not within the
immediate proximity of the subject property. This LUST case does not appear to impact
the subject property.
Case #T0602300454 was opened on December 24, 1997 for potential gasoline
contamination. The cleanup status history only includes three entries – the date the case
opened was also the date that it went into open site assessment, and the case was closed
almost two years later on December 20, 1999. This LUST case does not appear to impact
the subject property.

David M. Tidwell & Associates
Real Estate Appraisal Services

Page 30

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA

FEMA Flood Map Data
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Subject Photographs

Front of Subject

Front of Subject
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Street Scene

Street Light
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Curb, Gutter, and Storm Drain

Curb, Gutter, and Storm Drain at Southwest Corner of Parcel
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Additional Frontage Scene

Neighboring Parcel AP #015-111-012-000 (Residential and Storage Encroachments)
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Southeast Section Facing West

Section of Residence that Encroaches on the Subject Property
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Southeast Section Facing Northwest

East Section Facing West
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Wetland Section

Wetland Section
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Interior of Parcel Facing South

Drainage Section
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Drainage Culvert

Trash Noted – Most Extensive Deposit Located During Inspection
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Additional Frontage Scene

South Section Facing Northwest
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South Section Facing West

South Section Facing East
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Interior of Parcel Facing North

Evidence of Transient Activity
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Southwest Section Facing Southwest

Interior of Parcel Facing Northeast
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Interior of Parcel Facing North

Interior of Parcel – Evidence of Transient Activity
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Interior of Parcel – Evidence of Transient Activity

West Section Facing West – Limited Trash Noted
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West Site Boundary - Tributary

Northwest Section – Wetland Area
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View of West Boundary Facing South

West Section Facing Southwest
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View of West Site Boundary Facing North

Additional Street Scene
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Assessment and Taxes
Taxing Authority

Humboldt County Tax Collector

Assessment Year

2018

Tax ID

Land

015-111-008-000
Notes:

Real Estate Assessment and Taxes
Improvements
Other
Total
City County
Rate
Rate

$0

$0

$0

$0

$0.00

$1.00

Other Tax Rate
Rate

$0.00

$1.00

Taxes
$0

The subject property is owned by the County of Humboldt. Property taxes are not levied on County owned
property.

Tax ID
015-111-008-000

Real Estate Assessment Analysis
Per Acre
Total
Equalization
Ratio
$0.00
$0
$0
100.0%

Per SF

Implied Value
$0

Notes:

Comments
The subject property is owned by the County of Humboldt. Property taxes are not levied
on County owned property.
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Zoning
Zoning Code

LAND USE CONTROLS
R-4*/GO

Zoning Description

Zoning Density/FAR

The Apartment Professional or R-4 Zone is
intended to apply in areas suitable for higher
density residential uses and for professional and
business offices and institutional uses. Principally
permitted uses include: Two-family dwellings and
multiple dwellings and dwelling groups;
professional and business offices; commercial
instruction; boarding and rooming houses; keeping
of no more than two (2) household pets for each
dwelling unit; manufactured home parks. Note:
Additional uses are allowed with a use permit.
The Greenway and Open Space or GO Combining
Zone is intended to be applied within the urban
limits of the Eureka Community Planning Area in
sensitive habitat areas historically known as
gulches. Retaining Greenway and Open Space
areas in a relatively undeveloped state is intended
to help maintain a high quality of living
environment as the community develops.
0.34

Actual Density of Use

N/A - Maximum Density: 30 units/acre per RM
General Plan

Current Use Legally Conforming

N/A - The subject is currently vacant.

Zoning Change Likely

A zoning change is unlikely.

Zoning Change Description

N/A

Set Back Distance

Front: 20 feet/Rear: 10 feet

Side Yard Distance

Interior Side: 5 feet/ Exterior Side: N/A

Zoning Comments

For a complete description of the R-4 Zone, please
see the Humboldt County Zoning Regulations in
the following section. Note: As the subject lies
within the Eureka Community Planning Area, the
minimum parcel size is 6,000 square feet (denoted
by an ' * ' symbol within the zoning code).
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Apartment Professional Zone - Purpose and Uses
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Greenway and Open Space Combining Zone - Description
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Residential Medium Density General Plan – Purpose and Uses
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Highest and Best Use
Highest and best use may be defined as the reasonably probable and legal use of vacant
land or improved property, which is physically possible, appropriately supported,
financially feasible, and that results in the highest value.
1. Legally Permissible: What uses are permitted by zoning and other legal
restrictions?
2. Physically Possible: To what use is the site physically adaptable?
3. Financially Feasible: Which possible and permissible use will produce any net
return to the owner of the site?
4. Maximally Productive. Among the feasible uses which use will produce the
highest net return, (i.e., the highest present worth)?
Traditionally, the estimate of highest and best use is directed to the land which for the
purpose of this concept is assumed to be vacant. The theory stems from the widely held
assumption that land does not depreciate in the same manner as improved property. For
and improved property, there are convincing arguments that highest and best use of the
entire structure is proper. Once a parcel of land is improved with a substantial structure,
the result is an integral unit, the parts of which are for all intents and purposes
inseparable. In this particular case, the subject is unimproved land, and the assumption of
vacancy is irrelevant.

Highest and Best Use As If Vacant
Legal Permissibility: The Apartment Professional or R-4 Zone district provides for
a number of principally permitted uses. The district is intended to apply in areas suitable
for higher density residential uses, professional and business offices and other
institutional uses. The zone regulations provide for a somewhat wider variety of
allowable uses with a use permit. As the subject is situated within the Eureka
Community Planning Area, the minimum parcel size is 6,000 square feet, but under the
zone district cannot be less than 500 square feet for each dwelling unit. From this first
test of highest and best use, the subject may be put to any of the principally permitted
uses enumerated within the R-4 description. The subject also includes a Residential
Medium Density (RM) General Plan designation. This designation is used in areas with
full urban services and where common-walled units and apartments are appropriate,
including duplexes, townhouses, apartments, and manufactured home parks. It should be
noted that the General Plan’s Land Use Matrix conforms to the uses which are principally
permitted within the R-4 Zone. It should also be noted that the subject property includes
a Greenway and Open Space (GO) Combining Zone. The GO Combining Zone is
intended to be applied within the urban limits of the Eureka Community Planning Area in
sensitive habitat areas historically known as gulches. The intent is to keep these lands
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relatively undeveloped in order to maintain a high quality living environment as the
neighborhood is developed. From a legal permissibility perspective, the subject would
tend to include development potential at all of the principally permitted uses within the
zone description. However, uses that are not included and do not generally conform to
the R-4 Zone can be excluded from consideration.

Physical Possibility: In terms of physical possibility, the subject’s site size and
physical characteristics have a material impact on primary legal uses. The subject parcel
size of approximately 6.74 acres exceeds the 6,000 square foot minimum parcel size, has
complete public utility availability, and is considered a legal and conforming lot of
record. The use potential of the subject property would not tend to be limited by gross lot
size and, looking at size alone, the subject would tend to include lot-split or subdivision
potential. However, other physical characteristics, namely topographic and wetland
impacts do have a limiting impact on the highest and best use of the subject. The subject
includes mixed topography with areas of drainage, a tributary running along the subject’s
westerly boundary, and a large swath of low-lying wetlands that significantly reduces the
developable area of the subject parcel. Because of these physical characteristics the
County of Humboldt has included a Greenway and Open Space Combining Zone that
restricts the development of the subject property. The intent is to protect sensitive areas
that have been classified under two related categories: 1. A Streamside Management Area
(SMA) of 100 feet for perennial streams and 50 feet for intermittent streams; and 2.
Slopes of 30 percent or greater on lands adjacent to perennial and intermittent streams. A
review of the Humboldt County GIS portal reveals that the tributary on the subject’s
westerly boundary includes a 50 foot wide streamside management area from the center
line of the tributary, indicating that the subject’s stream is classified as intermittent; this
area effectively reduces the developable area of the subject. While not well delineated on
the GIS portal, an on-site inspection reveals significant topographical impacts and a
drainage channel that would tend to further limit the developable area. In fact, the only
area that seems readily available for development is located on the southwest portion of
the site; this area includes elevations above street grade with topography that appears
adequate to support development. The northeast site section includes additional mild
area, but access would likely require significant grading and alteration of the natural
contours of the subject site, something that may not be permissible. An additional
physical characteristic of the site that should be discussed involves the encroaching single
family residence and outbuilding structure. While these improvements are intrusive and
effectively reduce the subject site size, they only affect a relatively small percentage of
the subject and are situated in an area with surrounding topographical impacts that would
tend to preclude development. Because of the natural landscape of the property, the
encroaching improvements would not tend to weigh heavily in this analysis. Because the
physical characteristics of the subject parcel reduce the developable area of the site, the
use as a manufactured home park can be eliminated from consideration; this use tends to
include the highest demand in terms of gross land area required for development.
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However, all remaining legally permissible uses remain possible, as well as some lot-split
potential.

Financial Feasibility: In terms of financial feasibility as if vacant and given the
legal and physical possibility components of the subject parcel, the development potential
of the subject appears to support a variety of uses. It should be stated here that all
remaining legally permissible and physically possible uses, including lot-split, may yield
a net return to the property owner. However, two of these uses stand out as being most
likely to do so. Professional offices and multifamily developments, if constructed, should
yield a net return to the owner. Here it is necessary to consider the physical
characteristics of the ideal improvements that meet the criteria of the first two tests,
namely multifamily residential and professional office buildings. Development at either
of these uses would likely involve large areas for physical structures, necessary on-site
parking amenities and landscaping features. While the subject parcel is large enough to
include lot-split potential, the topographic and natural impacts of the site, in conjunction
with the necessary space required to develop multifamily or professional buildings
including site amenities and parking requirements, lot-split or subdivision would not
likely be financially feasible and can be eliminated from consideration.

Maximum Profitability: Maximal profitability (or productivity) relates to the use
that results in the greatest value. As if vacant, the subject includes a 6.74 acre parcel,
complete public utility availability, and is located in a neighborhood that includes a high
percentage of residential use, with adequate linkages to employment, professional,
medical, and retail services, restaurants and public transportation. The Humboldt Bay
Market is relatively built-up, and due to geographic constraints including the hillsides and
wetlands that surround the area, the possibility for geographic expansion is limited. As
the population has grown, the trend has been that unit density for new single family and
multifamily developments has increased, while vacancies have remained low.
Furthermore, there is an increasingly limited quantity of appropriately zoned vacant land
that can be developed at a high density residential use. The trend has been a continual
development of residential properties, with relatively little growth in the quantity of new
professional office properties within the area. A review of Humboldt County MLS
reveals that, within the last three years, the median Days on Market (DOM) for
multifamily marketed properties was 30 days with a median Sale Price to List Price
(SP/LP) Ratio of 97 percent. For properties marketed with an office use, the median
DOM was 59 with a median SP/LP Ratio of 93 percent. These statistics support that
demand for multifamily improved properties is strong relative to demand for office use
properties. Furthermore, recent interviews with prospective residential tenants have
revealed relative difficulty in security rental housing. In summary, the use that relates to
maximum profitability also indicates a highest and best use of development at apartment
multifamily use. Given the subject property elements, no other conditions have been
identified that would point to an alternative use.
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Highest and Best Use of the Site
The highest and best use of the site, as vacant, is for development to a high density
residential multifamily apartment complex.
Development to a multifamily apartment complex passes all four tests of Highest and
Best Use and conforms to the subject's location within the Myrtle Town Neighborhood.
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Valuation Methodology
Three basic approaches may be used to arrive at an estimate of market value. They are:
1. The Cost Approach
2. The Income Approach
3. The Sales Comparison Approach

Cost Approach
The Cost Approach is summarized as follows:
Cost New
- Depreciation
+ Land Value
= Value

Income Approach
The Income Approach converts the anticipated flow of future benefits (income) to a
present value estimate through a capitalization and or a discounting process.

Sales Comparison Approach
The Sales Comparison Approach compares sales of similar properties with the subject
property. Each comparable sale is adjusted for its inferior or superior characteristics. The
values derived from the adjusted comparable sales form a range of value for the subject.
By process of correlation and analysis, a final indicated value is derived.

Final Reconciliation
The appraisal process concludes with the Final Reconciliation of the values derived from
the approaches applied for a single estimate of market value. Different properties require
different means of analysis and lend themselves to one approach over the others.

Analyses Applied
A cost analysis was considered and was not developed because the cost approach is
based on the principle of substitution - that a prudent and rational person would pay no
more for a property than the cost to construct a similar and competitive property,
assuming no undue delay. In this particular case, the subject property is a vacant land
parcel that is unimproved. Because this approach to value is applicable to improved
property, it is excluded from this analysis.
A sales comparison analysis was considered and was developed because there is
adequate data to develop a value estimate and this approach reflects market behavior for
this property type.
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An income analysis was considered and was not developed because the subject is not an
income producing property. As it relates to real property, vacant land can generate
income by establishing of a long-term ground lease, or by leasing the land for an
agricultural purpose such as farming and/or grazing. In this market ground leases are
very rare and the subject property is not particularly well-suited for agriculture. For these
reasons, the income approach is excluded from this analysis.
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Sales Comparison Approach – Land Valuation
The Sales Comparison Approach is based on the premise that a buyer would pay no more
for a specific property than the cost of obtaining a property with the same quality, utility,
and perceived benefits of ownership. It is based on the principles of supply and demand,
balance, substitution and externalities. The following steps describe the applied process
of the Sales Comparison Approach.
•

The market in which the subject property competes is investigated; comparable
sales, contracts for sale and current offerings are reviewed.

•

The most pertinent data is further analyzed and the quality of the transaction is
determined.

•

The most meaningful unit of value for the subject property is determined.

•

Each comparable sale is analyzed and where appropriate, adjusted to equate with
the subject property.

•

The value indication of each comparable sale is analyzed and the data reconciled
for a final indication of value via the Sales Comparison Approach.

Land Comparables
We have researched five comparables for this analysis; these are documented on the
following pages followed by a location map and analysis grid. All sales have been
researched through numerous sources, inspected and verified by a party to the
transaction.
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Comp

Address

Date

Date

Acres

Zoning

City

Price

Price per Acre

Topography

Utilities

Subject

2769 Lucas Street

12/27/2018

12/27/18

6.74

R-4*/GO

Subject

Eureka

Establish

Establish

60% Mild

All Public

1

2725 Lucas Street

12/22/2015

12/22/15

4.50

C-1-P/GO

1

Eureka

$229,000

$50,889

80% Mild

All Public

2

AP#005-111-023 et.
al. L Street
Eureka

6/20/2016

6/20/16

7.10

$100,000

$14,085

70% Mild

3

1475 Central
Avenue

4/25/2016

4/25/16

5.07

3

McKinleyville

$216,500

$42,702

100% Mild

AP#025-101-023-000 3/27/2014
Greenwood Road
Blue Lake
$195,000

3/27/14

3.06

PD-R

$63,725

100% Mild

All Public

Comp

2

4
4

Eureka land sale. Similar location next door to the subject.
Similar estimated development costs. Commercially zoned
property with mixed use commercial/residential potential
and similar streamside management/wetland component.

RM-2500 / RS- Eureka land sale. Inferior location north of Eureka High.
Subdividable parcel with significant development costs.
6000
All Public Mixed multifamily and single family zone districts. Similar
streamside management/wetland component.
C-2-N-WR;R-1- McKinleyville land sale. Inferior location with below
N-WR;R-1-B-3- average access off of Central Avenue. Lower estimated
development costs. Superior mild topography but includes
WR
All Public a similar streamside management/wetland component. Split
(Developed) commercial and residential zone districts, with the majority
of the parcel contained within an inferior single family zone.
Residential electric, water and sewer utilties remain from
prior mobile home (structures removed prior to sale).

5

3097 Smith Lane

10/29/2018

10/29/18

1.57

RM

5

Fortuna

$525,000

$334,395

100% Mild

All Public
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Notes

Blue Lake land sale. Inferior location within bedroom
community of the North Bay Market. Lower estimated
development costs with no streamside
management/wetland component. Planned Development
Zone allows for multifamily development with use permit.
Fortuna land sale in pending sale status. Similar location
within surrounding multifamily developments. Inferior site
size with superior level topography and no streamside
management/wetland component. Site plan and blueprints
for preapproved 24 unit multifamily development included
in sale.

Page 64

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA
Land Comparable 1

ID
Address
City
State
Tax ID
Grantor
Grantee
Legal Description

328
2725 Lucas Street
Eureka
California
015-111-009-000
Roy Hedin
Kevin McKenny
No Prelim. Reviewed

Acres
Land SF
Road Frontage
Shape

4.50
196,020
313' on Lucas
Irregular

Utilities

All Public

Transaction
Date
Price
Price per Acre
Financing
Property Rights
Days on Market
Verification Source

Site
Topography
Zoning
Flood Zone
Encumbrance or
Easement
Environmental Issues

12/22/2015
$229,000
$50,889
Cash
Fee Simple
296
Doc. #2015-023787

80% Mild
C-1-P/GO
X
None Noted
None Noted

Comments
AP #015-111-008-000 (2725 Lucas Street) is a 4.50 acre (196,020 square foot) parcel located on the north side
of Lucas Street between the Myrtle and Harrison Avenue corridors within the Myrtle Town Neighborhood.
The parcel is situated near street grade with mild topography on the southwest section with moderate slopes
that lead to below grade acreage with a mild northeast facing slope. The parcel is bound on the east by a
tributary and streamside management area as well as significant wetland areas on the east and north site
sections. An estimated 60 percent of the property is impacted by the streamside management area and
wetlands. The majority of the parcel is open, with a wooded section on the west site boundary and at the
rear of the parcel and provides for street and wooded views. The only development on the parcel is an
access gate and chain-link fencing along a portion of the southern border. The parcel includes a
Neighborhood Commercial Zone with Planned Development and Greenway and Open Spaces Combining
Zones (C-1-P/GO). A conversation with the Humboldt County Planning Department revealed that the zone
would accommodate a development mix of commercial and residential with a special or use permit. This
parcel has not sold or transferred within the 12 month period prior to the current sale.
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Land Comparable 2

ID
Address
City
State
Tax ID
Grantor
Grantee
Legal Description

Transaction
329
Date
AP#005-111-023 et. al. L
Price
Eureka
Price per Acre
California
Financing
005-111-023-000 et. al.
Property Rights
Michael Pierson
Days on Market
KD2 Investments LLC
Verification Source
Metes and Bounds

Acres
Land SF
Road Frontage

7.10
309,276
Varies

Shape
Utilities

Irregular
All Public

Site
Topography
Zoning
Flood Zone
Encumbrance or
Environmental Issues

6/20/2016
$100,000
$14,085
Seller
Fee Simple
128
Broker

70% Mild
RM-2500 / RS-6000
X (part w/in 500 year
flood plain)
None Noted
None Noted

Comments
AP #005-111-023 et. al. is an approximate 7.10 acre (309,276 square foot) property consisting of seven
assessor parcel numbers. The property is located north of the Eureka High ball field within the Central
Eureka Neighborhood; this property includes access from M & N Streets on the north, 15th Street on the
West and L Street on the South. The parcel is largely below grade acreage with mixed moderate to mild
sloping topography. The property is bisected by a tributary and includes a streamside management area and
wetlands that impact an estimated 60 percent of the parcel; a portion of the property also lies within a 500
year flood plain (Zone X). The parcel includes access gates, a dirt access road and foot paths with native
trees and brush throughout. The parcel on the west includes a residential multifamily zone (RM-2500) and
the remaining parcels include single family residential zones (RS-6000). A conversation with the listing
broker revealed that the buyer purchased the property with plans to subdivide and develop. Due to the
natural resources impact (wetland/stream) the area was approved for a total of five independent parcels but
the cost to do so is estimated at $350,000 to $400,000. Complete public utilities are available for this property.
This property has not sold or transferred within the 12 month period prior to the current sale.
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Land Comparable 3

ID
Address
City
State
Tax ID
Grantor
Grantee
Legal Description

Transaction
330
Date
1475 Central Avenue
Price
McKinleyville
Price per Acre
California
Financing
509-181-031/023-000
Property Rights
Bruce Bigenho
Days on Market
Karl / Esther Benemann
Verification Source
No Prelim. Reviewed

Acres
Land SF

5.07
220,849

Road Frontage
Shape
Utilities

123' on Central
Irregular
All Public (Developed)

Site
Topography
Zoning
Flood Zone
Encumbrance or
Environmental Issues

4/25/2016
$216,500
$42,702
Conventional
Fee Simple
46
Broker

100% Mild
C-2-N-WR;R-1-N-WR;R-1B-3-WR
A
None Noted
None Noted

Comments
AP #509-181-031/023-000 (1475 Central Avenue) is a 5.07 acre (220,849 square foot) property comprising two
assessor parcels that are considered one for development purposes. The property is located on the east side
Central Avenue within the Southeast McKinleyville Neighborhood. The property is situated at street grade
with exclusively mild topography and is bordered on the east side by Mill Creek, providing for street,
pastoral and wooded views with creek views near the eastern boundary. The approximate east half of the
site is within a FEMA Flood Zone A and within a 100 year flood plain. A conversation the listing agent
revealed that a portion of the subject floods annually. The bordering creek includes a streamside
management area and surrounding wetlands that impact an estimated 60 percent of the site. When the
property was listed there was an old mobile home and several outbuilding structures along with significant
debris. During the marketing period, the seller had all structures and debris removed. The parcel includes a
split zone designation with an approximate one-half acre bordering Central Avenue contained within a
Community Commercial Zone (C-2) and the remaining property contained within a Single Family Residential
Zone (R-1). Various Combining Zones include Noise (N), Streamside Management Areas and Wetlands
(WR), and Special Building Site (B-3). Public electric, water, and sewer utilities remain from the older mobile
home. The broker indicated that it is fairly challenging to access the property due primarily due to its
situation on the southeast side of Central Avenue; also that the commercial zone district portion was
relatively small and did not positively impact the sale price. This property has not been sold or transferred
within the 12 month period prior to the current sale.
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Land Comparable 4

ID
Address
City
State
Tax ID
Grantor
Grantee
Legal Description

Acres
Land SF
Road Frontage
Shape
Utilities

Transaction
331
Date
AP#025-101-023-000
Price
Blue Lake
Price per Acre
California
Financing
025-101-023-000
Property Rights
Denis/Julie Potter
Days on Market
Casey/Stacia Eliason
Verification Source
Parcel 2, Parcel Map 3440,
Book 33, Pages 75-76.

3.06
133,294
245' on Railroad/30' on
Greenwood
Irregular Flag
All Public

Site
Topography
Zoning
Flood Zone
Encumbrance or
Environmental Issues

3/27/2014
$195,000
$63,725
Seller
Fee Simple
315
Doc. #2014-005444

100% Mild
PD-R
X
None Noted
None Noted

Comments
AP #025-101-023-000 is a 3.06 acre (133,294 square foot) parcel located between Greenwood Road and
Railroad Avenue within the Blue Lake Neighborhood. The parcel is situated at street grade with level
topography and is bordered by residential property to the south, Blue Lake Elementary School to the north
and a historic non-operational rail line to the west (physical line has been removed). Access is via
Greenwood Road and the entry drive is shared by a neighboring residence, although it is not indicated on
the parcel map. The parcel does not include a streamside management area or wetland impact. The north site
border is improved with waist-high chain-link fencing and a portion of the south border is improved with
wood fencing. The parcel is situated within a Planned Development-Residential Zone (PD-R) which allows
for multifamily development with a use permit; per zoning, the parcel appears to allow for up to residential 22
units with a maximum of one dwelling unit per 6,000 square feet of lot area. This parcel has not been sold or
transferred within the 12 month period prior to the current sale.

David M. Tidwell & Associates
Real Estate Appraisal Services

Page 68

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA
Land Comparable 5

ID
Address
City
State
Tax ID
Grantor
Grantee
Legal Description

Transaction
332
Date
3097 Smith Lane
Price
Fortuna
Price per Acre
California
Financing
200-461-018-000
Property Rights
Mark/Bonnie Jones
Days on Market
N/A
Verification Source
Parcel 3 of Parcel Map
1406, Book 12, Page 76

Acres
Land SF
Road Frontage
Shape
Utilities

1.57
68,389
200' on Smith
Irregular Rectangle
All Public

Site
Topography
Zoning
Flood Zone
Encumbrance or
Environmental Issues

10/29/2018
$525,000
$334,395
N/A
Fee Simple
354
Brkr/MLS #249334

100% Mild
RM
X
None Noted
None Noted

Comments
AP #200-461-018-000 (3097 Smith Lane) is a 1.57 acre (68,389 square foot) parcel located on the east side of
Smith Lane within the North Fortuna Neighborhood. The parcel is situated just above street grade with level
topography and includes street and residential views. The parcel is bound on the north, south, and east
sides by multifamily apartment complexes and includes developed fencing on those contiguous borders.
The parcel otherwise consists of open field area with no areas of wetland. The parcel includes a Residential
Multifamily Zone (RM) and is preapproved for a 24 unit multifamily complex with semi-detached units
clumped in groups of two to three. A site plan and blueprints have been developed for the 24 unit complex
and an additional site plan has been developed for a subdivided, six-parcel development with a total of 36
units in six multifamily structures. According to the listing broker, the property is under contract at a price of
approximately $525,000, indicating an SP/LP Ratio of just over 88 percent. According to the broker, the seller
is not pursuing development of the property as they have retired and moved out of the area. This parcel has
not been sold or transferred within the 12 month period prior to the current sale.
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Comparables Map

Analysis Grid
The above sales have been analyzed and compared with the subject property. We have
considered adjustments in the areas of:
Property Rights Sold
Financing
Conditions of Sale

Market Trends
Location
Physical Characteristics

On the following page is a sales comparison grid displaying the subject property, the
comparables and the adjustments applied.
Note on Excluded Listing: The property comprises three independent lots located in the
1400 block of Myrtle Avenue (AP #006-231-013/-014/-017-000). These properties
include mixed commercial, multifamily and natural resources zone classifications and are
substantially impacted by wetland and streamside management areas. The property
consists of approximately 2.26 acres of vacant land and is listed under MLS #240860 for
$330,000. As this property has been listed for over 1,600 days without any price
reduction, evidence suggests that the listing price is unrealistic and likely well above
market. The listing broker owns this property and may be speculating. For these reasons,
the sale is noted within this report, but excluded from further analysis.

David M. Tidwell & Associates
Real Estate Appraisal Services

Page 70

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA
Land Analysis Grid
Address 2769 Lucas Street

Comp 1

Comp 2

Comp 3

Comp 4

Comp 5

2725 Lucas Street

AP#005-111-023 et. al.
L Street

1475 Central Avenue

AP#025-101-023-000
Greenwood Road

3097 Smith Lane

City

Eureka

Eureka

Eureka

McKinleyville

Blue Lake

Fortuna

State

California

California

California

California

California

California

Date

12/27/2018

12/22/2015

6/20/2016

4/25/2016

3/27/2014

10/29/2018

Price

Establish

$229,000

$100,000

$216,500

$195,000

$525,000

Acres

6.74

4.50

7.10

5.07

3.06

1.57

Establish

$50,889

$14,085

$42,702

$63,725

$334,395

Acre Unit Price

Transaction Adjustments
Fee Simple
Property Rights

Fee Simple

0.0%

Fee Simple

0.0%

Fee Simple

0.0%

Fee Simple

0.0%

Fee Simple

Financing

N/A

Cash

0.0%

Seller

0.0%

Conventional

0.0%

Seller

0.0%

N/A

0.0%

Conditions of Sale

N/A

Normal

0.0%

Normal

0.0%

Normal

0.0%

Normal

0.0%

Pending

0.0%

Adjusted Acre Unit Price
Market Trends Through 12/27/2018

3.5%

Adjusted Acre Unit Price
Location Above Average
% Adjustment
$ Adjustment
Acres

6.74

% Adjustment
$ Adjustment
Est. Development
Costs ($)

$100,000

% Adjustment
$ Adjustment
Encroachment Impact
(Sq.Ft.)

475

% Adjustment
$ Adjustment
Topography

60% Mild

% Adjustment
$ Adjustment
Zoning

R-4*/GO

% Adjustment
$ Adjustment
Utilities

All Public

% Adjustment
$ Adjustment
Other
% Adjustment
$ Adjustment
Adjusted Acre Unit Price
Net Adjustments
Gross Adjustments

None

0.0%

$50,889
10.9%

$14,085
9.1%

$42,702
9.6%

$63,725
17.8%

$334,395
0.6%

$56,453
Above Average

$15,360
Average

$46,817
Average

$75,054
Average

$336,260
Above Average

0%
$0

10%
$1,536

10%
$4,682

10%
$7,505

0%
$0

4.50

7.10

5.07

3.06

1.57

0%
$0

0%
$0

0%
$0

0%
$0

0%
$0

$100,000

$350,000 - $400,000

$25,000

$25,000

$0

0%
$0

0%
$35,000

0%
-$15,000

0%
-$25,000

0%
-$64,000

None

None

None

None

None

0%
$0

0%
$0

0%
$0

0%
$0

0%
$0

80% Mild

70% Mild

100% Mild

100% Mild

100% Mild

0%
$0

0%
$0

0%
$0

0%
$0

0%
$0

C-1-P/GO

RM-2500 / RS-6000

C-2-N-WR;R-1-NWR;R-1-B-3-WR

PD-R

RM

0%
$0

0%
$0

25%
$11,704

0%
$0

0%
$0

All Public

All Public

All Public (Developed)

All Public

All Public

0%
$0

0%
$0

-2%
-$936

0%
$0

0%
$0

None

None

None

None

Plans/Blueprints

0%
$0

0%
$0

0%
$0

0%
$0

0%
$0

$56,453

$51,896

$47,266

$57,559

$272,260

0.0%

237.9%

1.0%

-23.3%

-19.0%

0.0%

237.9%

69.0%

43.3%

19.0%
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Comparable Land Sale Adjustments
Property Rights
All of the comparable land sales as utilized include properties held in a fee simple
title. The bundle of rights in real property includes all of the ownership rights in a parcel
of real property. Anyone who owns the entire bundle of rights has absolute ownership of
the fee simple estate, subject to the four powers of government (Taxes-Eminent DomainEscheat-Police Power). No adjustment for property rights is required.

Financing
The comparable land grid includes four closed sales and one pending sale. Because
most definitions of market value specify terms of cash or its equivalent, the adjustment
for financing is generally referred to as a cash equivalency adjustment. This adjustment
should be considered whenever a sale is financed with a loan not readily or typically
available to potential buyers of the sale property or competitive properties. Of the four
closed sales, all of the properties are considered to include cash or cash equivalent
transactions. It should be noted that seller financing is typical within this market. No
adjustment for financing is required.

Conditions of Sale
The third element of comparison is conditions of sale. As they affect a comparable
property, conditions of sale tend to be tied to either buyer or seller motivation. In the
case of the six closed sales, the parties to the transactions appeared to be typically
motivated. The transactions are all considered to be arms-length and under normal
conditions of sale. No adjustment for conditions of sale is warranted on any of the closed
comparable sales. Sale #5 is pending with a pending sale price of approximately
$525,000; the broker did not confirm an exact price, but indicated that it was very close
to this price. No Sale Price to List Price Ratio adjustment is warranted for this pending
sale.

Economic Trends
The tables on the following page provide a glimpse at the total sold volume and
average sale price within the General Humboldt County Real Estate Market. The limited
number of vacant land sales within this market contributes to a data pool that is
statistically insignificant and does not indicate a reliable trend with respect to real estate
prices. Due to limited data, the broader trends indicated by single family residential and
multifamily residential improved sales provide a better gauge of overall market
conditions.
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The above data shows an overall increase in sales volume since 2015 with an increasing
number of sold properties within the General Humboldt County Market. Since 2017,
multifamily appreciation appears to have been leading the single family residential
market by a good margin. However, the second set of tables indicates that, over the
longer term, appreciation in the single family residential market has been greater than in
the multifamily residential market. Here it is important to note the disparity in the
number of sold properties between the two categories; larger data sets tend to be less
impacted by the extremes within the market and tend to be more reliable. The average
sale price of multifamily properties within the Humboldt County Market has shown an
average annual increase of 3.12%, lagging behind the average sale price increase of
single family properties at 4.75%. The overall increasing values tend to be consistent
with the broader California Market. The table includes properties that sold through the
Humboldt Multiple Listing Service (MLS) and does not include the private transactions
that are known to have occurred within this market. The data within the Humboldt
County Market for improved residential and multifamily properties would tend to support
similarities to the vacant land market; this is because land is sold primarily for
development to some future use, which generally includes a transition from vacant land
to improved property. Given this analysis, the appraiser has reconciled an annualized
market conditions adjustment of 3.5 percent which is applied to the comparable sale
properties. Historically, this adjustment has been referred to as the Time Adjustment.
However, a “Market Conditions Adjustment” is the more accurate term as values do not
change owning to the passage of time; values change along with changing market
conditions.

Location
The location element can have a significant impact on the desirability of real estate.
The subject property is located within the Myrtle Town Neighborhood and within one of
the major population centers of the Humboldt Bay area. Sale #1 is the adjacent and
contiguous parcel to the west and is most similar with respect to location. Sale #5 is also
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located within a similar quality area, and is surrounded by a complementary mix of
multifamily residential developments. No adjustments are warranted for these sales.
Sale #2 is located north of Eureka High School in a neutral sector of the Central Eureka
Neighborhood and the area lacks in overall market appeal. Sale #3 is located off of
Central Avenue in McKinleyville with below average access due to traffic on the
frontage road. Sale #4 is located within Central Blue Lake, a bedroom community of the
Humboldt Bay Market and is not considered as desirable a market, particularly for
properties suited for multifamily development. In this particular case, Sales #2 through
#4 warrant location adjustments.

Site Size – Topography – Estimated Development Costs
The site sizes of the comparable sale properties range from a low of 1.57 acres (Sale
#5) to a high of 7.10 acres (Sale #2). In this analysis, the unit of comparison selected is
acre unit price. As previously defined, the subject includes a total site size of
approximately 6.74 acres. Because the price per acre is being analyzed, and not the price
per total site, no adjustments are warranted for a difference in site size, except where
economies of scale impact sale prices on a price per unit basis. All things being equal,
the smaller the parcel, the higher the price per unit (square foot or acre). A review of the
sales grid reveals this factor impacting Sale #5 in a significant way. Given the limited
bank of comparable sales available for analysis, it is not possible to parse the difference
in value attributable to the economies of scale factor. However, from a relative
comparison (qualitative) analysis, Sale #5 includes the greatest variance in site size, and
thus will be most impacted by this element.
In terms of topography, the sales differ from similarly mixed topography to very mild
sites. While the subject and comparable sales differ in this element, the typical buyer will
be more concerned with the costs to prepare a site for structural and site improvements
when evaluating what they will pay for a piece of vacant land. For example, if a site is
heavily wooded (such as the subject) or is impacted by negative environmental conditions
such as contamination, a prospective buyer will factor these perceived development costs
into their offer. In the case of the subject, the appraiser estimates that the property will
include some development challenges due to site topography, streamside
management/wetland impact and wooded impact. The redwood trees that will need to be
harvested in order to clear a building site may be sold to offset some of these costs. The
development cost estimate for the subject property is reconciled at approximately
$100,000. Sale #1 would tend to include similar costs, with its greater wetland impact
and adverse site topography, albeit without a wooded element to cure. Sale #2 included
the greatest challenges with regard to development. According to the broker, the buyer is
incurring an estimated $350,000 to $400,000 in development costs to complete the
anticipated subdivision and prepare the lots for site and structural improvements. Sales
#3 and #4 are estimated to include minimal development costs at $25,000 given their
superior mild topography. Sale #5 appears to have had significant investment in planning
and the site is entirely mild and open, indications that development costs will be least
extensive on this parcel. As no adjustment can be determined to compensate the
completed planning, the estimated development costs are set at $0 for this sale. The
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adjustment is based on the difference in development costs between the subject parcel
and the comparable, divided by the comparable site size to determine a development cost
difference on a per acre basis.

Encroachment Impact
The subject includes an estimated impact of 475 square feet due to the encroaching
improvements on the southeast corner of the site. Unfortunately no comparable sales
could be located that share this element. As such, the subject’s encroachment impact is
noted, but the adjustment grid is developed based on the hypothetical condition that a lotline has been performed, alleviating the subject of any encroachments. Please see the
final reconciliation section for an analysis of the value impact attributable to the subject’s
encumbrance.

Zoning
The zone classification element includes positive and negative impacts on allowable
uses of a particular piece of property. The subject property includes an Apartment
Professional Zone which provides for several principally permitted uses, including
multifamily residential. With the exception of Sale #3, all of the comparable properties
include the potential to be put to a similar multifamily use or mixed
commercial/residential use. No adjustments are deemed necessary for a difference in
these zone classifications. However, after a conversation with the listing agent for Sale
#3, a highest and best use of single family residential was concluded despite the mixed
zoning; this development potential is inferior to the subject and should be considered. An
adjustment of 25 percent is made for zone classification and is considered to adequately
reflect the difference in use potential.

Utilities
The subject property includes complete public utility availability. The required
utilities of the subject property are both typical of the area and the available public
utilities mix is considered adequate. All comparable sales include similar public utility
availability. The basis for the utility adjustment includes analysis of the broader market’s
reaction to the value attributable to sites that include developed utilities. It is important to
note that the utility capacity developed may or may not suit the needs of a buyer’s
intended use. A slight adjustment is made to Sale #3 for the existing public electric,
water and sewer utilities.

Other Elements
The “other elements” that require adjustment tend to relate to elements not readily
found in other adjusted elements and should be addressed separately within the sales grid.
In this particular case, the planning investment made in Sale #5 should be considered and
adjusted for. Unfortunately, the extent of the investment could not be determined and
thus no adjustment is taken. The listing broker was not able to provide details regarding
specific market sentiment for these items. While not adjusted for, this element is taken
into consideration in the reconciliation of value for the subject property.
David M. Tidwell & Associates
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Sales Comparison Approach Conclusion – Land Valuation
Land Value Ranges & Reconciled Value
Number of Comparables:
5
Unadjusted
Adjusted
Low:
$47,266
$14,085
High:
$272,260
$334,395
Average:
$97,087
$101,159
Meadian:
$50,889
$56,453
Reconciled Value/Unit Value: $50,889 $216,500
$56,000
Subject Size:
6.74
Indicated Value:
$377,440
Reconciled Final Value:
$375,000
Three Hundred Seventy Five Thousand Dollars

%Δ
236%
-19%
-4%
11%
acres

All of the value indications have been considered, and in the final analysis, Comparable
Sale #1 has been given the most weight due to its immediate proximity to the subject and
similar impacts. Comparable Sales #2 through #4 are given less but equal weight in
arriving at our final reconciled per acres value of $56,000.
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Final Reconciliation
The process of reconciliation involves the analysis of each approach to value. The quality
of data applied, the significance of each approach as it relates to market behavior and
defensibility of each approach are considered and weighed. Finally, each is considered
separately and comparatively with each other.

Value Indication
Sales Comparison Approach – Land Value:

$375,000

Sales Comparison Approach
The Sales Comparison Approach to Value is an important tool in the valuation of
vacant real estate such as the subject property. It is based on the principle of substitution
which states that a knowledgeable investor will not pay more for a property than the cost
of acquiring an equally desirable substitute property. In this case, there were a very
limited number of comparable sale properties that were identified and available for
comparison; this is due primarily to the relative scarcity of vacant acreage parcels with
similar characteristics as the subject property. Sale #1 is most similar to the subject
property and includes many similar physical characteristics. The remaining closed sales
differ somewhat among the various elements of comparison, but provide a sufficiently
narrow range of values that bracket the most comparable property. Sale #5 is a pending
sale and is included primarily because it includes a similar highest and best use as the
subject and is located within a similar quality Fortuna Neighborhood. Due to a
combination of its pending sale status, in conjunction with its inferior site size and
planning investment, this comparable is the least reliable indication of value for the
subject property. The Sales Comparison Approach is considered to be adequately
supported by a limited cross section of comparable properties within the Humboldt
County market area.

Value Conclusion
Based on the data and analyses developed in this appraisal, we have reconciled to the
following value conclusion(s), as of December 27, 2018, subject to the Limiting
Conditions and Assumptions of this appraisal.
Reconciled Value(s):

Premise: As Is
Interest: Fee Simple
Value Conclusion: $375,000
Three Hundred Seventy Five Thousand Dollars

This value is based on the hypothetical condition that a lot line adjustment has been
completed on the subject property, alleviating the encroaching single family residence
and storage outbuilding that were intended to be constructed on AP #015-111-012-000.
This value was not based on the as-is state of the subject with encroaching improvements
due to the fact that similar comparable sales with encroachments could not be identified
David M. Tidwell & Associates
Real Estate Appraisal Services

Page 77

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA
through market research. However, a value of the subject in its as-is condition can be
estimated by calculating the value of the subject on a per square foot basis, multiplying it
by the size of the encroachment impact, and subtracting the resulting calculation from the
reconciled opinion of market value under the hypothetical condition.
The estimated impact of the existing encroachments is 475 square feet as previously
described within the report; this is only an estimate and is based on review of the lot-line
adjustment map provided. If the subject is valued at $375,000 without the encroachment
impact, we can calculate a per square foot value of the subject:
$375,000 ÷ (6.74 × 43,560) = $375,000 ÷ (293,594.4) = $1.28 per Sq.Ft. (rounded)
The value of the area impacted by the encroachment can be estimated:
$1.28 × 475 = $608
The value of the subject with the existing encroachments can now be calculated:
$375,000 - $608 = $374,392 ($374,500 rounded).

Feasibility of Lot Line Adjustment
A conversation with the Humboldt County Planning Department revealed that the cost to
apply for a lot line adjustment is between $1,400 and $1,500. Additional costs would
include survey work, having an engineer draft a new legal description along with a
recording fee with the County Recording Office. The total minimum cost to complete a
lot line adjustment is estimated at $5,000. There are two important conclusions regarding
the subject parcel’s encroachments that should be restated: 1. The impacted site size is
minimal in relation to the total site size; and 2. The encroachments are located in an area
that would not likely support development as has been previously discussed within this
report. In summary, the value impact of the encroachments is concluded to be less than
the costs associated with completing a lot line adjustment. As such, it is the opinion of
this appraiser that performing a lot line adjustment is not financially feasible.
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Certification Statement
We certify that, to the best of our knowledge and belief:
The statements of fact contained in this report are true and correct.
The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions and conclusions.
We have no present or prospective future interest in the property that is the subject of
this report, and have no personal interest with respect to the parties involved.
We have no bias with respect to the property that is the subject of this report, or to the
parties involved with this assignment.
Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.
Our compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors
the cause of the client, the amount of the value estimate, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.
Our analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal
Practice (USPAP).
No one provided significant real property appraisal assistance to the person(s) signing
this certification.
We certify sufficient competence to appraise this property through education and
experience, in addition to the internal resources of the appraisal firm.
The appraiser has not performed any prior services regarding the subject within the
previous three years of the appraisal date.
-- David M. Tidwell has made an inspection of the subject property.
-- Clayton E. Warren has made an inspection of the subject property.
The reported analyses, opinions and conclusions were developed, and this report has
been prepared, in conformity with the requirements of the Code of Professional
Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.
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The use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives.
As of the date of this report, I have completed the Standards and Ethics Education
Requirements for Practicing Affiliates of the Appraisal Institute.

-- David M. Tidwell, --

-- Clayton E. Warren, --

CA-AG016742

CA-AT3003620
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Appraiser’s License
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Trainee Appraiser’s License

David M. Tidwell & Associates
Real Estate Appraisal Services

Page 86

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA

Glossary
This glossary contains the definitions of common words and phrases, used throughout the
appraisal industry, as applied within this document. Please refer to the publications listed
in the Works Cited section below for more information.
Works Cited:
Appraisal Institute. The Appraisal of Real Estate. 13th ed. Chicago: Appraisal
Institute, 2008. Print.
Appraisal Institute. The Dictionary of Real Estate Appraisal. 5th ed. 2010. Print.
Effective Date
1. The date on which the analyses,
opinion, and advice in an appraisal,
review, or consulting service apply.
2. In a lease document, the date upon
which the lease goes into effect.
(Dictionary, 5th Edition)
Exposure Time
1. The time a property remains on the
market.
2. The estimated length of time the
property interest being appraised would
have been offered on the market prior to
the hypothetical consummation of a sale
at market value on the effective date of
the appraisal; a retrospective estimate
based on an analysis of past events
assuming a competitive and open
market. (Dictionary, 5th Edition)
Extraordinary Assumption
An assumption, directly related to a
specific assignment, which, if found to
be false, could alter the appraiser’s
opinions or conclusions. Extraordinary
assumptions presume as fact otherwise
uncertain information about physical,
legal, or economic characteristics of the
subject property; or about conditions
external to the property such as market
conditions or trends; or about the
integrity of data used in an analysis.
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(USPAP, 2010-2011 ed.) (Dictionary,
5th Edition)
Fee Simple Estate
Absolute ownership unencumbered by
any other interest or estate, subject only
to the limitations imposed by the
governmental powers of taxation,
eminent domain, police power, and
escheat. (Dictionary, 5th Edition)
Highest & Best Use
The reasonably probable and legal use of
vacant land or an improved property that
is physically possible, appropriately
supported, financially feasible, and that
results in the highest value. The four
criteria the highest and best use must
meet are legal permissibility, physical
possibility, financial feasibility, and
maximum productivity. Alternatively,
the probable use of land or improved
property—specific with respect to the
user and timing of the use—that is
adequately supported and results in the
highest present value. (Dictionary, 5th
Edition)
Highest and Best Use of Land or a Site
as Though Vacant
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
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of a property based on the assumption
that the parcel of land is vacant or can be
made vacant by demolishing any
improvements. (Dictionary, 5th Edition)
Highest and Best Use of Property as
Improved
The use that should be made of a
property as it exists. An existing
improvement should be renovated or
retained as is 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. (Dictionary, 5th Edition)
Hypothetical Condition
That which is contrary to what exists but
is supposed for the purpose of analysis.
Hypothetical conditions assume
conditions contrary to known facts about
physical, legal, or economic
characteristics of the subject property; or
about conditions external to the property,
such as market conditions or trends; or
about the integrity of data used in an
analysis. (Dictionary, 5th Edition)
Leased Fee Interest
A freehold (ownership interest) where
the possessory interest has been granted
to another party by creation of a
contractual landlord-tenant relationship
(i.e., a lease). (Dictionary, 5th Edition)
Market Area
The area associated with a subject
property that contains its direct
competition. (Dictionary, 5th Edition)
Market Value
The major focus of most real property
appraisal assignments. Both economic
David M. Tidwell & Associates
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and legal definitions of market value
have been developed and refined.
1. The most widely accepted
components of market value are
incorporated in the following
definition: The most probable
price that the specified property
interest should sell for in a
competitive market after a
reasonable exposure time, as of a
specified date, in cash, or in
terms equivalent to cash, under
all conditions requisite to a fair
sale, with the buyer and seller
each acting prudently,
knowledgeably, for self-interest,
and assuming that neither is
under duress.
2. Market value is described in
the Uniform Standards of
Professional Appraisal Practice
(USPAP) as follows: A type of
value, stated as an opinion, that
presumes the transfer of a
property (i.e., a right of
ownership or a bundle of such
rights), as of a certain date, under
specific conditions set forth in
the definition of the term
identified by the appraiser as
applicable in an appraisal.
(USPAP, 2010-2011 ed.) USPAP
also requires that certain items be
included in every appraisal
report. Among these items, the
following are directly related to
the definition of market value:
• Identification of the
specific property rights to
be appraised.
• Statement of the
effective date of the value
opinion.
• Specification as to
whether cash, terms
equivalent to cash, or
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other precisely described
financing terms are
assumed as the basis of
the appraisal.
• If the appraisal is
conditioned upon
financing or other terms,
specification as to
whether the financing or
terms are at, below, or
above market interest
rates and/or contain
unusual conditions or
incentives. The terms of
above—or below—
market interest rates
and/or other special
incentives must be clearly
set forth; their
contribution to, or
negative influence on,
value must be described
and estimated; and the
market data supporting
the opinion of value must
be described and
explained.
3. The following definition of
market value is used by agencies
that regulate federally insured
financial institutions in the
United States: The most probable
price that 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 and
knowledgeably, and assuming
the price is not affected by undue
stimulus. Implicit in this
definition is the consummation of
a sale as of a specified date and
the passing of title from seller to
buyer under conditions whereby:
• Buyer and seller are
typically motivated;
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• Both parties are well
informed or well advised,
and acting in what they
consider their best
interests;
• A reasonable time is
allowed for exposure in
the open market;
• Payment is made in
terms of cash in U.S.
dollars or in terms of
financial arrangements
comparable thereto; and
• 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. (12 C.F.R. Part
34.42(g); 55 Federal
Register 34696, August
24, 1990, as amended at
57 Federal Register
12202, April 9, 1992; 59
Federal Register 29499,
June 7, 1994)
4. The International Valuation
Standards Council defines
market value for the purpose of
international standards as
follows: The estimated amount
for which a property should
exchange on the date of valuation
between a willing buyer and a
willing seller in an arm’s-length
transaction after proper
marketing wherein the parties
had each acted knowledgeably,
prudently, and without
compulsion. (International
Valuation Standards, 8th ed.,
2007)
5. Market value is the amount in
cash, or on terms reasonably
Page 89

Appraisal of: Lucas Street Parcel: 2769 Lucas Street, Eureka, CA
equivalent to cash, for which in
all probability the property would
have sold on the effective date of
the appraisal, after a reasonable
exposure of time on the open
competitive market, from a
willing and reasonably
knowledgeable seller to a willing
and reasonably knowledgeable
buyer, with neither acting under
any compulsion to buy or sell,
giving due consideration to all
available economic uses of the
property at the time of the
appraisal. (Uniform Standards for
Federal Land Acquisitions)
(Dictionary, 5th Edition)
Marketing Time
An opinion of the amount of time it
might take to sell a real or personal
property interest at the concluded market
value level during the period
immediately after the effective date of
the appraisal. Marketing time differs
from exposure time, which is always
presumed to precede the effective date of
an appraisal. (Advisory Opinion 7 of the
Standards Board of The Appraisal
Foundation and Statement on Appraisal
Standards No. 6, “Reasonable Exposure
Time in Real Property and Personal
Property Market Value Opinions”
address the determination of reasonable
exposure and marketing time).
(Dictionary, 5th Edition)
Scope of Work
The type and extent of research and
analyses in an assignment. (Dictionary,
5th Edition)
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